COUNTY OF YORK
MEMORANDUM

DATE: June 28, 2012 (PC Mtg. 7/11/12)

TO: York County Planning Commission

FROM: Timothy C. Cross, AICP, Principal Planner

SUBJECT: Application No. UP-808-12, James York Plaza LLC

ISSUE

This application requests a Special Use Permit, pursuant to Section 24.1-306 (Category
14, No. 6a) of the York County Zoning Ordinance, to authorize the establishment of a
mini-storage warehouse facility on an approximately 1.7-acre portion of a 10.4-acre
parcel of land located at 212 Hubbard Lane (Route 716) and further identified as
Assessor’s Parcel No. 10-22-C.

DESCRIPTION

e Property Owner: James-York Plaza LLC

e Location: 212 Hubbard Lane (behind James York Plaza shopping center, located at
701-A Merrimac Trail)

e Area: 1.7-acre portion of a 10.4-acre parcel

e Frontage: 50 feet on Hubbard Lane (Route 716) and 80 feet on Merrimac Trail (Route
143)

o Utilities: Public water and sewer
e Topography: Moderate to severe slopes to the north and west of the property

e 2025 Land Use Map Designation: General Business

e Zoning Classification: GB — General Business

e Existing Development: Private drive serving James York Plaza from Hubbard Lane)

e Surrounding Development:

North: Single-family detached homes (Queenswood)

East: Single-family detached homes (Nelson Circle) across Hubbard Lane
South: American Classic Self-Storage facility, James York Plaza shopping center
West: James York Plaza shopping center
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e Proposed Development:21,425-square foot mini-storage warehouse facility (130
storage units)

BACKGROUND

On November 18, 1998, the Board of Supervisors approved a Special Use Permit
(Application No. UP-537-98, Resolution No. R98-208) to authorize a mini-storage
warehouse facility on a 4.1-acre parcel located between the rear of the James York Plaza
shopping center (located on Merrimac Trail) and the James York Playhouse (located on
Hubbard Lane). In 2008, the owners of the mini-storage facility and the shopping center
approached the County about expanding the facility to the opposite side of the private
road that runs from Hubbard Lane to the shopping center and the mini-storage facility.
By then, however, the Board of Supervisors had amended the Zoning Ordinance to
prohibit single-story mini-storage warehouses in the GB zoning district, while allowing
multi-story self-storage facilities with ground-floor retail uses with a Special Use Permit.
The Board’s rationale for this action was that the fiscal benefits of mini-storage
warehouses are not strong enough to justify their location on any of the County’s limited
supply of highly visible GB-zoned parcels. With no opportunity to apply for a use permit,
the applicant submitted an application to rezone a portion of the subject property from
GB to conditional IL (Limited Industrial), where single-story mini-storage facilities were
and are permitted as a matter of right. The Planning Commission considered that
application (Application No. ZM-117-08) at its April 9, 2008 meeting and conducted a
public hearing at which 21 residents — including four of the eleven Queenswood
households whose homes directly abutted the subject property — spoke in opposition to
the rezoning, citing concerns about the loss of a natural buffer between the subdivision
and the shopping center, the removal of trees, the loss of wildlife habitat, lighting, etc.
The Commission then voted 4:1 (two members absent) to recommend denial. The
applicant subsequently requested that the Board of Supervisors public hearing on the
application be deferred indefinitely, and the application was never considered by the
Board and has since been withdrawn.

In 2011 the Board of Supervisors adopted another series of Zoning Ordinance text
amendments, including one that reinstated the opportunity for single-story mini-storage
establishments to be located in the GB district with a Special Use Permit. This action,
which was requested by the applicant, was in recognition of the fact that there are GB-
zoned properties in the County that do not have the highway frontage and visibility
necessary to support viable retail development and that such parcels may be suitable for
other uses, such as mini-storage warehouses. By allowing these facilities with a use
permit, the Board ensured that it and the Planning Commission would have the ability to
evaluate such proposals on a case-by-case basis, taking property location and
development potential into account in the course of the application review.

CONSIDERATIONS/CONCLUSIONS

1. The property is located behind James York Plaza shopping center on Merrimac Trail.
Immediately to the north is the Queenswood residential subdivision, and to the east is
an undeveloped 3.1-acre parcel also owned by the applicant. The property is
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designated for General Business development in the Comprehensive Plan and,
accordingly, is zoned GB (General Business) as is most of the surrounding property
with the exception of the parcels in Queenswood, which are zoned R13 (High-density
single family residential).

2. The property is accessed from the west through the James York Plaza parking lot and
from the east by a private drive that extends to Hubbard Lane and serves as the rear
shopping center entrance and exit. Directly across this private drive is a 47,000-square
foot mini-storage warehouse facility (American Classic Self-Storage) that was
authorized through the approval of a Special Use Permit in 1998. Because of the
success of the mini-storage business, the applicant wishes to build a second phase on
the subject parcel and has submitted this application.

3. The applicant’s sketch plan depicts four (4) mini-storage warehouse buildings ranging
in size from 3,825 to 7,800 square feet, the largest of which would be climate-
controlled. The existing self-storage facility has a manager’s office that would serve
this project as well. Access to the development would be via the unnamed private
drive, which is owned by the property owner and labeled “James York Lane” on the
sketch plan. The overall layout of the proposed development as depicted on the plan
is generally consistent with the requirements of the County’s development
regulations; however, the Department of Fire and Life Safety has indicated that the
asphalt will need to be extended all the way to the eastern wall of the easternmost
warehouse building in order to ensure that fire apparatus will be able to reach within
150 feet of the entire facility.

It should be noted that the current proposal is much smaller and less intensive than the
2008 rezoning proposal. In response to the concerns raised by nearby residents, the
applicant has significantly scaled back the project to minimize the potential for any
adverse impacts on the surrounding area. The total project area has been reduced from
8.3 acres (80% of the parcel acreage) to 1.7 acres (16% of the parcel acreage), and the
total building area has been reduced by two-thirds, from 64,200 to 21,425 square feet.
As a result of these changes, the distance between the proposed facility and the
nearest residential lot has more than doubled from 120 to 265 feet.

4. Mini-storage warehouse facilities are less intensive than most retail and office uses
that are permitted on the subject property as a matter of right. They do not generate
significant amounts of noise, activity, or traffic. According to trip generation rates for
mini-storage published in the ITE (Institute of Transportation Engineers) Trip
Generation manual (8" edition), a 130-unit self-storage facility would be expected to
generate up to 33 vehicle trips on an average weekday, including three (3) in the AM
peak hour and three (3) in the PM peak hour. The facility is open from 7:00 AM to
9:00 PM, although 24-hour access is occasionally provided to clients that operate
outside of normal business hours. Furthermore, the mini-storage warehouses would be
only fourteen feet (14°) in height, which is lower than most commercial uses that
would be permitted as a matter of right under the existing GB zoning, for which the
maximum allowable building height is fifty feet (50°).
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5. Along the parcel’s northern property line is a perennial stream that generally follows
the boundary between the subject parcel and the homes in the Queenswood
subdivision. The stream is subject to the requirement for a 100-foot vegetated RPA
(Resource Protection Area) buffer, and the remainder of the parcel is located in the
RMA (Resource Management Area). The proposed mini-storage facility would be
ninety feet (90°) from the RPA buffer at its closest point. Because of the property’s
location in a Chesapeake Bay Preservation Area (CBPA), any development thereon
will be subject to the provisions of the Chesapeake Bay Preservation Act. The
developer will be required to perform a Natural Resources Inventory that clearly
depicts the extent and location of any manmade or natural bodies of water, including
but not limited to rivers, creeks, streams, channels, ditches, lakes and ponds;
floodplains; tidal and non-tidal wetlands; and tidal shores. The inventory must be
submitted to the CBPA Manager for review and approval prior to or concurrent with
the submission of an application for a site plan, subdivision, or land disturbing permit
for the development.

The RPA buffer encompasses approximately 2.9 acres of the 10.4-acre parcel and
ensures that there will be a permanent undisturbed vegetative buffer ranging in width
between 90 and 100 feet between the proposed storage facility and the adjacent lots in
Queenswood. This is much greater than the 35-foot transitional buffer the Zoning
Ordinance requires between the GB and R13 zoning districts.

RECOMMENDATION

Mini-storage warehouses are a relatively quiet, non-intensive commercial use that does
not generate significant levels of activity or traffic. Staff believes the proposed self-
storage facility would be an appropriate transitional use for the area between the
shopping center and the adjacent residential neighborhood. Located behind a shopping
center over 600 feet from Merrimac Trail, the subject property has little if any visibility
from the commercial corridor and little viability, in staff’s opinion, for most of the
commercial uses that are permitted in the GB zoning district. In scaling back the project
to avoid negative impacts on the surrounding area, the applicant has made a good-faith
effort to respond to the concerns raised by nearby residents in 2008, leaving 8.3 acres —
84% of the property — undeveloped and retaining an undisturbed natural buffer ranging
from 265 to 795 feet between the development and the adjacent residential lots.
Therefore, based on the considerations and conclusions as noted, staff recommends that
the Commission forward this application to the Board of Supervisors with a
recommendation of approval subject to the conditions set forth in proposed Resolution
No. PC12-12.

TCC

Attachments:
Zoning Map
Sketch Plan
Subdivision Plat
Photos
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e Proposed Resolution No. PC12-12
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PC12-12
PLANNING COMMISSION
COUNTY OF YORK
YORKTOWN, VIRGINIA

Resolution

At a regular meeting of the York County Planning Commission held in the Board
Room, York Hall, Yorktown, Virginia, on the day of , 2012:

Present Vote

Alexander T. Hamilton
Christopher A. Abel
Mario C. Buffa
Richard M. Myer, Jr.
Melissa S. Magowan
Mark B. Suiter

On motion of , which carried ___, the following resolution was
adopted:

A RESOLUTION TO RECOMMEND APPROVAL OF AN
APPLICATION TO FOR A SPECIAL USE PERMIT TO ESTABLISH
A MINI-STORAGE WAREHOUSE FACILITY BEHIND JAMES
YORK PLAZA SHOPPING CENTER

WHEREAS, James York Plaza LLC has submitted Application No. UP-808-12
requesting a Special Use Permit, pursuant to Section 24.1-306 (Category 14, No. 6a) of
the York County Zoning Ordinance, to authorize the establishment of a mini-storage
warehouse facility on an approximately 1.7-acre portion of a 10.4-acre parcel of land
located at 212 Hubbard Lane (Route 716) and further identified as Assessor’s Parcel
No. 10-22-C; and

WHEREAS, said application has been transmitted to the York County Planning
Commission in accordance with applicable procedure; and

WHEREAS, the Planning Commission has conducted a duly advertised public
hearing on this application; and

WHEREAS, the Commission has carefully considered the public comments with
respect to this application;
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NOW, THEREFORE, BE IT RESOLVED by the York County Planning
, 2012, that Application No. UP-808-12 be, and it

is hereby, transmitted to the York County Board of Supervisors with a recommendation
of approval to authorize a Special Use Permit, pursuant to Section 24.1-306 (Category
14, No. 6a) of the York County Zoning Ordinance, for the establishment of a mini-
storage warehouse facility on an approximately 1.7-acre portion of a 10.4-acre parcel of
land located at 212 Hubbard Lane (Route 716), further identified as Assessor’s Parcel
No. 10-22-C, subject to the following conditions:

1.

This Special Use Permit shall authorize the establishment of a mini-storage
warehouse facility on an approximately 1.7-acre portion of a 10.4-acre parcel of land
located at 212 Hubbard Lane (Route 716), further identified as Assessor’s Parcel
No. 10-22-C.

A site plan prepared in accordance with the provisions of Article V of the York
County Zoning Ordinance shall be submitted to and approved by the Department of
Environmental and Development Services, Division of Development and
Compliance, prior to the commencement of any construction or land disturbing
activity on the site. Said site plan shall be in substantial conformance with the sketch
plan titled “OVERALL PLAN: AMERICAN CLASSIC SELF STORAGE,”
prepared by C. E. Newbaker Surveying & Planning, Inc. and dated May 31, 2012,
except as modified herein.

An approved fire apparatus access road shall be provided for the facility in
accordance with Section 503.1.1 of the 2009 International Fire Code. Said fire
access road shall extend to within 150 feet of all portions of the facility and all
portions of exterior walls of the first story of the building as measured by an
approved route around the exterior of the building or facility. Accordingly, the
asphalt surrounding the 3,823-square foot warehouse building depicted on the
referenced plan shall be extended all the way to the eastern wall of the building.

The total area of the mini-storage warehouse facility shall not exceed 21,425 square
feet.

The parking/circulation area, drive aisles, and buildings shall accommodate an
inside turning radius of 33 feet for large fire and rescue apparatus.

The developer shall install a fire hydrant at the entrance to the facility.

In conjunction with the submittal of site plans for the project, the developer shall
submit a site-specific and field-verified Natural Resources Inventory in accordance
with the provisions set forth in Section 23.2-6 of the Chesapeake Bay Preservation
Areas Ordinance.
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8. In accordance with Section 24.1-115(b)(6) of the York County Zoning Ordinance, a
certified copy of the resolution authorizing this use permit shall be recorded at the
expense of the applicant in the name of the property owner as grantor in the office of
the Clerk of the Circuit Court within one month of use permit approval.

BE IT FURTHER RESOLVED that this Special Use Permit is not severable, and
invalidation of any word, phrase, clause, sentence, or paragraph shall invalidate the
remainder.
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