SPEX 2009-0008, SPEX 2009-0012,
SPEX 2009-13, SPEX 2009-14 
Community Planning Referral
June 2, 2009
Page 9

	
County of Loudoun

Department of Planning

MEMORANDUM




DATE:	June 2, 2009

TO:		Nicole Steele, Project Manager
		Land Use Review				
		
FROM:	Kelly Williams, Planner
		Community Planning 

SUBJECT:	SPEX 2009-0008 Corpus Christi Parish
                      SPEX 2009-0012 Corpus Christi Parish School
                      SPEX 2009-0013 Corpus Christi Convent
                      SPEX 2009-0014 Corpus Christi Parish Public Road Access
  
BACKGROUND
The Catholic Diocese of Arlington, VA is seeking a Special Exception to permit a church, private school and convent on 17.9 acres of land in the TR1-UBF (Transitional Residential) Zoning District.  

The application proposes a 1200 seat church with office and accessory uses including a parish house, rectory and recreational facilities. Additionally, it proposes a private school for approximately 200 students in grades K-8 and a convent/monastery for up to 10 residents.  Further, the application proposes to allow a paved public road to be used for more than 600 vehicle trips daily.

The subject site is located along the east side of Goshen Road approximately, 1/4 mile south of John Mosby Highway, Route 50.  All of the surrounding properties are zoned TR1-UBF.  The future Arcola school (currently approved for a daycare and private school) and the future Westport subdivision.  To the east are single family residential parcels and to the south is the future Marrwood Subdivision are located to the north of the sie.  A commercial industrial use and one single family detached home are located to the west.  

County GIS records indicate that forest cover is present on the subject site.   Additionally, the subject site is located within the airport noise Ldn 60 contour.  A Phase 1 Archeological report was completed which revealed that no archeological sites exist on the property. 



COMPLIANCE WITH THE COMPREHENSIVE PLAN
The site is governed under the policies of the Revised General Plan, the Countywide Transportation Plan (CTP), and the Bicycle and Pedestrian Mobility Master Plan (BPMMP).  The site is located in the Upper Broad Run subarea of the Transition Policy Area (Revised General Plan, Chapter 8, Transition Policy Area Map).  The County’s vision for the Transition Policy Area is for land uses that provide a visual and spatial transition between the suburban development to the east and the rural development to the west.

The proposed application has been reviewed under the Revised General Plan Transition Policies of Chapter 8; the Green Infrastructure policies of Chapter 5 and the Design Guidelines in Chapter 11 for non-residential uses in the Transition Policy Area.

ANALYSIS
LAND USE
The Revised General Plan’s intent for the Transition Policy Area is to provide a “visual and spatial transition” between the Suburban and Rural Policy Areas (Revised General Plan, Chapter 8, General Polices, policy 2).  The Plan envisions that non-residential uses located within the Transition Policy Area will represent an appropriate transition from suburban to rural land uses, such as “equestrian centers, golf courses, retail nurseries, active recreation uses, kennels, and similar commercial uses, public and private schools and other compatible institutional uses provided they meet specific criteria that address the nature, scale and intensity of the use, market area and design characteristics” (Revised General Plan, Chapter 8, Land Use Pattern, text and Community Design Polices, policy 15).  Non-residential uses within the Transition Policy Area are intended to “promote the rural character while serving both the rural and suburban populations” (Revised General Plan, Chapter 8, Land Use Pattern, text).  New non-residential uses such as churches, which support residential development, should be organized within the community cores of villages at appropriate scales (Revised General Plan, Chapter 8, Land Use Pattern, text).   Large scale civic or institutional uses requiring more than 15 buildable acres, either individually or in a multipurpose facility, should be located on the periphery of an individual neighborhood or in core areas on roads that can accommodate the anticipated traffic volume (Revised General Plan, Chapter 8, Community Design Polices, policy 13c).   

The proposed parish, school and convent/monastery would be considered a large scale institutional use as it proposes approximately 1200 seats and a school with the potential attendance of 200 students on 17.9 acres.  Further, it appears that the market area of the facility would serve the population both inside and outside the immediate community and County.  The Transition Policy Design Guidelines provide direction for larger scale non-residential uses to be located along major arterial and collector roadways (Revised General Plan, Chapter 8, Transition Policy Area Design Guidelines, Villages, policy a, and Non-Residential Developments Along Arterial and Collector Roads, policy c).  The site is located along Goshen Road which is a public local road.  The application proposes to connect “Future Marrwood Drive” to Goshen Lane in order to serve the church facility and the future Marrwood subdivision (23 single family lots).  Future Marrwood Drive will end with a temporary cul-de-sac along the southern boundary of the church property.  A connection to future relocated 659 is proposed, however no in formation indicates when this will occur.  There are no other access points to this site or to the 23 lots of the Marrwood Subdivision proposed at this time.  Given the scale of the facility and the associated traffic, the proposed use should be located on a roadway that can accommodate higher volumes of traffic than that of a local public roadway.

Institutional uses such as proposed in this application are envisioned within the Transition Policy Area provided that they are developed at a scale that allows them to blend effectively (visually and spatially) into a rural landscape while serving both the suburban and rural populations.  However, large scale institutional uses such as proposed in this application would be better suited on a collector or arterial roadway that could better accommodate the traffic associated with the use.  The application materials do not include adequate justification as to the nature, scale and intensity of the use, market area and design characteristics of such a large scale facility on a local road network to support this use in this location. 



EXISTING CONDITIONS
The Green Infrastructure is a collection of natural, cultural, heritage, environmental, protected, passive, and active resources that are integrated into a related system.  The County uses integrated management strategies for the Green Infrastructure to ensure that all land use planning and development respect and preserve the holistic nature of the elements of the Green Infrastructure (Revised General Plan, Chapter 5, Green Infrastructure Policies, policy 2).  All development within the Transition Policy Area will be clustered with 50 to 70 percent open space and the full implementation of the Green Infrastructure policies (Revised General Plan, Chapter 8, Transition Policies, text).

Forest Resources
The County’s forests and trees improve air and water quality, offer important habitat for birds, small mammals and other wildlife, and are buffers between communities.  Forests and trees conserve energy by providing shade and evaporative cooling through transpiration.  They reduce wind speed, redirect airflow, reduce stormwater runoff, and reduce soil erosion.  Forests also provide the greatest single protection of water quality by filtering pollutants from stormwater runoff, decreasing stream bank erosion, and maintaining the physical, chemical, and biological condition of the stream environment (Revised General Plan, Chapter 5, Forest, Trees and Vegetation Policies, text).  The County encourages the preservation, protection, and management of forest resources for their economic and environmental benefits (Revised General Plan, Chapter 5, Forest, Trees and Vegetation Policies, policy 1).  Forest Management Plans, which are required prior to land development, will demonstrate management strategies that ensure the long-term sustainability of designated tree save areas (Revised General Plan, Chapter 5, Forest, Trees and Vegetation Policies,  policy 3).

The applicant’s Forest Management Plan & Cover Type Map, dated September 14, 2004, indicates that the entire site is forested.  The development of the site as proposed will result in the elimination of all the forested area on this site

Staff concurs with the Environmental Review Team of Building and Development’s referral dated May 20, 2009 that recommends reforestation be provided along the northern and eastern property lines in addition to the required type 2 buffer yard to help offset this impact. 

Surface Waters
The project’s proposed impervious surfaces, including roadways and rooftops, are anticipated sources of runoff and pollutants, such as litter, road salts, oil, grease, and heavy metals, which impact water quality (Revised General Plan, Chapter 5, Surface and Groundwater Resources, text).  The proposed athletic field can also be expected to have substances, such as fertilizers, pesticides, and herbicides, applied to them each year.  Without precautions, such substances could reach water resources with a resultant degradation in water quality.

To protect water resources, the County promotes innovative, cost-effective reuse systems, domestic water-saving devices, and low-impact development (LID) techniques, which integrate hydrologically functional designs with methods for preventing pollution and through informed use (Revised General Plan, Chapter 5, Surface Water Policies,  policy 2).  Such devices could include permeable pavers, porous concrete, rain gardens, wet ponds, and oil-water separators, sited as close as possible to pollution sources.

Due to the potential for surface water contamination from stormwater runoff, staff recommends that the applicant commit to practices that minimize impacts to site resources and incorporate Low Impact Development techniques, such as permeable pavers, porous concrete, rain gardens, wet ponds, and oil-water separators, sited as close as possible to pollution sources.

Historic Resources
The Revised General Plan states that the County will require an archeological and historic resources survey as part of all land development applications (Revised General Plan, Chapter 5, Historic and Archaeological Resources Policies, policy 11). A Phase 1 archeological investigation was submitted and indicates that no significant archeological sites were found.
 
Staff’s review of the submitted report will be sent under separate cover.

Airport Noise 
The Airport Noise Polices state that the county will continue to support the airports by prohibiting the construction of new residential or other types of noise sensitive uses in areas exposed to aircraft noise of greater than Ldn 65. (Revised General Plan, Chapter 5, Airport Noise Policies, policy 1).   For areas between the Ldn 60 – 65 aircraft noise contours the County will require acoustical treatment for all new dwelling units to insure that interior noise levels within living spaces do not exceed a sound level of 45 db(A) (Revised General Plan, Chapter 5, Airport Noise Policies, policy 7b).  The application proposes a convent/monastery which according to the statement of justification is intended to provide lodging on-site for up to10 residents. The site falls within the Ldn 60 contour, and therefore would require acoustical treatment within the building proposed for housing.  

Staff recommends the use of acoustical treatment for the residential portion of the site to ensure that interior noise levels do not exceed a sound level of 45 db(A).  

SITE DESIGN
Non-residential uses, such as large institutions, are anticipated within the Transition Policy Area, provided that they meet specific criteria and address the nature, scale, intensity, and design characteristics of the use (Revised General Plan, Chapter 8, Community Design Policies, policy 15).

Building Scale & Form
Non-residential uses will be developed at a scale that allows them to blend effectively (visually and spatially) into a rural landscape (Revised General Plan, Chapter 11, Transition Policy Area Design Guidelines, 3a).  Within the Transition Policy Area, individual buildings of non-residential development will not be greater than 40 feet in height and 150 feet in length.  Building heights will relate to the surrounding landscape and heights of adjacent structures.  Building heights can be stepped to relate to adjoining structures (Revised General Plan, Chapter 11, Transition Policy Area Design Guidelines, 3b).

The scale and the volume of the primary built mass and accessory elements should not dominate over the natural landscape.  Buildings should be shielded from the road using such items as natural landscaping and earthen berms.  Developments will be sensitive to the use of glass and night lighting.  These building elements will be buffered from access roads (Revised General Plan, Chapter 11, Transition Policy Area Design Guidelines, 3c).  Additionally, continuous plane building surfaces will be avoided.  Homogeneous surfaces shall not exceed a linear distance of 20 feet especially when they front public access roads, such as major arterial or collector roads.  Such surfaces will be broken into smaller segments through fenestration and setbacks (Revised General Plan, Chapter 11, Transition Policy Area Design Guidelines, 3c).

The applicant has generally placed the buildings in the northern corner of the property, with parking in front and an athletic field along the eastern property line.  The application does not specify building design or landscaping details.   It is unclear where each use (parish, school and convent) will be located, as the buildings have not been labeled.
 
Staff is unable to fully evaluate this application for compliance with the Plan without specific details on site and building design.  Staff recommends that the applicant submit a revised application, including elevations and materials for the buildings, which demonstrates the design elements envisioned for non-residential uses in the Transition Area. 

Parking
The Plan states that parking areas will be located behind buildings and will not be the dominant feature of the landscape.  Paved parking surfaces will be broken into modules; interspersed with tree plantings and other on-site landscape materials to prevent the creation of large paved surfaces as associated with suburban malls or office complexes (Revised General Plan, Chapter 11, Transition Policy Area Design Guidelines, 3c).

The applicant has designated parking in front of the proposed buildings, along the periphery of the future roadway that defines the western and southern boundaries of the site.  An extensive amount of parking area has been provided and as designed, appears to be the predominate feature on the site.  This is not in keeping with the design guidelines of the Plan.  

Staff recommends that application be revised to address the parking design guidelines of the Plan.  Staff further recommends that parking surfaces be interspersed with tree plantings and other on-site landscape materials to prevent the creation of large continuous paved surfaces.  The applicant should pay special attention to views of parking areas from the adjacent uses and public rights-of-way and consider the use of short berms to block the views of the pavement.  Depressed parking areas and/or berms should be considered to reduce the visual impact of parking areas.

Traffic Impact
The Plan calls for “Non-residential uses [to] front major arterial or collector roads, and may be developed as part of a village functioning as the commercial core” (Revised General Plan, Chapter 11, Transition Policy Area Design Guidelines, 3c).    Large scale civic or institutional uses requiring more than 15 buildable acres, either individually or in a multipurpose facility, should be located on the periphery of an individual neighborhood or in core areas on roads that can accommodate the anticipated traffic volume (Revised General Plan, Chapter 8 Community Design Polices, policy 13c).   

A Traffic Impact Analysis for the proposed uses has been submitted.  Staff is concerned about the traffic impact on the local roadway system as a result of the full build-out of the subject site.  As stated above, the proposed parish, school and convent/monastery is a large scale institutional use as it proposes approximately 1200 seats and a school with the potential attendance of 200 students with a market area of both inside and outside the immediate community and County.  The Transition Policy Design Guidelines provide direction for larger scale  non-residential uses to be located along major arterial and collector roadways (Revised General Plan, Transition Policy Area Design Guidelines, Villages, policy a, and Non-Residential Developments Along Arterial and Collector Roads, policy c).   Given the scale of the facility and the associated traffic impacts, the proposed use should be located on a roadway that can accommodate higher volumes of traffic than a local public roadway.

Large scale institutional uses such as proposed in this application would be better suited on a collector or arterial roadway that could better accommodate the traffic associated with the use.  Staff recommends discussions with Office of Transportation Services (OTS) regarding transportation issues and road improvements that could result from development of the proposed uses on the site.

Lighting
The Plan states that the beauty of the County’s night sky is threatened by excessive and improper lighting.  The Plan promotes the use of lighting for convenience and safety without nuisance associated with light pollution (Revised General Plan, Chapter 5, Lighting and Night Sky Policies, policy 1a and text).  

The applicant’s statement of justification indicates that lighting will be in conformance with the regulations outlined in the Zoning Ordinance, however, staff is particularly concerned with the impact of lighting of the sports fields and parking on the residents to the south in the future Marrwood Subdivision.    A lighting plan should be submitted which shows the illumination levels for all lighting on site and the hours of operation in order to determine compliance with the lighting policies of the Plan.

Staff recommends the submittal of a lighting plan that indicates illumination levels for all lighting on site, including hours of operation so that staff can fully evaluate the impact of lighting on adjoining residential homes.  

Signage
The Plan calls for signage to be scaled and designed to be compatible with the surrounding landscape (Revised General Plan, Chapter 11, Transition Policy Area Design Guidelines, 3c). No information is provided regarding the location and size of signage.  

Staff requests information pertaining to the size and location of signage.  

Open Space
One of the objectives of the Transition Policy Area is to “achieve a balance between the built and natural environment.” (Revised General Plan, Chapter 8, Transition Area Policies, Land Use Pattern, text)  “All development within the Policy Area will be clustered with 50 to 70 percent open space and the full implementation of the Green Infrastructure policies.” (Revised General Plan, Chapter 8, Transition Area Policies, Land Use Pattern, text)   The Revised General Plan calls for open space areas to consist of natural areas, trails, athletic fields, parks and greens (Revised General Plan, Chapter 11, Transition Area Policies, Community Design Policies, policy 24).  Further, greens and other maintained passive parks should serve both a recreational and design function and should be located in conjunction with such uses as schools, churches or community centers (Revised General Plan, Transition Area Policies, Chapter 8, Community Design Policies, policy 24).  

The application proposes a single athletic field.  No other open space areas have been identified on the plat.  Staff has concerns that the majority of the site is developed with parking and building.  It is unclear if adequate open space has been identified to meet the purpose of the Plan. 

Staff recommends providing detailed information pertaining to the amount of open space being proposed and how the application is meeting the open space objectives of the Plan.  

Bicycle and Pedestrian 
All land development applications are to provide bicycle, pedestrian, and transit access linkages to the County Bicycle and Pedestrian Network (Bike/Ped Plan, Chapter 4, Land Development Policies, policy 5).  Developments should enhance bicycle and pedestrian mobility throughout the County with attention to mobility both within a site and between adjacent sites (Bike/Ped Plan, Chapter 4, Land Development Policies, policies 3, 5, 6, & 7).  The CTP states that all development proposal site plans will show safe, direct, and barrier-free pedestrian and bicycle circulation systems (CTP, Chapter 2, Pedestrian and Bicycle Facilities Policies, policy 5).  All land development applications shall also include appropriate forms of bicycle parking (Bike/Ped Plan, Chapter 4, Land Development Policies, policy 8).

The application proposes to construct a sidewalk along the frontage of Marrwood Drive to connect with the Arcola School property to the north and to the sidewalks within the Marrwood subdivision.  

The application is consistent with the bicycle and pedestrian policies of the Plan by providing a continuous sidewalk linkage to the adjacent properties and throughout the site.  Staff recommends that the applicant provide commitments to appropriate bicycle parking in accordance with the Bike/Ped Plan policies.

RECOMMENDATIONS
Institutional uses such as a church, private school and convent/monastery are envisioned within the Transition Policy Area of the Revised General Plan provided that they are developed at a scale that allows them to blend effectively (visually and spatially) into a rural landscape while serving both the suburban and rural populations.  However, the large scale nature of the proposed uses in this application may not be appropriate in this location as higher traffic volumes associated with the use would be better accommodated on a site with access onto a collector or arterial roadway.  Staff recommends that the applicant address the issues relating the location, traffic, Green Infrastructure, and site design as identified above.  

Staff is available to meet with the applicant to discuss these issues.







cc: 	Julie Pastor, AICP, Director, Planning
	Cynthia L. Keegan, AICP, Program Manager, Community Planning, via e-mail
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