Docket Item #25-D

SPECIAL USE PERMIT #99-0088
COCA-COLA

Planning Commission Meeting
October 5, 1999

ISSUE: Consideration of a request for a special use permit for reduced parking.

APPLICANT: Coca-Cola Enterprises Inc.
by Sarah E. Hall, attorney

LOCATION: 5401 Seminary Road; 5188 Dawes Avenue

ZONE: R-20/Residential and R-12/Residential

CITY COUNCIL ACTION, NOVEMBER 23, 1999: This is not a public hearing item. City
Council closed the public hearing at its October 16, 1999 Public Hearing Meeting.

City Council approved the items as modified with the attachment 1 (Euille-Pepper compromise)
received this evening for docket item nos. 16, 17, and 18, which includes the discussion
regarding the fence.

Vice Mayor Euille spoke to the Euille-Pepper proposal.

Mayor Donley raised the issue with respect to a fence around the property. He indicated at this
point there is not going to be a fence around the property as proposed in the compromised. Is
this correct?

Planning and Zoning Director Lynn stated that this is not his understanding. He indicated that
the Euille-Pepper proposal calls for the plan which is attachment 1 and shows a fence in front of
the plantings in front of the parking lot.

Vice Mayor Euille stated that it was concluded that the fence is not necessarily needed, thus, it is
recommended that the fence be deleted and that appropriate plantings of shrubbery or some

minor landscaping occur in the place of the fence.

Mayor Donley stated that the representatives from Coca-Cola are agreeable not to construct a
fence. Is that correct ?

Coca-Cola representatives responded in the affirmative.



Mayor Donley noted that Coca-Cola did express some concem to him regarding security of the
lot with potential vandalism to property or stolen cars. He stated that they would like to reserve
the right to come in and potentially request a fence should conditions warrant the placement of
the fence and that would be relative to the security of vehicles that are parked on the lot. Any
request for such a fence would be accompanied by some evidence that security is needed.

Coca-Cola representatives indicated that they were agreeable to this.

Vice Mayor Euille stated that he is hearing that for the first time and indicated that jt 1S not an
unfair or unreasonable request on the part of Coke; however, if that were indeed a substantiated
case in fact, that the fence would then go in the alignment that was previously worked out under
their compromise plan.

Councilwoman Pepper stated with a gate, perhaps.

Mayor Donley stated that we need to be specific about this and noted should the need for a fence
at some point in the future be evidence because of property damage or security needs, the fence
then would go along the alignment of the surface parking lot as opposed to up against Seminary
Road.

The Coca-Cola representative stated they do not know when in the future that would be or if it
would be, and would be hopeful that it could be worked out what would make best sense at the
time for the use of the surface parking area rather than stating it is going to be in a specific place.

William McCulla stated if that is the way it would be handled that he would like it to be at a

public hearing so that the neighborhood would have a chance to talk to what they would want to
do.

Mayor Donley stated that there will be no fence. If a fence is needed for security on the lot that
Coke agrees to make application for that fence and Coke also agrees to discuss the location of the
fence with the affected civic groups.

The Coca-Cola representative responded absolutely.

City Attorney Sunderland stated that this would not come in as an amendment to the special use
permit, but you should agree simply to have an amendment to the site plan. It will process as a
site plan. 1t will come to staff, it will go to the Planning Commission, have a public hearing, and
go to the civic groups. If someone wants to appeal it to Council, it can be appealed to Council.

The parties agreed to this.

William McCulla asked where is the rezoning line.
Councilwoman Pepper stated that the understanding was always that the whole parcel of property



MPA 99-0009
REZ 99-0009

was being rezoned industrial.

Planning and Zoning Director Lynn emphasized that we are rezoning with a proffer which means
the terms of the proffer are what govern.

CITY COUNCIL ACTION, OCTOBER 16, 1999: City Council closed the public hearing,
deferred this item and requested that the parties get back together, both Coke and the Dowden
Terrace Civic Association, with assistance from city staff, Vice Mayor FEuille, and
Councilwoman Pepper, so that we can come to some process ironing out potential resolutions
and have this matter come back to Council for further consideration as soon as possible.

It was suggested that they could look at the parking and how it is used in the back lot to see if
you can get more parking there, and the possibility of some additional parking on the street for
ten or twelve.

Councilwoman Pepper questioned whether a bigger buffer of land could be allowed on the front
from Seminary to where the new additional parking would be.

PLANNING COMMISSION ACTION, OCTOBER 5, 1999: On a motion by Mr. Leibach,
seconded by Mr. Komoroske, the Planning Commission voted to recommend approval of the
request subject to all applicable codes and ordinances and staff recommendations, and with the
addition of condition #6. The motion carried on a vote of 5 to 0. Mr. Dunn and Mr. Wagner
were absent.

Reason: The Planning Commission agreed with the staff analysis, noting that the master plan
specifically allowed for the Coca-Cola use and that the proposed changes should have positive
impacts on the surrounding community.

Speakers:

Lynn Bostain, Seminary West Civic Association, spoke against.
Bill McCulla, Dowden Terrace, spoke against.

Ed Schwab spoke against.

Steve Dujack, Dowden Terrace, spoke against.

Jamie Hill spoke against,

Mike Wendt, Fillmore Avenue, spoke against.

Sarah Hall, representing Coca-Cola.
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STAFF RECOMMENDATION:

Staff recommends approval of the special use permit subject to approval of REZ/MPA#99-02
and DSP#99-35, compliance with all applicable codes and ordinances, and the following
conditions:

1.

This special use permit shall be granted to the applicant only
Or to any business or entity in which the applicant has a
controlling interest. (P&3Z)

The applicant shall submit an annual report to the Director
of Planning & Zoning which provides information on the number
of employees at the facility and the parking arrangements. In
the event the Director of P&Z determines that the parking being
provided is insufficient to meet the parking demand at the site,
the Director may docket this special use permit for
reconsideration and the City may require that alternative
parking arrangements be made, including, if necessary,
converting an increased portion of the truck parking lot at
5188 Dawes to passenger vehicle parking. (P&Z)

The parking at Coca-Cola shall include -—

a) 135 123 spaces at the Seminary parking lot,

b) a maximum of 90 trucks on lot at Dawes Avenue,

c) a minimum of 40 44 PassengeX spaces at Dawes Avenue,

d) at least 100 parking passes at the Northern Virginia
Community College parking lot.

The parking arrangement may be adjusted if the report (Condition
#2) to the Director of Planning & Zoning can demonstrate that
the alternative arrangement can accommodate all employee’s
parking needs off-street to the Director’s satisfaction. (P&Z)

Vans may be parked only in those spaces located on the
land zoned industrial prior to approval of the concurrent
Rezoning/Master Plan Amendment (REZ/MPA #99-002) . These
spaces shall be signed on-site in a manner acceptable to the
Director of Planning & Zoning as being available for van parking.

(P&Z)

Coca-Cola shall require all employees, official site vigitors,
and all commercial vehicles to be parked only in designated



SUP 99-0088

on-site and NVCC parking areas and not on-street, except on
Dawes Avenue. (P&32)

Screening shall be provided along the southern edge of the Dawes
Avenue parking lot to the satisfaction of the Director of P&z,
(PC)

No building permits will be approved for the construction of

the proposed parking lot at the corner of Seminary Road and

Dawes Avenue until such time as the Director of Planning & Zoning

approves a minor amendment to the site plan (DSP#99-035) to

reflect the changes shown on the plan submitted to the City

Council , titled the Euille/Pepper Seminary Parking Lot Plan.
(P&Z)
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BACKGROUND:

The applicant, Coca-Cola Enterprises, Inc., requests special use
permit approval for a parking reduction for the Coca-Cola bottling
facility at 5401 Seminary Road and 5188 Dawes Avenue. The applicant
requests a parking reduction from the 307 total spaces required for
the facility to 265 on-site parking spaces, plus 100 off-site parking
spaces at NVCC.

Based on today’s zoning ordinance, 385 parking spaces would be
required for the Coca-Cola facility. However, portions of the
existing facility were built under different parking standards, and
staff’s review of the parking requirements has determined that only
307 spaces are actually legally required for the project. Staff
would note that the industrial parking standard is probably not
necessarily a good indicator of the actual amount of parking required.
The standard covers a wide range of uses, and attempts to overcome
this by basing the requirement on the proportion of use in actual
‘industrial use’, the portion in office uses related to the industry
and, for large employers, adding more parking requirements for
employees. A more meaningful measure of the amount of parking
actual necessary for Coca-Cola is the number of employees at the
site at any one time plus the number of Coca-Cola Trucks and/or Vans
parked or stored at the site at any one time. According to the
applicant, the maximum number of employees is 250. They have
indicated that they do not know the maximum number of trucks or vans
at any one time, because it fluctuates significantly; however, they
have proffered, through their various applications, that all trucks
and vans will be parked within the Dawes lot and they propose only
90 spaces on that lot for trucks; staff therefore concludes that
90 spaces is adequate for trucks and vans. This brings the absolute
maximum parking demand to 340 parking spaces (250 employee spaces
plus 90 truck/van spaces.)

Staff estimates that the actual number of parking spaces provided
on the site currently is about 205. (This number is partially an
estimate, because the number varies depending on whether trucks or
cars are parked on the lot at 5188 Dawes. Based on 1996 and 1998
aerial imagery, staff estimates that the actual number of vehicles
(trucks and cars) that could be parked on the lot is about 130.
In addition, the applicant has indicated to staff that it currently
leases approximately 100 parking passes from the nearby Northern
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Virginia Community College, in order to provide sufficient parking
for their employees. The NVCC parking brings the total parking
supply on the site to about 305 spaces.

The set of applications currently being processed for Coca-Cola
maintains 130 parking spaces on the Dawes Avenue lot and adds 60
new parking spaces at the Seminary lot.

The table below summarizes the parking requirements and the parking
supply:

Parking Requirement
Legal Requirement for Coca-Cola: 307 spaces
Requirement if Coca-Cola built today: 385 spaces
Staff estimated requirement based on

number of employees and trucks/vans 340 spaces

Current Parking Provided

Seminary Parking Lot 75 spaces
Dawes Parking Lot 130 spaces
NVCC 100 spaces

Total 305 spaces

Proposed Parking

Seminary Parking Lot 135 spaces
Dawes Parking Lot 130 spaces
NVCC 100 spaces

Total 365 spaces
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As proposed, 365 parking spaces will be available to meet the 307
legal parking space requirement, slightly more than enough to meet
staff’s estimated 340 space parking demand, with up to 90 of these
spaces for trucks. However, 100 of these parking spaces will be
provided at NVCC. Since the NVCC spaces do not technically meet
the requirement, this special use permit for a parking reduction
is required to allow them to be used to meet the requirement.

Staff has no objection to the proposed parking ‘reduction.’ The
number of parking spaces on the site will actually be increasing
if the City approves, as staff has recommended, the applicant’'s
request to add 60 parking spaces in the lot on Seminary Road. This
special use permit essentially legitimizes the applicant’s current
parking arrangements, which include truck parking on the Dawes lot
and the NVCC parking arrangement.
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Staff does have some concern about the future, including the
possibility that Coca-Cola will increase the number of trucks on
the Dawes’ site, displacing passenger vehicles. It is also possible
that Coca-Cola may lose its parking privileges at NVCC at some point;
this would create a serious parking problem in the area. Staff has
recommended, as a condition of the special use permit, that Coca-Cola
require its employees, official site visitors, and all drivers of
commercial vehicles to park only in designated parking areas and
not on the street. Staff is also proposing that Coca-Cola provide
an annual report to the Director of P&Z, documenting the ongoing
adequacy of the parking facilities, including provision of parking
leases at NVCC. In the event NVCC parking leases are lost, or other
changes occur, the Director would be authorized to docket this special
use permit for review.

STAFF: Sheldon Lynn, Director, Department of Planning and Zoning;
Kimberley Johnson, Chief, Development ;
Andrea Martin, Urban Planner.
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CITY DEPARTMENT COMMENTS

Legend: C - code requirement R - recommendation
S - suggestion F - finding

Transportation & Environmental Services:
No comments.

Code Enforcement:
No comments.

Health Department:
No comments.

Police Department:
No comments.
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