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DATE:
May 13, 2009
TO:
Nicole Steele, Project Manager, Department of Planning

FROM:
Theresa M. Stein, Planner, Zoning Administration

THROUGH:
Mark Stultz, Deputy Zoning Administrator

CASE NUMBER AND NAME: 
SPEX 2009-0008, 2009-0012, 2009-0013, 2009-0014, 


Corpus Christi Parish
TAX/MAP PARCEL NUMBER: 
100////////57/
MCPI:
247-49-1020
The Property contains approximately 85 acres, is zoned Transitional Residential-1 (Upper Broad Run Upper Foley) (TR-1UBF), governed under the Revised 1993 Loudoun County Zoning Ordinance (“Ordinance”), and is also within the Ldn 60 Airport Impact Overlay District.   The property has major and minor floodplain as well as moderate and very steep slopes.  The applicant proposes a church, with accessory uses, elementary school, and convent on approximately 18 acres of the Property, which currently has a boundary line adjustment application in review (BLAD 2008-0080).  The pending BLAD proposes to create a 17.9 acre parcel separate from the Property.  The approximate 18-acre area subject to the special exception is not impacted by floodplain or steep slopes.  The proposed special exception is for: (1) a church, with capacity for 1200 seats, recreational facilities, a parish house, and rectory which are permitted accessory uses by Ordinance definition; (2) a school for more than 15 students (Kindergarten through 8th grade with a maximum 200 students); (3) a convent for up to 10 residents; and (4) permission to allow a paved public road for more than 600 vehicle trips daily.  In addition to the zoning district regulations found in Section 2-1700, the convent is also subject to Sections 5-656, 5-652(A), 5-653(A) and (B), and 5-654.  The applicant is not subject to the additional religious assembly requirements found in Section 5-639, as those only apply in the TR-10 zoning district.  The 18 acre parcel is also subject to Section 5-701 because a new parcel will be created after January 7, 2003, thus activating the Transition District standards.  Staff has reviewed the Statement of Justification (SOJ), Utility Access Exhibit, and Plats, and offers the following comments:
I. CRITICAL ISSUES:  none. 
II.
CONFORMANCE WITH AIRPORT IMPACT OVERLAY REGULATIONS (§4-1400):
1. Note that a disclosure statement must be placed on all subdivision, site plans, and deeds to identify the property within the Ldn 60 Airport Impact Overlay District (AIOD). Also, revise General Note 1 on sheet 1 of the SPEX plat to specify which AIOD the property is within.  (§5-1404(B) and 4-1505).
2. Residential units, such as the convent and parish house, shall incorporate acoustical treatment in living spaces so as to not exceed an average sound level of 45 db(A) Ldn, and a certification from an acoustical engineer licensed in Virginia shall be submitted at the time of zoning permit issuance. (§4-1404(B)(2)).
3. Prior to the approval of the boundary line adjustment or prior to the issuance of a zoning permit, the owner of the property shall dedicate an Avigation Easement, indicating the right to fly over the property, to the Metropolitan Washington Airports Authority.  (4-1404(B)(3)).

III.
CONFORMANCE WITH ACCESSORY USE REGULATIONS (§5-100):
4. Be advised that accessory uses such as a parish house, church offices, and rectory may not be established until after the principal use of a church, convent, or school has been established.  (§5-102(G)).
IV.
CONFORMANCE WITH SPECIFIC USE REGULATIONS (§5-600):
5. The maximum FAR for the convent is limited to .04; provide the maximum permitted based upon the pending BLAD lot size on sheet 1 of the Plat and state the anticipated FAR. (§5-656(B)(1)).
6. Revise the label on the “50’ parking setback” on sheet 3 as Section 5-656(B)(2)(a) calls for a “50’ yard” from all lot lines for Level 1, small scale, convents.
7. The first 50’ of the required yard adjacent to MCPI 246-10-3464 is required to be landscaped and screened with fencing and/or landscaping that provides year round screening and is equivalent to a Type 3 Buffer Yard.  Existing vegetation may be used to fulfill the Type 3 buffer.  A request to use existing vegetation toward a required buffer is made at site plan with documentation provided to demonstrate the existing vegetation is equivalent to the required buffer.  Remove the note on sheet 3 that states that the Type 3 buffer is “to be provided using existing vegetation…” as it implies that the existing vegetation is sufficient buffering, which cannot be determined at this time.  Revise the note to indicate that the use of existing vegetation toward the requirement may be sought at the time of site plan.  In addition, add subsection (A) to the Zoning Regulations tabulation on sheet 1 under Landscaping Standards for Specific Uses.  (§5-653(A)).  
8. Remove the requirements for Section 5-653(C) on sheet 1 under the Zoning Regulations tabulation, as it only applies to outdoor storage and storage yards.
V.
CONFORMANCE WITH OPTIONAL DEVELOPMENT REGULATIONS (§5-700):
9. A minimum of 50% open space shall be maintained for the TR-1UBF sub-districts.  State the amount required on 17.9 acres and the amount provided in the Transition District regulation tabulation on sheet 1 and 3, Site Tabulation.  (§5-701(C)(2)(d)).

10. The Lot Standards found in Section 5-701(C)(3)(a) apply to the site.  State the minimum required front, side and rear yard in the tabulation on sheet 1 and 3 in the Site Tabulation.

11. Remove Section 5-639 church requirements from sheet 1- Zoning Regulations, sheet 3 - Site Tabulations, and the building and parking setback lines on sheet 3.

VI.
CONFORMANCE WITH PARKING REGULATIONS (§5-1100):
12. A convent is included in the parking calculation for “sleeping rooms”.  Revise the Parking Tabulation on sheet 3 and state the amount required at the maximum level, or 10 rooms.  (§5-1102(B)(1)(e)).

13. On sheet 3, Parking Tabulations, state the total number of parking spaces required for a school with maximum student population of 200, as stated in the SOJ.
14. In the SOJ, a 1,200 seat church is proposed, which would require a total of 300 parking spaces.  The Parking Tabulation on sheet 3 indicates that 494 parking spaces are provided.  Add a column to the parking tabulation for all the uses which sets out the number of required parking spaces, then the number to be provided.
15. Revise the note at the end of the Parking Tabulation.  In order to reduce the required number of parking spaces, a request must be made to the Zoning Administrator at the time of site plan, demonstrating that Sections 5-1102(F)(1) and (2) are met.  A reduction in required parking is not guaranteed and therefore, the note must be revised to indicate that a request will be made at the time of site plan.  If the requirements of 5-1102(F)(1)(a) through (c) can not be met, a special exception to reduce the parking may be requested per 5-1102((F)(6) and added to this application.
VII
OTHER:
16. Be consistent in the use of the term “site” in the General notes.  Refer to the total un-subdivided 84.55 acres as the “Property” and the 17.9 acres that is being subdivided as the “Site” throughout the plat.
17. Add a note that the Property has moderately steep and very steep slopes, but that the Site has none as its boundaries are shown with proposed BLAD 2008-0080.
18. In General Note 1, state that the Property contains “major” and “minor” floodplain, move that portion of the note to General Note 7, and state that the 17.9 acre Site does not have either major or minor FOD.
19. In General Note 3, clarify that the SPEX plat is for the (1) church, and accessory uses, such as a parish, rectory, and offices; (2) school and accessory athletic fields; (3) convent; and (4) use of public paved road access for 600+ VTD.
20. Revise the vicinity map to reflect the Properties boundaries as they are today.  Currently, the northwestern corner property is not within the 84.55 acre Property boundaries.
21. BLAD 2008-0080 is under review and proposes to create a 17.9 acre parcel.  State the proposed parcel number (57B-1).
22. On sheet 2, Existing Conditions, show the limits of the moderately and very steep slopes.

23. On sheet 3, provide the maximum number of students, the maximum number of seats in the church, and the maximum size of the convent.  Also label the buildings and provide the maximum proposed square footage of each building in order for staff to evaluate the proposal and the Issues for Consideration found in Section 6-1310.
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