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DEPARTMENT OF BUILDING AND DEVELOPMENT

COUNTY OF LOUDOUN

MEMORANDUM




DATE:		March 15, 2010 

TO:		Judi Birkitt, Project Manager, Department of Planning

FROM:	Todd Taylor, Environmental Review Team

THROUGH:	William Marsh, Environmental Review Team Leader

CC:		Marie Genovese, Community Planner, Department of Planning
		Michelle Lohr, Zoning Planner
		
SUBJECT:	ZMAP-2008-0021 Kincora Village Center
		(Revised: 4th Submission – Outstanding Issues)

The Environmental Review Team (ERT) has reviewed the revised application, including rezoning plan set dated October 2008, revised through January 8, 2010.  The following is a summary of those comments that have not been adequately addressed.  Please see previous ERT memorandums for more detailed comment information.

Previous comments not addressed

1. Staff recommends that floodplain alteration FPAL-2009-0012 be approved prior to the approval of the rezoning application.  Staff believes that the outcome of the floodplain alteration will better define the floodplain conditions and compliance with the Floodplain Overlay District (FOD) and the River and Stream Corridor Policies, which should be considered as part of the rezoning application.  Staff notes that the density tabulations provided on Sheet 13 take into account the reduction of floodplain area resulting from the active floodplain alteration application.  This is particularly important due to the County not being in agreement with the amount of fill proposed as part of the floodplain alteration application.   If the Board decides to approve the rezoning application prior to the approval of the floodplain alteration, staff recommends that the application be revised to be based on the current FOD limits.  Landbay N should be located outside of the current FOD limits as well as the River and Stream Corridor 50-foot Management Buffer.  Staff further recommends updating notes 15D and 27 on Sheet 1 to clearly indicate that an approved floodplain alteration is required to enable development within floodplain areas.   [Revised 1993 Loudoun County Zoning Ordinance (Revised 1993 LCZO) Section 4-1505(A)(5) and 4-1505(A)(10); Revised General Plan (RGP) River and Stream Corridor Policy 2]  

2. Staff also does not agree with the proposed floodplain limits depicted on the west side of Pacific Boulevard, adjacent to Land Bay Q.  Two box culverts exist under Pacific Boulevard that would allow for floodwater storage and the floodplain to occur on the east side of the road, within Land Bay Q.  An existing stream with a forested riparian buffer occurs upstream of the culverts.  See attached photographs 1 and 2.  The rezoning application should account for the major floodplain in this area and depict the landbay limits outside of the FOD as well as the River and Stream Corridor 50-foot Management Buffer.  [RGP River and Stream Corridor Policy 2]
 
3. Staff acknowledges the addition of a “Pacific Boulevard Construction Envelope” to the rezoning plan set, as well as the steep slope note on Sheet 25.  Staff recommends that the reference to minimizing impacts to very steep slopes in the note be removed; as impacts associated with road construction is not a permitted use.  Furthermore, the request for additional information (plan at 1 inch equals 50-foot scale, identifying man-made versus naturally occurring steep slopes, and limits of clearing and grading) regarding steep slopes and the Pacific Boulevard crossing over Broad Run has not been provided.  The information is needed for staff to evaluate compliance with the Steep Slope Standards.  [Revised 1993 LCZO Section 5-1508(D)]

4. Staff does not support Zoning Ordinance Modification 4, which now proposes to reduce the width of parking lot landscaping strips from 10 feet to 4 feet.  Staff acknowledges the Amended Soil Panel Details on Sheet 18A, but is still concerned that the reduced planting area will not provide adequate space to support healthy canopy trees and sustained growth.  

5. With the information provided to date, staff does not support Zoning Ordinance Modification 5.  Additional information, including plan view examples illustrating the applicant’s referenced constraints (utility corridors, sight distance and clear zone requirements, signage, lighting, and streetscape amenities) as well as relationships with proposed improvements (including building heights), is needed to evaluate the modification request.  Proffer Statement Exhibit B does not provide sufficient information.

6. Please remove the proposed Facilities Standards Manual (FSM) waivers and modifications from the rezoning application.  FSM waivers and modifications must be submitted at the time of site plan or construction plans and profiles.  Maintaining the requests as part of the Proffer Statement is misleading and may cause confusion for future applications.  

7. Staff appreciates the applicant’s desire to incorporate green building practices within the proposed development, but is concerned that existing Proffer II.M has the potential to be difficult to enforce and verify.  Staff further notes that the timing for the EarthCraft certification to be submitted to the County (prior to issuance of the initial zoning permit) is problematic because certification will not be issued by EarthCraft Virginia until the project has been completely built.  Staff recommends changing the timing to “prior to issuance of first occupancy permit”.  Also, EarthCraft certification is not available for individual units or portions of a building.  Staff recommends changing the commitment to reflect all residential buildings.

8. For clarity, staff recommends revising Proffer II.F to be consistent with the language in special exception SPEX-2008-0054 Condition 39.  As such, staff recommends replacing the first sentence with the following: “Within Conservation Areas shown on the Restoration Concept Plan and within Tree Preservation Areas shown on sheets 22 and 23 of the Concept Plan, the Applicant shall preserve a minimum of 80% of the existing canopy, exclusive of stands of Virginia Pine over 25 years of age”.  Staff also recommends adding “and Conservation Areas” after “Tree Preservation Areas” in the second paragraph.

4th Submission Comments

9. Staff notes that the Heron Rookery Observation Platform commitment has been removed with this submission.  Staff believes that the platform would provide a benefit to the trail system and an excellent opportunity for the public to experience not only the unique heron rookery, but the natural environment of the Broad Run floodplain and its reforestation succession.  As such, staff recommends maintaining the commitment with this application.

10. With this submission, Proffer II.D has been revised to state that “subsequent amendments to the Kincora Broad Run Restoration Concept Plan, as may be approved by the Department of Building and Development, the Virginia Department of Environmental Quality and the Army Corps of Engineers, shall not require approval of a zoning concept plan amendment”.  Staff understands the need for flexibility, but is concerned that future amendments could result in substantially less restoration activities.  Staff recommends that the intent of the proffer be clarified by including a minimum area (acres) for each restoration activity: created/restored wetlands, enhanced wetlands, riparian reforestation, riparian preservation, and stream enhancement.

Please contact me if you have any questions or need additional information. 









  













        
        Photograph 1: Existing culverts under Pacific Boulevard


	



















      
        Photograph 2: Looking east at stream corridor, upstream of the culverts
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