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	DEPARTMENT OF BUILDING AND DEVELOPMENT

COUNTY OF LOUDOUN

MEMORANDUM




DATE:

November 5, 2009

TO:

Ginny Rowen, Project Manager, Department of Planning
FROM:
Todd Taylor, Environmental Engineer
THROUGH:
Gary Clare, Chief Engineer

William Marsh, Environmental Review Team Leader

CC:

Sarah Milin, Community Planning, Department of Planning



Teresa Miller, Zoning Planner


SUBJECT:
ZMAP-2009-0006 & SPEX-2009-0026
Morley Corner – Temple Baptist Church and School
The Environmental Review Team (ERT) reviewed the subject application during the October 20, 2009, ERT meeting and offers the following comments.  A site visit was conducted on October 27, 2009.
Regarding riparian buffer and forest cover

1. The plan set depicts a “25’ Min. Riparian Buffer” adjacent to the minor floodplain, which is consistent with the planting commitment provided in Proffer VI.B for rezoning ZMAP-2006-0003.  Staff, including the Urban Forester, inspected the existing vegetation along the floodplain corridor during a site visit on October 27, 2009.  Staff found that the young vegetation (early succession) immediately east of the mature trees along the floodplain corridor is suitable for preservation and is preferred over vegetation removal and replanting.   The existing trees are well established and obviously well suited to the subject property.  The vegetation consists of Eastern red cedar with scattered hardwoods, including species such as red maple, red elm, green ash, persimmon, and willow oak.  See attachments 1 and 2.   Based on the site visit observations, staff recommends replacing the planting commitment with an expanded commitment to preserving existing vegetation.  Staff recommends the following:  
· Depict the full 50-foot management buffer on the plan set, as described in Revised General Plan (RGP) River and Stream Corridor Policy 2.

· Identify all existing non-invasive vegetation within the 50-foot management buffer and floodplain as tree conservation areas on the concept development plan.
· Commit to a minimum density within the tree conservation areas of 300 trees per acre.  The minimum density is already achieved for most areas of the target tree preservation.  A couple small areas may need to be supplemented with vegetation to achieve uniform density.  Staff encourages the applicant to transplant existing trees on the site to provide any necessary supplemental planting. 
· Preserve existing vegetation that corresponds to open space adjacent to the 50-foot management buffer.

· Employ a certified arborist or professional forester to develop a tree conservation and supplemental planting plan and supervise said recommendations.  

Regarding water quality
2. Proffer VI.F for ZMAP-2006-0003 requires low impact development (LID) measures to enhance water quality on the subject property, subject to engineering feasibility.  Staff believes that onsite water quality measures are important with this project considering the receiving stormwater (SWM) pond was constructed without a sediment forebay, which is now a requirement for all new ponds.  Sediment forebays help to isolate sediment deposition in an accessible area, which typically allow ponds to be maintained easier and with less expense.  Staff requests that the applicant provide information regarding anticipated onsite water quality measures. Previous ERT comments for ZMAP-2006-0003, which remain applicable, recommended the use of bioretention near stormwater inlets and providing forebays at the principal stormwater outfalls to the pond.   [Revised 1993 Loudoun County Zoning Ordinance (Revised 1993 LCZO) Section 6-1211(E)(9)]
3. The plan set depicts athletic fields adjacent to the riparian corridor.  Staff requests information regarding the turf type (grass or synthetic), required irrigation, and anticipated use of fertilizers and pesticides.  [Revised 1993 LCZO Section 6-1211(E)(5) and (9)]
4. The project layout results in a substantial amount of surface parking to accommodate the church, school, and commercial uses.  To reduce impervious surfaces and associated stormwater runoff, loss of habitat, and harms to air and water quality, staff recommends that the applicant consider shared parking since peak demand will likely differ between uses. [Revised 1993 LCZO Section 6-1211(E)(9)]
Regarding noise and green building practices
5. Staff recommends that the applicant address protection of the proposed recreation uses (athletic fields, courts, and pavilion) from noise generated by Ashburn Village Boulevard and Waxpool Road, which are both planned major collector roads per the Revised Countywide Transportation Plan (CTP).  Based on Table 4-1 on page 4-8 of the CTP, noise abatement measures should be considered if noise levels approach or exceed 67 decibels (dBA) for recreation and active sport areas.  The application should also consider noise generated from the recreation uses and impacts on adjacent properties.   [CTP Noise Policy 2 and RGP Highway Noise Policies 1 and 3]  

6. Staff encourages a built design with this application that helps to sustain the natural environment, including design measures that conserve energy and water consumption, and help maintain air quality.  Several design approaches are available to achieve these goals, including Leadership in Energy and Environmental Design (LEED) as administered by the United States Green Building Council; and Energy Star and Water Sense programs administered by the Environmental Protection Agency. Applying said design features help to offset loss of natural habitat, conserve finite supplies of energy and water, and other impacts from development like heat island effect.  Staff supports incorporation of these design approaches and is available to discuss design options with the applicant.
Please contact me if you need any additional information. 
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Attachment 1: Young Vegetation Recommended for Preservation
Attachment 2: Young Vegetation Recommended for Preservation, 
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