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SUBJECT: Initiate Amendments to the Revised General Plan and a 

Resolution of Intent to Amend the Revised 1993 Loudoun 

County Zoning Ordinance to Amend Setback and 

Buffering and Screening Requirements for Route 7 
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ELECTION DISTRICT: Algonkian, Broad Run, Ashburn 
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STAFF CONTACTS:   Josh Elkins, PLA, Planner, Planning and Zoning 
 Ricky Barker, AICP, Director, Planning and Zoning  
       
PURPOSE:  Initiate amendments to the Revised General Plan (RGP) and the Revised 1993 
Loudoun County Zoning Ordinance (Zoning Ordinance) to amend the policies and regulations in 
regard to the setbacks and buffer yards applicable to the section of Route 7 located between Broad 
Run and the east corporate limit of the Town of Leesburg (Leesburg). The proposed amendments 
will reduce the building setback to incentivize commercial development and revise parking setback 
and buffer requirements to enhance the appearance of this section of the Route 7 corridor. 
 
RECOMMENDATION:  Staff recommends that the Board of Supervisors (Board) initiate 
amendments to the Keynote Employment Center policies of Chapter 6 of the RGP, and adopt the 
Resolution of Intent to Amend (ROIA) the Zoning Ordinance (Attachment 1) to amend the setback 
and buffer yard requirements for the section of Route 7 between Broad Run and the east corporate 
limit of Leesburg.  
 

 

BACKGROUND:  As part of the Board’s approval of Zoning Map Amendment (ZMAP)-2015-
0001, Lexington 7, at the Board Business Meeting on September 22, 2016, the Board directed staff 
(7-1-1: Umstattd opposed, Randall absent) to prepare an item for the Transportation and Land Use 
Committee (TLUC) to discuss the current setbacks from Route 7 between Broad Run and the east 
corporate limit of Leesburg. The Zoning Ordinance currently requires a three hundred (300) foot 
building setback, a one hundred (100) foot parking setback, and a Type 3 buffer yard along this 
section of the Route 7 corridor. Such action had been recommended by TLUC pursuant to its prior 
discussion of the Lexington 7 application on September 15, 2016, during which it was noted that 
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multiple land use applications along the Route 7 corridor were requesting a reduction of the 
required building and parking setbacks.  
 
Existing Zoning Requirements/Land Use Policies 
 
Due to function, location, and capacity, certain roads within Loudoun County require uses be 
setback a minimum distance to reduce impacts from roadway noise, provide ample room for future 
transportation facilities, and preserve the aesthetic character of the roadway corridor. Specific to 
Route 7, Section 5-900 of the Zoning Ordinance requires a 300-foot minimum building setback 
and 100-foot parking setback from Route 7 between Broad Run and the east corporate limit of 
Leesburg.1 
 
These setbacks apply to the limited section of the Route 7 corridor designated as Keynote 
Employment Center, and implement the design policies of Chapter 6 of the RGP specific to this 
land use designation.2 Those policies state that Route 7 will maintain its campus-like appearance 
and that uses should be set back a minimum of 300 feet from the right of way, with green buffering, 
preferably composed of native vegetation. Countywide Retail Plan policies also state that a 100-
foot landscaped buffer will be established along the Route 7 frontage to include trees, shrubs, and 
berming that will effectively and reasonably minimize the visibility of retail centers and associated 
parking areas, dumpsters, and loading areas from Route 7. Larger building setbacks result in the 
orientation of buildings toward parallel access roads internal to a given development, and further 
encourage greater building heights. Such standards do not emphasize visibility of ancillary/service 
retail uses from Route 7. 
 
TLUC subsequently discussed the Route 7 setbacks at the February 17, 2017, TLUC Meeting and 
recommended (4-0-1: Randall absent) the Board direct staff to prepare a future Resolution of Intent 
to Amend the RGP and Zoning Ordinance to enable revision of the policies and requirements 
governing the Route 7 corridor setbacks. In response to the guidance requested by staff, TLUC 
further recommended consideration of the following revisions to setback and buffering and 
screening requirements as a starting point for the amendments: 
 

 reduce the building setback from 300 feet to 200 feet; 
 increase the parking setback from 100 feet to 150 feet; and 
 establish a new requirement that the setback area include a manicured landscaped screen 

composed of native plant materials. 
 
It was also suggested that the native plant materials composing the manicured landscaped area 
include species that appeal to pollinators. 
 

                                            
1 Lesser setbacks are required between the Fairfax County line west to Broad Run and from the west corporate limit 
of Leesburg to Clarke County. In the 2010 Countywide Transportation Plan, Route 7 is planned as an 8-lane, limited 
access, median divided urban arterial road and has a functional classification of principal arterial road. 
2 The planned land use of parcels along Route 7 between Route 28 and Loudoun County Parkway was changed from 
Keynote Employment to Route 28 Business in 2011. 
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At the Board Business Meeting on March 23, 2017, the Board directed staff (8-0-1: Randall absent) 
to prepare a Resolution of Intent to Amend the RGP and Zoning Ordinance as recommended by 
TLUC. The Route 7 Setback ZOAM is included in the 2017 ZOAM Work Program, which the 
Board adopted (7-0-2:  Letourneau and Meyer absent) with the Strategic Plan at the March 2, 2017 
Special Board Business Meeting. As such, this Action Item is in furtherance of prior Board 
direction and the 2017 ZOAM Work Program. 
 
ISSUES:   There have been several applicant requests to reduce the required building setback from 
Route 7. Such reductions interrupt a consistent, unified development pattern prescribed by the 
County’s existing land use policies and Zoning Ordinance specific to this segment of the Route 7 
corridor. Multiple developments have proffered to the required setback in order to achieve the 
intended parkway setting and enhance the quality of the employment area and overall appearance 
of the corridor.   
 
Staff has recommended in prior applications to this point in time that intermittent and varying 
reductions of building and parking setbacks from Route 7 not be approved until a comprehensive 
study of the impact of a shift in the visual character and land use mix along the entirety of the 
corridor is conducted or the existing requirement for a 300-foot building setback from Route 7 is 
amended through a Zoning Ordinance Amendment (ZOAM) process. Staff also recommended 
that trending conversions of planned Keynote Employment areas in response to a declining 
office market be evaluated in the context of a Comprehensive Plan Amendment (CPAM) to 
determine whether such conversions will enable the County to meet future employment and 
fiscal needs, as well as help the Board reach consensus on an appropriate land use mix for the 
entirety of the planning area. Without such consideration, current land applications along the 
Route 7 corridor may be premature, particularly in light of the Envision Loudoun effort. 
 

FISCAL IMPACT:  The preparation of the proposed amendments can be accommodated with 
existing staff resources in the Department of Planning and Zoning.  
 
ALTERNATIVES: The following alternatives have been identified for the Board’s consideration.  
 
1. The Board may initiate amendments to the Keynote Employment Center polices of Chapter 6 

of the RGP, and adopt the Resolution of Intent to Amend the Zoning Ordinance (Attachment 
1). 
 

2. The Board may choose not to initiate amendments to the RGP or adopt the Resolution of Intent 
to Amend the Zoning Ordinance at this time, and postpone initiation of the amendments to a 
later date. 
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DRAFT MOTIONS: 

 
1. I move that the Board of Supervisors initiate amendments to the Keynote Employment Center 

policies of Chapter 6 of the Revised General Plan, and direct staff to prepare such amendments 
for consideration and bring amendments forward for notice, hearing, Planning Commission 
recommendation, and Board of Supervisors’ action.  

 
AND  
 

I further move that the Board of Supervisors adopt the Resolution of Intent to Amend the 
Revised 1993 Loudoun County Zoning Ordinance provided in Attachment 1 of the June 22, 
2017, Board of Supervisors Business Meeting Action Item. 
   

OR  
 
2. I move an alternate motion. 
 

 

ATTACHMENT: 

 
1. Resolution of Intent to Amend the Revised 1993 Loudoun County Zoning Ordinance 

 



BOARD OF SUPERVISORS OF LOUDOUN COUNTY 

RESOLUTION OF INTENT TO AMEND THE REVISED 1993 LOUDOUN COUNTY 

ZONING ORDINANCE IN REGARD TO CERTAIN SETBACK AND BUFFERING AND 

SCREENING REQUIREMENTS ASSOCIATED WITH ROUTE 7 

WHEREAS, the Board of Supervisors (the “Board”) wishes to initiate amendments to the policies 
of the Revised General Plan, Chapter 6, Suburban Policy Area, Keynote Employment, in regard 
to setbacks and buffering and screening along the section of Route 7 between Broad Run and the 
east corporate limits of the Town of Leesburg; and 

WHEREAS, the Board of Supervisors wishes to initiate amendments to the Revised 1993 Loudoun 
County Zoning Ordinance (the “Zoning Ordinance”) to implement said amendments to the policies 
of the Revised General Plan and in furtherance of the purposes of zoning as set out in §15.2-2283 
of the Code of Virginia; and 

WHEREAS, the Board of Supervisors, at the March 23, 2017, Business Meeting, directed Staff to 
prepare a Resolution of Intent to Amend the Zoning Ordinance as recommended by the 
Transportation and Land Use Committee in order to revise the building and parking setbacks and 
buffering and screening requirements that apply to the section of Route 7 between Broad Run and 
the east corporate limits of the Town of Leesburg; and 

WHEREAS, the Board of Supervisors wishes to initiate amendments to Article 5 of the Zoning 
Ordinance in regard to the applicable building and parking setbacks, and buffering and screening 
requirements, along said section of Route 7. 

NOW, THEREFORE, BE IT RESOLVED, that the Board of Supervisors states its intention to 
amend the Revised 1993 Loudoun County Zoning Ordinance as follows: 

 Amend Section 5-900 et seq., Access and Setbacks from Specific Roads and the W&OD
Trail, to revise the existing building and parking setbacks that apply to the section of Route
7 from Broad Run west to the east corporate limit of the Town of Leesburg.

 Amend Section 5-1400 et seq., Buffering and Screening, to establish new, and/or clarify,
revise, and/or delete existing, regulations in regard to buffering and screening, and/or other
landscaping, along the section of Route 7 from Broad Run west to the east corporate limit of
the Town of Leesburg.

 Amend such other Articles, Sections, Subsections, and provisions of the Zoning Ordinance
as necessary to implement and maintain consistency with the foregoing amendments or as
otherwise necessary to correct typographical errors, section and subsection numbering, and
formatting within, update cross-references to, and further clarify the requirements of, the
above-mentioned Articles, Sections, Subsections, and provisions of the Zoning Ordinance.

BE IT FURTHER RESOLVED, that (1) these amendments are in furtherance of the public 
necessity, convenience, general welfare, and good zoning practice; (2) Staff is directed to prepare 
draft amendments for consideration; and (3) the proposed amendments on these matters be brought 
forward for notice, hearing, Planning Commission recommendation, and Board of Supervisors’ 
action.  

Attachment 1
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