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Date of Meeting:  June 15, 2010          
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#
2
)
BOARD OF SUPERVISORS
INFORMATION ITEM


SUBJECT:		ZMAP 2008-0021, Kincora Village Center
	
STAFF CONTACTS:	Judi Birkitt, Project Manager
Julie Pastor, AICP, Director
				Department of Planning


BACKGROUND: 

The Board held a Committee of the Whole meeting on this application on June 2, 2010. Discussion focused on road improvements and capital facilities. The applicant presented a fourth scenario for financing Gloucester Parkway that included a $23,758 cash contribution for 872 of the residential units for a total of $20,716,976. The Board directed staff to address possible financing options for Gloucester Parkway. During the meeting, the applicant agreed to shift 400,000 square feet of office floor area from Land Use Phase 3 to Phase 2. The applicant asked the Board if it would be worthwhile to pursue purchasing the Broad Run Toll House and dedicating it to the County until a 501(c)(3) organization is identified; a generally favorable response was indicated. The Board voted 9-0 to forward the application to the June 15, 2010 Business Meeting as an information item. 

ISSUES:

1. Transportation Improvements – A fundamental difference exists between the Countywide Transportation Plan (CTP) and the applicant’s proposed transportation phasing. County policy bases an applicant’s anticipated road improvements and the timing of those improvements upon the Level of Service (LOS) and the actual capacity of the roads. The premise of the CTP is that development not occur along roads that are functioning below LOS D, and that, as development occurs, the developer will provide the improvements in a timely manner such that LOS does not fall below LOS D (See Attachment 1). 

The applicant’s transportation phasing plan is based on the number of trips that Kincora would generate, rather than the capacity or LOS of the larger road network.  For that reason, the applicant’s traffic study indicates that Kincora would not generate enough traffic to trigger the need for them to construct Gloucester Parkway from Loudoun County Parkway to Pacific Boulevard until proffered in Transportation Phase 3 (development of all 1,400 residential units and beyond 2.4 million square feet of non-residential floor area). 

The adjacent road network that would serve the proposed development is currently functioning at unacceptable levels of service (LOS E or F), in several locations including the Waxpool Road/Loudoun County Parkway and the Waxpool Road/Pacific Boulevard intersections. As currently proffered, the applicant would add 71,500 average daily trips to the road network, but would not construct Gloucester Parkway for 11 or more years, if at all, without a Community Development Authority. As shown on Table 1, there is no excess value between the anticipated and proffered road improvements. Further, the construction delay would worsen an already failing road network. Staff continues to recommend that the Gloucester Parkway connection be constructed by the applicant and opened to traffic prior to occupancy of the first residential unit or non-residential building on the property. 

Table 1. Anticipated Versus Proffered Road Improvements
	Road Improvement
	Timing

	Value 
(of off-site improvement)

	A. Anticipated Road Improvements:
    (per LOS policies in the CTP)

1. Pacific Boulevard - Construct a 4-lane section from the Gloucester Pkwy/ Nokes Blvd intersection north to an on-site entrance

2. Gloucester Pkwy – Construct a 4-lane section from Loudoun County Pkwy to Pacific Boulevard

3. Pacific Boulevard - Construct a 4-lane section from the northern property boundary to  Russell Branch Pkwy
	


Upfront




Upfront



7+ years

	


(on-site)




$31,900,000



$11,000,000
	







$43,000,000



	B. Proffered Road Improvements:
    (applicant’s non-CDA “Scenario 3”)

1. Pacific Boulevard - Construct a 4-lane section from the Gloucester Pkwy/ Nokes Blvd intersection north to an 
on-site entrance

2. Pacific Boulevard - Construct a 4-lane section from the northern property boundary to  Russell Branch Pkwy 

3. Gloucester Pkwy - Construct a 4-lane section from Loudoun County Pkwy to Pacific Boulevard
	


Upfront
        
        


7+ years



11+ years
	


(on-site)




$11,000,000



$31,900,000

	






$43,000,000



Source: Applicant’s June 4, 2010 Proffer Statement

2. “Scenario 4” - During the June 2, 2010 Committee of the Whole meeting, the applicant presented a proposal for funding Gloucester Parkway, referred to as “Scenario 4”. The difference between Scenarios 3 and 4 is under Scenario 3, the applicant would be responsible for constructing Gloucester Parkway at Transportation Phase 3 (development of all 1,400 residential units and more than 2.4 million square feet of non-residential space). Under Scenario 4, the applicant would still be responsible for constructing Gloucester Parkway at Transportation Phase 3; however the applicant would make an incremental $23,758 cash contribution for 872 of the residential units[footnoteRef:1] for a total of $20,716,976. If the County chose to develop Gloucester Parkway prior to the applicant reaching development thresholds established in Transportation Phase 3, the County could construct the roadway applying the $20,716,976 towards the total cost with the remaining amount coming from an unknown revenue source. However, the $20,716,976 contribution is contingent upon the development of the 872 residential units, as defined by the applicant and may not be entirely available when the County chose to construct the roadway. Should the County wish to wait until the applicant meets the development thresholds established in Transportation Phase 3, the applicant would use the $20,716,976 contribution towards the cost of constructing the roadway, together with the applicant’s own funding, to construct the Gloucester Parkway connection.  [1:  1400 residential units – 88 ADU-Equivalent Units – 140 Unmet Housing Needs Units – 300 residential units that may be developed if an occupancy permit is issued for the baseball stadium = 872 residential units] 


The issue with Scenario 4 is that if development does not go beyond Transportation Phase 2 (development of all 1,400 residential units and no more than 2.4 million square feet non-residential space), the applicant’s transportation improvement responsibilities would fall short by $11.9 million, and rather than the applicant constructing the Gloucester Parkway connection, there would be $20 million in a “Gloucester Parkway Fund”. Staff maintains that the Gloucester Parkway connection should be constructed by the applicant, up-front.  Shifting the burden of constructing Gloucester Parkway to the County, as proposed in “Scenario 4” would not only require the County to make up the difference in funding, but also would place an additional responsibility on the County to manage, monitor and execute the project, a cost that has not been anticipated nor accounted for. In addition, the estimated construction cost for Gloucester Parkway, $31.9 million is in 2010 dollars and does not take into consideration any additional costs that may be associated with a delay in the construction. However, if the Board pursues a cash contribution for Gloucester Parkway, Staff recommends that the applicant make a per unit contribution equal to the entire cost of the road, $31.9 million. This equates to $36,583 for each of the 872 residential units or $24,538 for each of the 1,300 market rate units (exempting the 88 units that meet the ADU income provisions and the 12 units that will be made available to those earning less than 30% of the AMI).  

3. Capital Facilities – The proposed 1,400 residential units would generate the need for $33,261,200 in County services, such as schools, libraries, and parks. After exempting 100 units that are either consistent with the Affordable Dwelling Unit income ranges or for households whose income does not exceed 30% of the AMI, it would be anticipated that the applicant contribute $30,885,400 to the County, typically in cash or land, to offset those capital facility impacts.



Table 2. Staff’s Capital Facilities Analysis
	
A. Capital Facilities Impact:
     (1,300 residential units x $23,758)

	$30,885,400

	
B. Proffered Contribution:

1. 5-acre public use site                   $2,831,400
2. Grading 5-acre public use site        $497,720 
3. Trails                                               $935,484


	



$4,264,604  


	C. Applicant Requested Non-Transportation Related Contributions:

1. *Observation platform                      $25,000
2. *Broad Run Toll House                  $300,000


	

$325,000  


	
D. Remaining Impact: 
     ($30,885,400 minus $4,589,604)

	
$  26,295,796
 


      *Does not meet the County’s definition of a Capital Facility.

As shown on Table 2, the applicant has proffered to contribute approximately $4.2 million, consisting of a 5-acre public use site and trails and an additional $325,000 for the Broad Run Toll House and an observation platform. The remainder of the anticipated capital facility contribution is $26.3 million. As shown in Table 3, the applicant is requesting that the Board apply $24.8 million in regional road improvements towards the $26.3 million referenced in Table 2 above.  Staff does not recommend accepting the applicant’s proposed capital facility credit of $24.8 million, unless Gloucester Parkway is proffered to be constructed prior to occupancy of the first residential unit or non-residential building on the property. The current phasing does not provide for the construction of Gloucester Parkway to Loudoun County Parkway until the applicant develops all 1,400 residential units and beyond 2.4 million square feet of non-residential uses. Since Gloucester Parkway comes so late in the development process, if the phasing is not modified, the Board may wish to support a maximum of $2.2 million in capital facility credit for the off-site connection of Pacific Boulevard to Russell Branch Parkway due to the benefit that it would provide to regional traffic (See Table 4 and Attachment 2).  




	Road to be Improved
	Value of 
Off-site Improvements
	% of Traffic Generated by Kincora
(full build-out)
	% of Excess (full build-out)
	Value of Excess (proposed capital facility credit)

	Gloucester Parkway
	$31.9 million
	37%
	63%
	$20 million

	Pacific Boulevard
	$11 million
	57%
	43%
	$4.8 million

	TOTAL
	$43 million
	
	
	$24.8 million


Table 3. Applicant’s Proposed Regional Road Capital Facility “Credit” 
Source: Applicant’s June 4, 2010 Proffer Statement and Revised April 27, 2010 Traffic Study.

Table 4. Staff Analysis of Transportation Phasing and Associated Regional Road Impacts
	Road to be Improved
	Value of
Off-site Improvements
	% of Traffic Generated by Kincora
	% of Excess
	Value of Excess (proposed capital facility credit)

	Pacific Boulevard
	$11 million
	80% (Phase 2)
	20% (Phase 2)
	$2.2 million

	


Gloucester Parkway
	


$31.9 million
	
37% at full build-out; however, construction comes so late in the process no assurance that it will be constructed
	


Not applicable
	


No assurance that Gloucester Parkway will be constructed as currently proposed

	TOTAL
	$43 million
	
	
	$2.2 million


Source: Applicant’s June 4, 2010 Proffer Statement and Revised April 27, 2010 Traffic Study.

4. Financing Options for Gloucester Parkway – Staff’s recommendation for financing Gloucester Parkway is for the applicant to make a per unit contribution for the entire $31.9 million cost of the 4-lane section. With that revenue stream, the Board could contract to construct the Gloucester Parkway connection. The Department of Management and Financial Services staff are continuing to advise the Board with respect to further analysis of the applicant’s proposed Community Development Authority. That analysis will include additional financing options for Gloucester Parkway, such as the PPEA process or coordinating with the Route 28 Tax District. Additional comments regarding the transportation proffers are included in Attachment 5.  

5. Proffer Statement - The applicant has submitted a revised Proffer Statement (June 4, 2010), which staff is currently reviewing. Based on the Board’s direction at the June 2, 2010 Committee of the Whole meeting, the following revisions are anticipated:   
a. Shift 400,000 square feet of office from Land Use Phase 3 to 2. 
b. Provide a per unit cash contribution that equates to 40% ($20.7 million) of today’s cost to construct the Gloucester Parkway connection to Loudoun County Parkway.
c. Commit to a Pacific Boulevard alignment that does not bisect the house to the north. 
d. Clarify the “reasonable extensions” proffer language related to the timing of road improvements with a Community Development Authority (CDA). 
e. Separate the public use site from the pending Public-Private Education and Infrastructure Act (PPEA) for the Route 7/28 Fire and Rescue Station. Extend utilities to the site and construct access to the site concurrent with development of the fire and rescue facility 
f. Add language, similar to the One Loudoun project, prohibiting retail areas that would duplicate retailers already in Dulles Town Center. 
g. Apply the entire 162-acre floodplain dedication to the Open Space Preservation Program. 
h. Preserve the river & stream corridor resource in the event the floodplain is altered.
i. Delete the FSM and LSDO waiver requests.
j. The applicant to pursue purchasing the Broad Run Toll House and dedicating it to the County until a 501(c)(3) organization is identified.

Staff will be prepared to discuss these revisions at the June 15, 2010 Board of Supervisors Business Meeting. 

FISCAL IMPACT:

The proposed 1,400 residential units would generate a total capital facility impact of $33,261,200. The commercial and employment uses typically will generate more revenue than they require in public facilities and services.  

ATTACHMENTS:

1. Revised Countywide Transportation Plan Level of Service Standards Policies
2. Gorove/Slade Graphic: Applicant’s Estimation of Site Traffic Impacts on Regional Roads 
3. Applicant’s Proffer Statement (June 4, 2010)
4. Transportation Funding Scenarios
5. Initial Financial Analysis of Proffered Transportation Scenarios



