
 
 
 
 
 
 
 

Date of Council Meeting: November 25, 2013 
 
 

TOWN OF LEESBURG  
TOWN COUNCIL WORK SESSION STAFF REPORT 

 
 
SUBJECT:  TLZM-2012-0003, Crescent Place a concept plan and proffer amendment and rezoning 
application. 
 
STAFF CONTACT: Mike Watkins, Senior Planner, Department of Planning and Zoning 
 
RECOMMENDATION: Staff recommends continued discussion of the rezoning application in 
preparation of a December 10, 2013 Town Council meeting.  
 
ISSUE: Should the proposed amendment of the Harrison Park rezoning concept plan and proffers 
(TLZM 2005-0001) and rezoning of the AT&T parcel, and associated modifications, be approved. 
 
UPDATE: On November 19, 2013 the Applicant provided a working draft of a revised concept plan 
and, for Buildings D and E, revised building elevations and a cross-section  Staff has not had the 
opportunity to fully review and comment on the working draft documents, but notes the following 
changes to the plan, tabulations, and building architecture. (See attachments 1-3) 
 
 Residential Density: In order to maintain some flexibility during the final site planning of the 

project, the Applicant is revising the residential density to 230 dwelling units as originally 
proposed. Although 224 dwelling units are depicted on the plan, the overall composition of 
dwelling unit types has not been finalized. Therefore, flexibility is sought in the total number of 
dwelling units and not any specific dwelling type. 
 

 Commercial Square footage: The Applicant’s intent is to revise the proposal to increase 
commercial square footage from 16,000 to a maximum of 35,000. The revisions to date currently 
depicts 33,500 square feet (see Attachment 1), but the Applicant is continuing to explore ways to 
increase that amount. Changes to building commercial square footage include: 
 
Buildings A/B   16,000 sf  None - remained the same 
Building  C -   4,000 sf Reverted back to 2-over-2 residential 
Buildings D/E     +10,500 sf New ground floor commercial with residential above                                   
Building L  +  7,000 sf New ground floor commercial with residential above 
          TOTAL 33,5000 sf 
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 Commercial Parking Calculation: As a result of the additional commercial square footage, the 

commercial parking calculation has been revised. A table is provided below to illustrate the 
required and provided parking tabulations. Due to the fact that the Applicant is still revising the 
plan, Staff made the following assumptions regarding required parking, see the notes below the 
table. 

 

Building L 28 17 ‐11 4 spaces (Harrison Street) ‐8

Buildings D/E 42 0 ‐42 15 spaces Harrison Street) ‐27

subtotals 151 47 ‐104 49 ‐56

Estimated Uses: 32,500 sf  commercial, 1,500 sf sit‐down restaurant, 12 outdoor seats

Only 23 unrestricted (73 spaces ‐ 50 proffered spaces) parking spaces on Town Lot

Restaurant : 1 space /150 sf

Retail: 1/200 for 1st 10,000sf (4/1000 thereafter)

Outdoor seating: 1/4 seats

Parking 

Deficiency

Buildings A/B
81 30 ‐51

23 spaces (Town Lot),           7 

spaces (Harrison Street)
‐21

Building 

Required Parking 

Spaces
On‐Site 

Parking

Parking 

Deficiency

With Adjacent Parking 

Included

 
 Per Town of Leesburg Zoning Ordinance (TLZO Sec. 11.2, the Applicant cannot satisfy the 

required on-site parking requirement of 151 spaces. A modification of 104 commercial parking 
spaces is required. However, there are a number of “off-site” adjacent parking spaces located on 
the Town Parking Lot and Harrison Street (adjacent to the specified Buildings above) that could 
be used to justify the requested modification. These spaces are identified in the column above 
entitled “With Adjacent Parking included.” If credited these 49 spaces would reduce the overall 
parking deficiency from 104 spaces to 56. 

 
 Building D/E Architecture/Height: Buildings D and E have been revised to provide first floor 

commercial space, with a 2-over-2 residential unit above (see Attachment 2). Due to flood plain 
constraints and the desire to activate Harrison Street with buildings, ample pedestrian circulation 
and street trees, ground-level access directly to Harrison Street cannot be achieved. Multiple 
access points are provided along Harrison with either stairs or accessible ramps. The residential 
units are recessed from the lower level commercial space to create pedestrian access to the front 
of the unit. An elevated sidewalk, accessed from the ends of the building and located over the 
commercial space below, provides Harrison Street access to the elevated residential units. The 
addition of commercial space to the first floor increases the number of stories from four (4) to 
five (5), and building height increases to approximately 51 feet.  Staff also notes that pedestrian 
access to these units is constrained via stairs on the side of the building and through internal 
stairwells. Access to units in Building D/E is only 5-feet wide, whereas the access to Buildings 
A/B is 11-feet wide. 
 



TLZM 2012-0003, Crescent Place 
Town Council Staff Report 
November 25, 2013  
Page 3 of 3 
 
 Open Space: An essential element of the Crescent District Master Plan (CDMP) is street 

connectivity. The CDMP was modified to eliminate a vehicular connection across the W&OD 
Trail; however, public street connections through the Crescent Place property remained. The 
Boulevard depicted on previous versions of the concept plan was intended to implement the 
CDMP objective regarding connectivity; but it had one compliance issue in that it was not a 
public street. However, because of the design features proposed as part of the boulevard (wide 
sidewalks, on-street parking, and the more than the required street tree plantings), Staff 
supported this centrally located, unifying design element as compensation for a publicly 
maintained street. This feature, which included open space, has been eliminated from the plan.  

 
As a result, Staff continues to believe that a modification of the required open space is necessary. 
TLZO Sec. 8.4.8 requires 15 percent or 1.76 acres of open space, as an infill development. 
Eliminating buffer-yards, as they are significantly less than required (via another modification), 
Staff includes the following areas as meeting intended open space: 
 

Central Plaza/Green 0.30 acres  
Linear Park  0.21 acres 
Promenade  0.32 acres   
Total   0.83 acres  

 
The resulting open space (0.83 acres or 7% of the property) represents less than half of the 15% 
open space requirement of 1.76 acres on-site. 
 

 Architectural Feature, Town Parking Lot: The Applicant has presented the idea of an 
architectural element at the entrance to the Town Parking lot. The Applicant is still investigating 
the architectural design and has not included this feature on the concept plan at this time. This 
architectural feature has been described as a linear pavilion-like structure. Staff notes the 
following concerns: 

- Uses that may be associated with the structure as opposed to an architectural element 
- Maintenance of this proposed structure on Town Property 
- Location within flood plain (could need a special exception) 
- New modification needed to perimeter parking lot landscaping because the structure 

removes required landscaping 
 
 Harrison Street Streetscape/Parking: On-street parking and street trees have been enhanced 

along Harrison Street. Eight (8) additional parking spaces were added to the Town Parking Lot 
with the consolidation of the entrances to one as a median entrance. Additionally, parking bays 
created by street tree bump-outs increase the number of on-street parking spaces and add 
commentary landscaping along west side of Harrison Street.   

 
Attachments 

1. Working draft of a revised concept plan received November 19, 2013 
2. Working draft of revised Building D/E building cross-section received November 19, 2013 
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