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STATEMENT OF JUSTIFICATION
Steeplechase Sportsplex, LLC
Zoning Map Amendment Route 28 Tax District to Convert from 1972 PD-IP Zoning District to Revised 1993 PD-IP Zoning District for the “Dulles Sportsplex”

Tax Map #80-20, Lot 12; MCPI #031-46-0125
November 10, 2009
______________________________________________________________________________
I.   Introduction 
Steeplechase Sportsplex, LLC, of Silver Spring, Maryland (hereinafter, the “Applicant”) is requesting a Zoning Map Amendment Petition in the Route 28 Tax District (hereinafter, “ZRTD”) for the zoning conversion of one lot (hereinafter, “Subject Property”) consisting of approximately 13.98 acres from the 1972 Loudoun County Zoning Ordinance (hereinafter, “1972 Zoning Ordinance”) to the Revised 1993 Loudoun County Zoning Ordinance (hereinafter, “1993 Zoning Ordinance”).  Since the Applicant has not previously “opted in” or rezoned the Subject Property to the 1993 Zoning Ordinance, the Subject Property continues to be governed by the Planned Development—Industrial Park (hereinafter, “PD-IP”) provisions under the 1972 Zoning Ordinance. This rezoning request would permit the development of all principal and accessory PD-IP uses as permitted in the 1993 Zoning Ordinance. 
The Subject Property is located on the east side of Atlantic Boulevard, south of Severn Way (Route 847), and west of the Peace Plantation subdivision in the Steeplechase Industrial Park, Section 2 in the Sterling area of the Potomac Election District of Loudoun County.  The Subject Property is also located in the Route 28 Tax District, and is more particularly described as Tax Map #80-20, Lot 12, and MCPI #031-46-0125.  The parcel bordering the Subject Property to the southeast is zoned “Planned Development Housing–6” (“PDH-6”) and contains the Peace Plantation residential subdivision, while the balance of the parcels bordering the Subject Property on all other sides are zoned PD-IP, and are either vacant or contain low-rise office or flex/industrial space. The Subject Property has previously been approved for a recreation facility under SPEX 2002-0029 (“Steeplechase Sportsplex”). One building—the Dulles Sportsplex—currently exists on the Subject Property, while the remainder is vacant. While there were a series of Special Exception conditions accompanying the original Dulles Sportsplex approval, the Subject Property is not subject to preexisting proffers or concept development plans.
II.   Project Summary

The Applicant is requesting this rezoning to bring the Subject Property under the provisions of the 1993 Zoning Ordinance.  The Applicant is also proposing this rezoning application in accordance with policies stated in the Revised General Plan that encourage efforts to update properties from the 1972 Zoning Ordinance to the 1993 Zoning Ordinance.  The Subject Property is located within the Sterling Community of the Suburban Policy Area. The Revised General Plan designates this area for “Keynote Employment,” which is intended to be office and research development centers supported by ancillary retail and personal service uses, and recommends a floor-area ratio (“FAR”) of up to 0.4 FAR for these uses.  The Countywide Retail Policy Plan Amendment (CPAM 1996-0001) also applies to the Subject Property. 
The Revised General Plan provides policy direction encouraging property owners within the Route 28 Tax District to rezone to the current zoning district regulations to provide consistent development patterns within the District.  The Revised General Plan states that the County will look at incentives to encourage Route 28 Tax District landowners to opt into the 1993 Zoning Ordinance. The Proposed conversion to the 1993 Zoning Ordinance is appropriate for the Subject Property’s Keynote Employment designation. Further, it is anticipated that the Subject Property will be developed over time and continue uses supportive of the Keynote designation. This application also conforms with the Loudoun County Economic Development Commission’s Strategic Plan to encourage more zoning conversions to the 1993 Zoning Ordinance in the Route 28 Transportation Improvement District.

Although there are no definitive development plans proposed at this time, approval of this request will permit the Applicant to utilize a broader range of compatible land uses than is presently afforded under the 1972 Zoning Ordinance. If this application is approved, any future development plans on the Subject Property will thereafter be processed under the 1993 Zoning Ordinance, and the Applicant will provide the necessary submittal items to meet the requirements set forth in the Land Subdivision and Development Ordinance and Facilities Standards Manual during the site plan review process.  Approval of this request will also permit the development of all principal and accessory uses under the PD-IP zoning district of the 1993 Zoning Ordinance.
III.   Zoning Map Amendment Matters for Consideration
Section 6-1211(E) of the Loudoun County Zoning Ordinance requires that consideration be given to matters for reclassification of property to a different zoning district. The following considerations are applicable to the application, and are included below in bold typeface. The Applicant’s response to each matter is addressed in italics:
1) 
Whether the proposed zoning district classification is consistent with the Comprehensive Plan.
Rezoning the Subject Property from the 1972 Zoning Ordinance to the Revised 1993 Zoning Ordinance complies with policies set forth in the Revised General Plan. The Subject Property is located in the Suburban Policy Area and is planned for “Keynote Employment” uses. The proposed industrial zoning complies with the policies set forth in the Revised General Plan, which identifies the need for high quality uses which complement the office and retail developments of Keynote Employment areas.  
2) 
Whether there are any changed or changing conditions in the area affected that make the proposed rezoning appropriate. 
In recent years the Dulles Town Center area and the Route 28 Transportation Improvement District have undergone significant development increases that have transformed the area into a bustling retail, commercial, and industrial crossroads. Developments such as Dulles Town Center, Dulles Crossroads, Cascades, and Woodland Park have fueled this transformation and aided Loudoun County residents by infusing retail, employment and tax income growth into the County. This zoning conversion of the Subject Property to the Revised 1993 Zoning Ordinance will aid in this transformation and continue the process of providing more economic development opportunities for the Subject Property.  

3) 
Whether the range of uses in the proposed zoning district classification are compatible with the uses permitted on other property in the immediate vicinity.
The Subject Property is bordered on three sides by commercial and industrial property, which includes a shopping center, hotel, office building and flex/industrial uses. The industrial zoning proposed for the Subject Property properly conforms to the surrounding land uses and is not located adjacent to a residential neighborhood. The proposal is not changing the industrial use of the present Dulles Sportsplex, and with the exception of the Peace Plantation subdivision to the southeast, the area surrounding the Subject Property is approved and planned for commercial and industrial uses. This proposal would allow the development of any permitted and accessory uses listed in the PD-IP use list under the 1993 Zoning Ordinance.
4) Whether adequate utility, sewer and water, transportation, school and other facilities exist or can be provided to serve the uses that would be permitted on the property if it were rezoned.
Adequate public facilities exist as to the uses that would be permitted on the Subject Property. No residences are proposed for the Subject Property and thus there will be no impact on the school system. 

5) The effect of the proposed rezoning on the County's ground water supply.
The Subject Property contains no major or minor floodplain area and the Subject Property is served by public water and sewer facilities. No negative impacts are anticipated on the County’s groundwater supply. 

6) The effect of uses allowed by the proposed rezoning on the structural capacity of the soils.
No negative impacts are anticipated on the structural capacity of the soils. Soil characteristics of the Subject Property are referenced on the Existing Conditions Plat. 

7) The impact that the uses permitted if the property were rezoned will have upon the volume of vehicular and pedestrian traffic and traffic safety in the vicinity and whether the proposed rezoning uses have sufficient measures to mitigate the impact of through construction traffic on existing neighborhoods and school areas.
No negative impacts are anticipated on the volume of vehicular and pedestrian traffic safety through the rezoning of Subject Property. The Subject Property contains sufficient infrastructure to accommodate future development. Atlantic Boulevard is currently built to its ultimate design as called for in the Countywide Transportation Plan. The Subject Property will directly access Atlantic Boulevard, and will not adversely affect existing residential neighborhoods or school zones. 

8) Whether a reasonably viable economic use of the subject property exists under the current zoning.

The permitted uses in the 1972 PD-IP zoning district do not appropriately reflect the wide range of economically viable options necessary to compete as a commercial/industrial use in 2008. Through updated zoning districts, Loudoun County has evolved to offer a wide range of commercial and industrial options for its ever growing and diversifying population. A zoning conversion to the Revised 1993 Zoning Ordinance would reflect this reality and allow the Subject Property to conform to contemporary Loudoun County zoning districts. The outdated permitted uses of the 1972 PD-IP zoning district include (Section 722.3.1 of the 1972 Zoning Ordinance): 

· Research, experimental, testing, and development activities
· Trans-shipment facilities
· The manufacture, processing, fabrication, assembly, and distribution of products such as, but not limited to: scientific and precision instruments, photographic equipment, communication, computation equipment, drugs, medicines, pharma​ceuticals, household appliances, toys, sporting and athletic goods, die-cut paperboard and cardboard, glass products made of purchased glass, electric lighting and wiring equipment, service industry machines, lithographic and printing processes, industrial controls, radio and TV receiving sets, watches and clocks, bags and containers, sanitary paper products, optical goods, electrical machinery

9) The effect of the proposed rezoning on the environmental or natural features, wildlife habitat, vegetation, water quality and air quality.
The Subject Property includes limited tree cover and slopes ranging from 0 to 8 percent. The proposed zoning conversion will not result in the loss of natural features, wildlife habitat, or vegetation, nor will it adversely affect water or air quality. 

10) Whether the proposed rezoning encourages economic development activities in areas designated by the Comprehensive Plan and provides desirable employment and enlarges the tax base.
The proposed rezoning should have a positive fiscal impact on the County as it will allow the development of all PD-IP uses under the 1993 Zoning Ordinance.   

11) Whether the proposed rezoning considers the needs of agriculture, industry, and businesses in future growth.
The proposed rezoning considers the need of industrial and commercial businesses in future growth by opting into the Revised 1993 Zoning Ordinance to allow a variety of industrial and commercial uses.  Agricultural uses are not anticipated in the future. Agricultural needs are not compatible with the location of the Subject Property due to the commercially developed surroundings and the amount of tree coverage on the Subject Property. 

12) Whether the proposed rezoning considers the current and future requirements of the community as to land for various purposes as determined by population and economic studies. 
As a result of recent land development activity in the County, the proposed conversion could generate an economic benefit to the County by providing businesses an opportunity to locate on a 1993 PD-IP property, which will provide a wider array of land use options than is currently provided.   

13) Whether the proposed rezoning encourages the conservation of properties and their values and the encouragement of the most appropriate use of land throughout the County.
Commercial and industrial developments in proximity to the Subject Property promote an increased demand for similar development in the area. This proposed rezoning would not adversely affect property values and will likely increase adjacent property values once improvements are constructed on the Subject Property.
14) Whether the proposed rezoning considers trends of growth or changes, employment, and economic factors, the need for housing, probable future economic and population growth of the County and the capacity of existing and/or planned public facilities and infrastructure.

Future economic growth in Loudoun County depends on increasing the commercial/industrial space in which companies locate and in turn contribute to the tax base. According to U.S. Census Bureau estimates, the population in Loudoun County is expected to increase from 211,146 in 2003 to 311,785 in 2010. This 100,639-person increase in population will strain the existing commercial/industrial space unless additional space is constructed. Additional space will allow rent for commercial/industrial space to remain moderate and will spur continued economic development in the County.  The proposed rezoning should have a positive fiscal impact on the County as it will allow the development of all PD-IP uses as permitted under the 1993 Zoning Ordinance.
15) The effect of the proposed rezoning to provide moderate housing by enhancing opportunities for all qualified residents of Loudoun County. 
There is no housing proposed for this project, therefore this provision is not applicable. 

16) The effect of the rezoning on natural, scenic, archaeological, or historic
features of significant importance.
With exception of the existing tree cover on the Subject Property, the Subject Property contains no natural or scenic features of significant importance. It is unknown if any archaeological or historic features of significant importance exist, or have existed, on the Subject Property.

IV.   Conclusion
Rezoning the Subject Property from the 1972 Zoning Ordinance to the Revised 1993 Zoning Ordinance will benefit the government, and local businesses in the Route 28 Tax District. The conversion of the Subject Property to the 1993 Zoning Ordinance is consistent with the 1993 Zoning Ordinance and the Revised General Plan and would allow commercial, light industrial, and office uses. 
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