
Date of Meeting: June 20, 2019 
 

#7 
 

BOARD OF SUPERVISORS 
BUSINESS MEETING 

ACTION ITEM 
 
SUBJECT: ZMAP-2018-0003 & ZMOD-2018-0010, Montebello Farms  
 
ELECTION DISTRICT: Sterling 
 
CRITICAL ACTION DATE: June 20, 2019 
 
STAFF CONTACTS: Jacqueline Marsh, AICP, Project Manager, Planning & Zoning 
 Alaina Ray, AICP, Director, Planning & Zoning 
 
APPLICANT: Gary J. Leygraaf, Pulte Home Company, LLC  
 
PURPOSE: To consider a request to rezone approximately 84 acres from Residential-1 (R-1) to 
Planned Development – Housing (PD-H4) in order to develop an age-restricted community 
consisting of 195 single-family detached units, 111 single-family attached units (townhouses), and 
100 multi-family units for an overall total of 406 units. Zoning Ordinance Modifications (ZMOD) 
are also requested to allow access by private streets, to increase maximum residential building 
height, and reduce certain yards between units.  
 
RECOMMENDATIONS: 
 
Planning Commission: At the Planning Commission (Commission) Work Session on April 11, 
2019, the Commission forwarded (8-0-1: Blackburn absent) the application to the Board of 
Supervisors (Board) with a recommendation of approval based upon certain transportation 
improvements.   
 
Staff: Staff has concluded the applications are generally consistent with planned land uses for the 
area (Residential) and are also in compliance with the County’s housing policies for retirement 
communities. However, staff has also concluded the requested ZMODs to reduce side yards and 
the minimum distance between units do not meet the zoning modification criteria for approval. 
Staff also does not support the applicant’s proffer to construct a right turn lane onto Route 7 in lieu 
of a monetary regional road contribution to supplement improvements associated with the 
widening of Potomac View Road between Route 7 and Cascades Parkway, to include the proffered 
right turn lane, if necessary. Staff would also note the applicant is not providing a cash-in-lieu 
contribution for the Potomac View Road traffic signal if the signal is not warranted. Staff is seeking 
Board direction whether the applications are supported as proposed or whether additional 
amendments to the applications are recommended.   
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The Office of the County Attorney has approved the Proffer Statement (Attachment 1) and the 
Conditions of Approval (Attachment 2) to legal form. The applicant is in agreement with the 
Conditions of Approval. The applications are ready for action.   
 
 
BACKGROUND: The subject property is south of Potomac View Road, east of Claude Moore 
Park, and immediately adjacent to the terminus of Connemara Drive and West Frederick Drive 
(Vicinity Map, Attachment 4). Access is proposed via a full movement access point along Potomac 
View Road and an interparcel connection to the intersection of West Frederick Drive and North 
Amelia Street. 
 
The applicant is proposing to develop the subject property with a total of 406 age-restricted 
residential units at a gross density of 4.79 dwelling units per acre (DU/A). The subject site is 
located within the Suburban Policy Area and is planned for residential uses at a recommended 
density of up to eight DU/A. Areas planned for Residential uses are the preferred location for 
active adult retirement communities in the Suburban Policy Area. 
 
Among the 406 residential units, the applicant is proposing 51 affordable dwelling units, although 
just in the single-family attached and multi-family units. No single-family detached units are 
proposed as affordable. The development will have a community center/clubhouse, an outdoor 
pool, and active recreational courts. The community will have restricted access as it will be gated. 
No through access to Sterling Park will be permitted and the streets within the development will 
be private.  
 
Planning Commission: The Commission held a public hearing on December 18, 2018. There 
were eight members of the public who spoke in opposition to the application with concerns over 
the lack of parking in the area, the increased traffic generation that would occur as a result of the 
development, unsafe traffic conditions, the proposed density of the project, and environmental 
impacts.  
 
Staff-identified outstanding issues included: the proposals’ open space calculations not meeting 
the Revised General Plan (Plan) polices, the applicant’s request to install a right turn lane onto 
Route 7 in lieu of providing regional road contributions, discrepancies with the property’s acreage 
and proposed density, inconsistences with the affordable dwelling units (ADUs) counts, and the 
applicant’s ZMOD requests to modify height and reduce yard widths. The Commission also 
discussed the proposed and current transportation improvements to Potomac View Road and 
requested the applicant continue to meet with the community. The Commission forwarded (9-0) 
the applications to a future Work Session for discussion. 
 
The Commission held a Work Session on the application on April 11, 2019. The applicant 
submitted revised Proffers, a revised Concept Development Plan (CDP), a response letter, and 
exhibits for the future improvements to Potomac View Road and cross-sections for the proposed 
multi-family buildings. Staff identified the following remaining outstanding issues:  
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1. Potomac View Road – Although the applicant had updated the Proffer language to ensure 
that the build out of Potomac View Road would align with the improvements proffered by 
the Mt. Sterling developer, staff remained concerned with the applicant’s timing for the 
completion of their portion of the construction. The current proffers committed the 
applicant to having the southern two lanes along the subject property’s frontage open to 
traffic prior the 150th zoning permit. Staff had requested the applicant accelerate this 
timing. It should be noted the Mt. Sterling developer must complete their portion of road 
construction by the 40th dwelling unit in Land Bay 3, which consists of 74 market-rate 
single-family attached units with frontage on Potomac View Road.  
 

2. Right turn lane onto Route 7 – In lieu of a regional road contribution, the applicant had 
proposed to construct a right turn lane onto Route 7. Staff does not support this right turn 
lane in lieu of a cash contribution for regional road contributions. As the traffic impact 
study (TIS) did not identify the need for a right turn lane onto Route 7 for traffic mitigation 
associated with the proposal, staff did not request the applicant provide this improvement 
in lieu of the monetary contribution, which would total $2,030,000. Staff is of the opinion 
that a regional road contribution would be more appropriate to address transportation issues 
within the area.  
 

3. Interparcel Connections – Staff had suggested that the applicant provide interparcel access 
to Connemara Drive from the property. The applicant has indicated the surrounding 
residential communities have objected to this connection and they will not be providing 
any additional connections.  

4. West Frederick Drive – The draft Loudoun 2019 Countywide Transportation Plan (2019 
CTP) currently under review proposes that West Frederick Drive be extended as a two-
lane minor collector roadway between Potomac View Road and the existing terminus of 
West Frederick Drive at North Amelia Street. The applicant has stated that due to 
objections from the surrounding community, this site connection cannot be accommodated. 
Although staff can appreciate the applicant’s willingness to accommodate neighborhood 
concerns, staff does not support the applicant’s proposal to not provide this connection. It 
should be noted that since the Commission Work Session, the West Frederick Drive 
extension has been eliminated from the 2019 CTP. Staff no longer considers this an 
outstanding issue.  
 

5. Zoning Modifications – The applicant is requesting to reduce the minimum side yards and 
to reduce the minimum distance between single-family attached and detached units. Staff 
believes the applicant has not met the zoning modification criteria in order to support such 
a request.  

The Commission discussed staff’s outstanding transportation issues, along with the construction 
completion schedule for the community’s amenities (clubhouse, pool, etc.), the applicant’s 
commitment to building design, the proposed trail network, and lastly the zoning modification 
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requests. The applicant agreed to revise the Proffers in order to address these outstanding issues to 
include the following:  

• Amenities – The applicant will commence construction of the community center and 
amenities prior to the issuance of the first zoning permit on the property and will complete 
construction within two years.  
 

• Potomac View Road – The applicant will begin frontage improvements for Potomac View 
Road prior to the issuance of the 84th zoning permit for the property or when the adjacent 
property owner (the Mt. Sterling developer) begins construction along its site frontage, 
whichever comes first. The road will be open to traffic prior to the issuance of the 150th 
zoning permit for the property.  
 

• Regional Road Contributions – The applicant will contribute $2,000,000 as a regional road 
contribution. The amount will be payable in four lump sums: upon issuance of the 75th, 
150th, 225th and 275th zoning permits, respectively. The contributions shall go toward 
improvements in the Sterling Area, specifically for the Potomac View Road improvements 
between Cascades Parkway and Route 7.  
 

• West Frederick Drive Signal Studies – The applicant will commit to providing two signal 
warrant studies at West Frederick Drive and Sterling Boulevard: once when the community 
is 50 percent built out and another when the community is 75 percent built out. If a signal 
is warranted at either time, the applicant will install the light subject to the Virginia 
Department of Transportation (VDOT) approval.  

The Sterling District Commissioner did note that he did not agree with the applicant not providing 
connectivity to other neighborhoods and agreed with the recommendations of staff to provide 
interparcel connections. The Commission did not take issue with the applicant’s proposed zoning 
modifications. Pending the applicant’s adherence to the above referenced amendments, the 
Commission forwarded (8-0-1: Blackburn absent) the applications to the Board with a 
recommendation of approval.  

On May 13, 2019, the applicant submitted revised Proffers and a Memorandum that summarized 
the Proffer changes after the distribution of the Board Public Hearing packet. Two edits made to 
the proffers related to signatory authority and were administrative in nature.  Other amendments 
by the applicant were significant changes to the transportation Proffers as follows:  
 

1. Proffer 12: Potomac View Road Right-of-Way Dedication – The original language 
required dedication prior to the first site plan approval, the first subdivision plat, or within 
30 days of written request, by either the County or VDOT whichever comes first. The 
applicant added a clause to the proffers that would amend the timing of the owner’s 
obligation to dedicate the appropriate right-of-way (ROW) for Potomac View Road to 
occur no earlier than two years after the approval of the subject ZMAP application. The 
two-year provision was new language.   
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2. Proffer 13: Potomac View Road Frontage Improvements – The original language required 

commencement of construction of the two southern lanes of Potomac View Road prior to 
the issuance of the 84th zoning permit for the property or within 30 days of commencement 
of construction of the northern two lanes by the owner of the Mt. Sterling property. The 
applicant amended the timing of the owner’s obligation to commence construction of the 
southern two lanes of Potomac View Road to occur no earlier than 45 days from the 
granting of the first site plan approval or construction plan and profiles for the property. 
The 45-day time period was a new amendment to this proffer. 

 
3. Proffer 17: Regional Transportation Contribution – The applicant replaced the previous 

language that committed the owner to providing a $2,000,000 regional road contribution 
that would potentially fund improvements to Potomac View Road between Cascades 
Parkway and Route 7. The applicant replaced this with a new Proffer committing the owner 
to design and construct a second right turn lane from northbound Potomac View Road to 
eastbound Route 7. Should the owner be unable to secure the necessary ROW for this 
improvement, a $5,000 per market rate unit would be required. This would total 
$1,825,000, which would be less than the previous agreed to amount of $2,000,000.  

The applicant’s proposed changes to the timing of the dedication and commencement of 
construction for Potomac View Road, as well as the significant changes to the Regional Road 
Contribution Proffer, were amended terms upon which the Commission based a recommendation 
to the Board. Accordingly, staff revised the staff recommendation to the Board at the public 
hearing to not support approval.  

Board of Supervisors: The Board held a public hearing on the application on May 15, 2019. Five 
speakers spoke in opposition to the applications, citing concerns over the proposed increased 
density, the traffic and noise impacts that would be associated with widening Potomac View Road, 
and the environmental impacts associated with developing open space. The Board questioned the 
applicant’s rationale for submitting revised Proffers that did not align with the discussion held at 
the Commission Work Session. The applicant stated that the Proffers would be further amended 
to again reflect the Commission’s discussion for the Potomac View Road dedication and 
commencement of construction. Members of the Board expressed support for the Route 7 right 
turn lane based upon community discussions. The Board further discussed the traffic conditions 
for Potomac View Road and requested the applicant commit to a signal warrant analysis for the 
site’s entrance on Potomac View Road. The Board forwarded (5-0-4: Buffington, Higgins, 
Letourneau, and Randall absent) the applications to the June 20, 2019, Board Business Meeting 
for action.  
 
There are no prior legislative approvals associated with the property. The applicant has attended 
two Connemara Woods Homeowners Association (HOA) meetings and two Sterling Park 
community meetings. Since the Commission’s public hearing, the applicant has held two 
additional community meetings. Staff has received several telephone calls regarding the 
application. A majority of the concerns focused around the traffic impacts of additional 
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development and the resulting increased traffic. There are five comments on Loudoun Online Land 
Application System (LOLA) to date, two of which oppose the development proposal. The staff 
reports and associated attachments can be viewed online on LOLA at www.loudoun.gov/lola; 
search “ZMAP-2018-0003.” 
 
UPDATE: This section of the Action Item provides the changes to the proposal since the May 15, 
2019, Board Public Hearing.  
 
The applicant has submitted revised Proffers as summarized below. The applicant amended the 
language for the dedication and construction of Potomac View Road to align with the 
Commission’s discussion and what was originally agreed upon with staff with the exception of 
deletion of a regional road improvement:  
 

1. Proffer 12: Potomac View Road Right-of-Way Dedication – The dedication to 
accommodate four lanes, will be required prior to the first site plan approval, the first 
subdivision plat, or within 30 days of written request, by either the County or VDOT, 
whichever comes first. The applicant has deleted the language that this dedication would 
be required no earlier than two years of approval of the ZMAP application.  

 
2. Proffer 13: Potomac View Road Frontage Improvements – The applicant is proffering to 

construct the southern two lanes of Potomac View Road along the subject property’s 
frontage. The applicant has deleted the language that that commencement will start no 
earlier than 45 days from the granting of the first site plan approval or construction plan 
and profiles for the property. 

 
3. Proffer 18: Regional Transportation Contribution – This language has not changed. The 

applicant has replaced the previous language that committed the owner to providing a 
$2,000,000 regional road contribution that would potentially fund improvements to 
Potomac View Road between Cascades Parkway and Route 7. The applicant has replaced 
this with a new Proffer committing the owner to design and construct a second right turn 
lane from northbound Potomac View Road to eastbound Route 7. The turn lane shall be 
open to traffic prior to the approval of the 271st zoning permit for the property. Should the 
owner be unable to secure the necessary ROW for this improvement, a $5,000 per market 
rate unit would be required. This would total $1,825,000, less than the $2,000,000 
previously proffered, a difference of $175,000.  
 

4. New Proffer 16: Potomac View Road Traffic Signal – The applicant will commit to 
providing two signal warrant studies at the site’s entrance on Potomac View Road: once 
when the community is 50 percent built out and another when the community is 75 percent 
built out. If a signal is warranted at either time, the applicant will install the light subject to 
VDOT approval.  
 

5. New Proffer 26: Entrance Gateway Feature(s) for Sterling. At the request of the Sterling 
District Supervisor, the applicant has added a Proffer that commits a $15,000 one-time 

http://www.loudoun.gov/lola
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contribution to fund the design and installation of an entrance gateway feature that may 
include signage for the Sterling area.  

 
ISSUES: There remain two outstanding issues for Board discussion:  
 

1. Right Turn Lane Improvement at Route 7 – Both staff and the Commission do not support 
the applicant’s proposal to construct a right turn lane onto Route 7 in lieu of providing a 
monetary regional road contribution for improvements to Potomac View Road between 
Cascades Parkway and Route 7. As the traffic impact study (TIS) did not identify the need 
for a right turn lane onto Route 7 for traffic mitigation associated with the proposal, staff 
did not request the applicant provide this improvement.  

 
At the April 11, 2019, Commission Work Session, the Commission provided guidance to 
the applicant for the regional road contribution proffer language. The Commission and the 
applicant agreed to language that would ensure the contributions shall go toward 
improvements in the Sterling Area, specifically for the Potomac View Road improvements 
between Cascades Parkway and Route 7. Those improvements could include widening 
Potomac View Road in sections that are not already subject to transportation proffers or 
the right turn lane. The intent of the language was to provide flexibility for improvements 
associated with the increase in traffic generated from the subject property. The Commission 
expressed support for the application based on this specific language, which has now been 
deleted. It should be noted the new language would provide for a $5,000/market rate unit 
($1,825,000) if the owner is unable to obtain the necessary ROW and easements to 
construct the right turn lane. This would be a decrease from the Commission’s 
recommendation of a lump sum of $2,000,000 – a difference of $175.000.  
 

2. Potomac View Road Traffic Signal – As noted above, during the Board Public Hearing, 
the applicant was requested to provide a traffic signal warrant analysis for the site entrance 
along Potomac View Road, and if warranted, to install the signal. During review of the 
revised Proffers after the Public Hearing, staff had recommended the applicant provide a 
cash in lieu contribution ($450,000) should the signal not be warranted. The applicant has 
elected to not provide the cash contribution. Staff notes that requesting a cash in lieu 
contribution for traffic signals that are not warranted at the specified point in time is 
standard proffer language for new developments.  

 
3. Zoning Modification to reduce minimum side yards and distances between units – Staff 

does not support approval of this request. In this instance, the open space recommendations 
per the current Plan policy are not being met and modifications to reduce the side yards 
should allow for greater opportunities to meet the open space requirements. The applicant 
is not achieving the open space component of the land use mix. As proposed, reducing the 
minimum side yards does not meet the purpose and intent of the zoning modification 
regulations. Staff is of the opinion that the purpose of the request to reduce the yard 
requirements is to increase the density onsite in direct conflict with the Zoning Ordinance 
criteria. Staff could support the request however, if the applicant provided mitigation, such 
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as providing specific design requirements demonstrating a traditional neighborhood layout 
that would offset the impacts of reduced yard lengths. Typically, reduced yard lengths in 
traditionally designed communities result in a compact layout that promotes community 
interaction and promotes visual interest. Staff has not been able to determine whether this 
could be achieved with the applicant’s current design.    
 

FISCAL IMPACT: The applicant is providing the anticipated capital facilities contributions per 
market rate unit to offset the capital impacts associated with residential development, consistent 
with County policy.  
 
DRAFT MOTIONS:  
 
1. I move that the Board of Supervisors forward ZMAP-2018-0003 & ZMOD-2018-0010, 

Montebello Farms, to a future Board of Supervisors Business Meeting for action, subject to 
recommended amendments as discussed by the Board at the June 20, 2019 Board Business 
Meeting. 

 
OR 
 
2. I move that the Board of Supervisors approve ZMAP-2018-0003 & ZMOD-2018-0010, 

Montebello Farms subject to the Proffer Statement dated June 12, 2019, the Conditions of 
Approval dated April 29, 2019, and based on the Findings for Approval provided as 
Attachments 1, 2, and 3 to the June 20, 2019, Board of Supervisors Business Meeting Action 
Item.  

OR 
 
3. I move an alternate motion. 
 
ATTACHMENTS: 
 
1. Proffer Statement (June 12, 2019) 
2. Conditions (April 29, 2019) 
3. Planning Commission Findings for Approval  
4. Vicinity Map  
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MONTEBELLO FARMS 

ZMAP 2018-0003 

PROFFER STATEMENT 

JULY 23, 2018 

REVISED NOVEMBER 2, 2018 

REVISED JANUARY 28, 2019 

REVISED APRIL 9, 2019 

REVISED APRIL 18, 2019 

REVISED APRIL 30, 2019 

REVISED MAY 1, 2019 

REVISED MAY 9, 2019 

REVISED MAY 16, 2019 

REVISED JUNE 12, 2019 

Corrado Family Limited Partnership, as the sole owner of the property described as Loudoun County 

PIN 020-18-9891 and 020-29-3528 (respectively, Tax Map # /81AA/1/////2A and /81AA/1/////3A), 

and The Michael A. Corrado Revocable Trust, and The Theda M. Corrado Revocable Trust, the 

undersigned owner of the property identified as Loudoun County PIN 020-28-7919 (Tax Map # 

/81AA/1/////1A) (the said undersigned owners being collectively referred to herein as, the “Owner”, 

and the foregoing identified parcels being collectively referred to herein as the “Property”), on behalf 

of themselves and their successors in interest, hereby voluntarily proffer, pursuant to Section 15.2-

2303, Code of Virginia (1950), as amended, and Section 6-1209 of the Revised 1993 Loudoun 

County Zoning Ordinance, as amended (the “Zoning Ordinance”), that in the event the Property is 

rezoned by the Board of Supervisors of Loudoun County, Virginia (hereinafter referred to as the 

“County”), to the PD-H4 (Planned Development – Housing 4) zoning district, administered as R-8 

Single Family Residential – Affordable Dwelling Unit (Section 7-800 of the Zoning Ordinance, 

herein referenced as the “PD-H4 administered as R-8 ADU zoning district”), the Property shall be 

subject to these Proffers and the Concept Development Plan (the “CDP”) defined below.  The 

development of the Property will be in substantial conformance with the following terms and 

conditions (“Proffers”).  

All references in these Proffers to subdivision, subdivision plat, or record plat shall be deemed to 

include condominium or condominium plat or any other document or mechanism that legally divides 

the Property into separately transferable units of ownership. Any obligation imposed herein that must 

be performed prior to, in conjunction with, concurrently with, or after first or other subdivision or 

record plat approval shall be deemed to be required to be performed prior to or after, as applicable, 

the recordation of any such condominium declaration or plat or other similar document that would 

have the legal effect of dividing the Property into separately transferable units of ownership. 

When any plan submission, signal warrant analysis submission, noise or other impact study 

submission, bonding, dedication, conveyance, construction, completion of construction, opening of a 

facility or infrastructure to traffic or use, payment of cash, or any other act or activity required in 

these proffers is required to be performed, submitted, recorded, paid, and/or completed prior to the 

issuance of any occupancy permit or the approval of a plan or zoning permit, the said plan and/or 

permit shall not be issued and/or approved until the Owner has provided written documentation from 

County Building and Development or Zoning Administration staff that the said payment, act, or 

activity has been made or completed, or provided documentation from Zoning Administration staff 

that the said payment, act, or activity is no longer a prerequisite for issuance or approval of said 

permits or plans.   

Attachment 1
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The Zoning Administrator may grant an extension to a date certain or for a specific period, secured 

by adequate bond if required by the Zoning Administrator, with respect to any dates or events 

provided in these Proffers by which time a commitment must be fulfilled if the Zoning Administrator 

determines that an extraordinary, unforeseeable event or circumstance beyond the control of the 

Owner has prevented the timely fulfillment of its obligations under these Proffers. 

GENERAL 

1. Concept Development Plan. The Property shall be developed in substantial conformance with

the Concept Development Plan (“CDP”), hereby defined and identified as Sheets 1, 4, 5, 6, 7

and 9 of 9 of the plan set entitled “Zoning Map Amendment for Montebello Farm” prepared

by SMITH Engineering, dated March 9, 2018, and revised through April 18, 2019, including

the Zoning Modification (ZMOD)2018-0010 application (the “Plans”) and incorporated

herein by reference as Exhibit A. The CDP shall control the general development, layout, and

configuration of the Property, provided that all requirements and use limitations of the PD-

H4, administered as R-8 ADU zoning district, of the Zoning Ordinance must be complied

with as modified by ZMOD-2018-0010.  Minor adjustments to the locations of the proposed

roads and improvements as shown on the CDP shall be permitted as reasonably necessary, in

accordance with Zoning Ordinance Section 6-1209, to address grading, drainage,

environmental, cultural and natural features, development ordinance requirements, and other

final engineering considerations, and to accommodate the recommendations of

archaeological studies.

All land development applications, including zoning permit applications, for development of 

all or any portion of the Property shall identify said applications or permits as being subject 

to the Proffers of this ZMAP-2018-0003. 

2. Development Scope.  The Property shall be developed with a Community Center pursuant to

Section 4-104(B) of the Zoning Ordinance and up to 406 residential units, which will include

195 single-family detached residential dwelling units, 111 single-family attached residential

dwelling units, and 100 multi-family attached residential dwelling units, inclusive of

affordable dwelling units in accordance with Article 7 of the Zoning Ordinance, or with any

of the following permitted by-right uses: a community center in the PD-H4 zoning district,

administered R-8 ADU, provided that any special exception use shall receive the requisite

County approval prior to establishment of such use.

3. Design Standards.  The architecture of the single-family attached, single-family detached,

and multi-family attached residential units shall be designed of, and the units shall be

constructed of, high-quality architectural and building materials such as, but not limited to,

brick, siding, and cultured stone. The exterior building materials used on the front elevations

of the single-family detached units, each group of contiguous single-family attached units,

and multi-family attached residential buildings shall consist of a minimum of thirty percent

(30%) brick and/or cultured stone.  Such requirement shall not apply to the side and rear

elevations of the single-family detached units, each group of contiguous single-family

attached units, and multi-family attached residential buildings.  The single-family attached

and single-family detached residential units shall be no taller than two (2) stories above grade

at the front of the building (collectively, the “Single Family Units”).  The buildings

containing the multi-family attached residential units (the “Multi-Family Building”) shall be

no taller than four (4) stories above grade at the front of the buildings and shall be served by
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a common elevator.  All Single-Family Units shall have master bedrooms on the first floor. 

The parking garage areas on the first floor of each Multi-Family Building shall be enclosed 

with walls and garage doors so as to not provide open carports in the Multi-Family Buildings.  

Single-family detached residential units, single-family attached residential units, and multi-

family attached buildings shall generally conform to the architectural renderings attached 

herein as Exhibit B.  Architectural renderings demonstrating general conformance with this 

Proffer 3 shall be subject to review and approval by the Zoning Administrator or his 

designees prior to the approval of each zoning permit for such single-family attached 

residential, single-family detached residential, and multi-family attached residential units. 

Notwithstanding the foregoing, the exterior colors of the residential units presented on 

Exhibit B are illustrative.   

4. Community Center.  The Property shall be developed with a minimum of one (1) Community

Center pursuant to Section 4-104(B) of the Zoning Ordinance containing a minimum of 6,500

square feet (inclusive of the square footage associated with the meeting room facility and

fitness center noted below) of floor area (the “Clubhouse”), one (1) outdoor pool containing a

minimum of 4,000 square feet of water surface area (the “Pool”), one (1) meeting room

facility containing a minimum of 175 square feet to be contained within the Clubhouse, one

(1) fitness center containing a minimum of 500 square feet to be contained within the

Clubhouse, one (1) outdoor garden a minimum of 5,000 square feet in size, four (4) outdoor

recreational courts such as, but not limited to, pickle ball, bocce ball, and tennis courts to

serve as active recreational amenities for residents (the “Community Center”) as depicted on

Sheets 6 and 7 of 9 of the CDP.  The Active Recreation Space shall be provided in

accordance with Sheet 6 of 9 of the CDP. The six-foot (6’) wide natural surface trails and the

eight-foot (8’) wide asphalt surface trails shall be provided as depicted on Sheet 6 and 7 of 9

of the CDP.  Such trails shall be completed concurrently with the development of the

immediately adjacent units.  The Owner shall establish a public access easement for the

internal aforementioned natural surface and asphalt trail surfaces on the Property, subject to

County review and approval, prior to or in conjunction with the approval of the first record

plat for the Property.  The Owner shall begin construction (as evidenced by the occurrence of

a pre-construction meeting with the Department of Building and Development) on the

Community Center prior to the approval of the 1st zoning permit on the Property and shall

diligently pursue construction and completion of the Community Center.  The Owner shall

have the Community Center constructed and open to the residents no later than 2 years from

the date of the building permit issuance for the Community Center.  Should circumstances

beyond the control of the Owner arise, the Zoning Administrator may postpone the deadline

to complete the Community Center in consideration of such force majeure delays, as

prescribed in the Preamble of these Proffers.

5. Pocket Park.  The Property shall include a minimum of five (5) passive pocket parks as

depicted on Sheets 6 and 7 of 9 of the CDP.  Each passive pocket park shall contain

landscaping and hardscaping and a minimum of two (2) benches and shall be a minimum of

two hundred and fifty (250) square feet in size (the “Pocket Parks”).  The locations for the

Pocket Parks shall be in substantial conformance with the CDP, provided the final design and

extent of the area of such Pocket Parks shall be determined and shown on the first applicable

construction plan and profiles, record plat, and/or site plan, whichever is first in time, and

constructed concurrently with the adjacent residential units.

6. Residential Age Restriction. Each of the residential dwelling units referenced in Proffer 2

above shall be occupied by a household with at least one full-time resident fifty-five (55)
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years of age or older (an “Independent Adult”).  All other residents of any residential 

dwelling unit (“Resident”) on the Property shall reside with an Independent Adult, and each 

such Resident shall be (1) a spouse or a cohabitant of an Independent Adult; or (2) the child 

of an Independent Adult residing therein or the child of a person residing therein who 

qualifies as a Resident under (1) or (3) of this paragraph, such child being at least eighteen 

(18) years of age or older; or (3) a person who provides primary physical or economic

support to the Independent Adult residing therein.  Such qualifications for occupancy and

corresponding requisite minimum ages applicable shall be set forth in the Property Owners

Association documents, established pursuant to Proffer 7 below.  Notwithstanding the

foregoing limitations: (a) a person not within the above categories may be hired to provide

live-in, long term or terminal health care to an Independent Adult for compensation; or (b) if,

an Independent Adult, while maintaining residency of a residential dwelling unit is

compelled by law or court order to take custody of a child under eighteen (18) years of age,

the Independent Adult and any such child shall be allowed to continue to occupy the

residential unit. The restrictions of occupancy set forth in this Proffer shall be in conformance

with the State and Federal Fair Housing Acts and the Housing for Older Persons Act.

A. Guests.  Guests under the age of 55 are permitted to occupy such dwelling units

for periods of time not to exceed a cumulative ninety (90) days total for each such

guest in any calendar year.

B. Successor Owners.  If title to any such residential dwelling unit shall become

vested in any person under the age of 55 by reason of descent, distribution,

foreclosure or operation of law, the age restriction covenant shall not result in a

forfeiture or reversion of title, but rather, such person thus taking title shall not be

permitted to reside in such lot or dwelling unit until such person shall have

attained the age of 55 or otherwise satisfies the requirements as set forth

herein.  Notwithstanding the aforementioned, a surviving spouse under the age of

55 shall be allowed to occupy a dwelling unit consistent with the Federal Fair

Housing Act and the Virginia Fair Housing Law, as may be amended.

PROPERTY OWNERS ASSOCIATION 

7. Property Owners Association. The Property will be subject to one Property Owners

Association (the “POA”).  The POA shall include owners of all single-family detached,

single-family attached, and multi-family attached units developed on the Property.  The POA

shall be responsible for the maintenance and repair of recreational facilities, common areas,

private streets, street lighting, and trails and sidewalks located outside of public rights-of-

way; the landscaping of common areas; snow removal from private streets and parking areas;

the maintenance of all storm drainage easements and stormwater management/BMP

facilities, including stormwater ponds, to the extent not maintained by the County pursuant to

the County’s Stormwater Management Ordinance or pursuant to a separate written

stormwater maintenance agreement between the Owner and the County; and trash removal

and recycling services for the Property.  The POA for the Property shall be established and

POA documents imposing the property covenants recorded in the land records, subject to

County review and approval, prior to or in conjunction with the approval of the first record

plat for the Property.
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OPEN SPACE 

8. Open Space.  As depicted on Sheets 6 and 7 of 9 of the CDP, the Property shall include a

minimum of 29 acres on the Property that shall be permanently restricted to open space uses

in accordance with the Zoning Ordinance definition of Open Space.  The Owner shall depict

open space on the first residential record plat for the Property and on each subsequent record

plat.  The Owner shall provide an open space tabulation with each record plat, site plan, and

site plan amendment submission demonstrating that such applications provide the required

amount of open space and the amount remaining to be established on the Property after

development on the submitted site plan.

9. Open Space Easement Contribution.  The Owner shall contribute to Loudoun County

$867.99 per market rate dwelling unit constructed on the Property for use in the provision or

purchase of Open Space Easements, parkland and/or recreational amenities within the

Sterling Planning Subarea.  Such contribution shall be calculated at the time of the approval

of the zoning permit and shall be made prior to the issuance of an occupancy permit for each

residential unit and shall be adjusted pursuant to Proffer 31 below.

ENVIRONMENTAL 

10. Tree Conservation Areas.  Within the areas identified on the CDP as “Tree Conservation

Area,” the Owner shall preserve healthy trees provided, however, that trees may be removed

to the extent necessary for the construction of trails and Stormwater Management Facilities

that are required pursuant to the proffers and/or shown on the approved construction plans

and profiles as lying within such Tree Conservation Areas and for the construction of utilities

necessary for development of the Property.  Notwithstanding the previous sentence, a

minimum of eighty (80) percent of the canopy within the cumulative Tree Conservation Area

depicted on the CDP will be preserved, exclusive of stands of Virginia Pine over 25 years in

age.  In the event that the eighty (80) percent canopy threshold cannot be achieved within the

designated Tree Conservation Areas, such lost canopy will be recaptured elsewhere onsite in

locations to be designated at the discretion of the Owner in consultation with the County.

Boundaries of all Tree Conservation Areas shall be delineated on the record plat recorded for

each section of the development.

If, during construction on the Property, it is determined by the Owner’s certified arborist 

and/or the County that any healthy tree located within the boundaries of any of the Tree 

Conservation Areas described in this proffer has been damaged during construction and will 

not survive, then, prior to bond release on any section containing or immediately adjacent to 

a tree conservation area, the Owner shall remove each such tree and replace each such tree 

with two (2) 3 inch caliper native, non-invasive deciduous trees.  The placement of the 

replacement trees shall be proximate to the area of each such damaged tree so removed, or in 

another area as requested by the County.  

The POA documents shall include a provision that prohibits removal of trees in Tree 

Conservation Areas, as shown on the record plat, after construction has been completed by 

the Owner without specific permission of the County except as necessary to accommodate 

Forest Management Techniques, performed by or recommended by a professional forester or 

certified arborist, that protect or enhance the viability of the canopy. Such Management 

Techniques may include such actions as pruning and the removal of vines, invasive species, 

trees uprooted or damaged by extreme weather conditions, and trees or limbs that are 
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diseased, insect-infested, dead, or are considered a hazard to life or property.  The POA 

documents shall clearly state that such provisions prohibiting tree removal shall not be 

amended by the Owner or the POA without written approval from the County. The record 

plat for each portion of the Property containing a Tree Conservation Area shall contain a note 

stating that the removal of trees within a Tree Conservation Area is prohibited except in 

accordance with the Declaration of Covenants. 

11. Low-Impact Development.  The Owner shall provide a minimum of two (2) Low-Impact 

Development (“LID”) Best Management Practice to treat stormwater from the Property.  

Such LID practice may include, but shall not be limited to, water quality swales, bioretention 

facilities/rain gardens, sheet flow to vegetated buffers, or any alternative LID practice 

proposed by the Owner and deemed to be acceptable to the Department of Building and 

Development. The location of the LID practice shall be shown on the first site plan or 

construction plan and profiles, whichever is first in time, for the Property. 

TRANSPORTATION 

12. Potomac View Road Right-of-Way Dedication.  The Owner shall dedicate to the County, at 

no public cost, sufficient land along the Property to provide for forty-five feet (45’) of right-

of-way from the proposed centerline for Potomac View Road (VA Route 637) as such 

centerline is shown on Exhibit C (attached hereto) entitled Potomac View Road Exhibit dated 

December 11, 2018 and prepared by SMITH Engineering (the “Proposed Potomac View 

Centerline”) identified on the CDP as “Right of Way Dedication,” together with the grant of 

all related easements outside the dedicated right-of-way, such as slope maintenance, storm 

drainage, temporary construction and utility relocation easement, necessary to accommodate 

the construction of Potomac View Road.  Such dedication shall be made at the earlier to 

occur of (i) prior to the approval of the first site plan for the Property, (ii) prior to the 

approval of the first subdivision plat, or (iii) within thirty (30) days of written request (to 

include an approved deed and plat for execution by the Owner) for such dedication by the 

County or VDOT, in conformance with approved construction plans and profiles completed 

by others for Potomac View Road (VA Route 637).  Such site plan or subdivision approval 

shall not occur until the Owner has provided (i) written documentation from County Building 

and Development or Zoning Administration staff that the foregoing dedications have been 

accepted by the County and recorded in the Land Records; or (ii) written documentation from 

Zoning Administration staff that such dedications are no longer a prerequisite for approval of 

such site plan or subdivision plat. 

 

13. Potomac View Road Frontage Improvements. The Owner shall design, bond and construct 

the two (2) southern lanes of a four (4) lane modified undivided road section along the 

Property frontage on Potomac View Road (VA Route 637) (the “Potomac View Road 

Project”), such road section being shown on Exhibit C as “Typical Lane Configuration on 

Proposed Four Lane Undivided Roadway”.  The proffers for Zoning Map Amendment 

(ZMAP)2018-0001 Mount Sterling (“Mount Sterling”) approved by the Board of Supervisors 

September 12, 2018, commit to the design, bonding, and constructing of the northern two (2) 

lanes of Potomac View Road along the Mount Sterling frontage.  The Owner will coordinate 

with the applicant/owner of Mount Sterling to contemporaneously design, bond and construct 

the Potomac View Road Project in the areas where the parties own common frontage and are 

constructing two (2) lanes of such four-lane project.  Such two (2) southern lanes shall be 

bonded prior to the approval of the first subdivision plat or site plan on the Property, 

whichever occurs first.  Construction shall commence on such two (2) southern lanes prior to 
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the approval of the zoning permit for the cumulative 84th residential unit or within 30 days of 

the commencement of construction of the two (2) northern lanes by the applicant/owner of 

Mount Sterling, whichever occurs first but no earlier than the granting of first site approval or 

construction plan and profiles for the Property.  Such two (2) southern lane section shall be 

constructed and open to traffic, but not necessarily accepted by the Virginia Department of 

Transportation (“VDOT”) for maintenance, prior to the approval of the zoning permit for the 

cumulative 150th residential unit.    

 

The Owner shall provide a public access easement along the eastern side of the site entrance 

along Potomac View Road of sufficient size to accommodate the construction of a bus shelter 

for use by and incorporation into the Loudoun County Transit Services programming for bus 

service.  The public access easement area shall be determined, in consultation with 

Department of Transportation and Capital Infrastructure (DTCI) staff, prior to construction 

plan approval for the Potomac View Road Frontage Improvements.  Such public access 

easement shall be recorded prior to approval of the first subdivision plat, site plan, or site 

plan amendment on the Property, whichever occurs first.  

 

14. Potomac View Road Sidewalk.  The Owner shall, at no public cost, construct a six (6) foot 

wide sidewalk on the south side of Potomac View Road (VA Route 637), as depicted on 

Sheet 6 of 9 of the CDP (the “Potomac View Road Sidewalk”) that will taper down and 

connect to the existing segment of sidewalk extending south from Connemara Drive along 

Potomac View Road.  If located outside of the right-of-way, said sidewalk will be located 

within a ten (10) foot wide public access easement granted to the County, at no public cost, 

and will be maintained by the POA.  Such public access easement shall be recorded and the 

sidewalk shall be bonded or constructed prior to approval of the first subdivision plat, site 

plan, or site plan amendment on the Property, whichever occurs first, and shall be open and 

available for use prior to approval of the zoning permit for the cumulative 150th residential 

unit on the Property.  Said zoning permit shall not be approved until the Owner has provided 

written documentation from County Building and Development or Zoning Administration 

staff that the said public access easement is recorded and the sidewalk has been constructed 

and open for use.   

15. Potomac View Road Turn Lane Improvements.  Subject to VDOT approval, the Owner shall, 

design and construct a right turn taper and a left turn lane at the intersection of Potomac View 

Road (VA Route 637) and the entrance onto the Property from Potomac View Road (the 

“Potomac View Road Turn Lane Improvements”).  Such right turn taper and left turn lane 

shall be bonded prior to approval of the first subdivision plat, site plan, or site plan 

amendment on the Property, whichever occurs first.  Such right turn taper and left turn lane 

shall be constructed and open to traffic, but not necessarily accepted by VDOT for 

maintenance, prior to the approval of the zoning permit for the cumulative 203rd residential 

unit.   

16. Potomac View Road Traffic Signal.  Prior to the approval of the zoning permit for the 

cumulative 203rd residential unit, the Owner shall prepare and submit to the County and 

VDOT a Signal Justification Report (“SJR”) for the signalization of the intersection of 

Potomac View Road (VA Route 637) and the Property entrance.  If the signal is warranted 

and is approved by VDOT at this time, the Owner shall, within eighteen months of approval 

of the SJR, complete the construction of such signal and obtain approval from VDOT for 

such signal to be operational, subject to obtaining any necessary easements.  The Owner shall 
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notify the Zoning Administrator and the Director of DTCI of the findings of the signal 

warrant analysis.   

In the event that the signal is not warranted, the Owner shall prepare and submit a second 

SJR prior to the approval of the zoning permit for the cumulative 275th residential unit.  If the 

signal is warranted by VDOT at this time, the Owner shall, within eighteen months of VDOT 

approval of the SJR, complete the construction of such signal and obtain approval from 

VDOT for such signal to be operational, subject to obtaining any necessary easements.  The 

Owner shall notify the Zoning Administrator and the Director of DTCI of the findings of the 

signal warrant analysis.  In the event the first and second traffic warrant analysis are not 

approved by VDOT, the Owner shall be relieved of the obligation to construct said signal.   

a. Acquisition of Off-Site Right-of-Way and Easements. The Owner shall make good 

faith efforts to acquire the off-site right-of-way and/or easements necessary for the 

construction of said Potomac View Road traffic signal.  The Owner shall advise the 

County of such acquisition efforts and shall, to the best of its ability, attempt to 

acquire such off-site right-of-way and/or easements without the need for eminent 

domain proceedings. Where right-of-way and/or easements necessary for this 

proffered signal cannot be obtained, despite such good faith efforts, either (i) 

voluntarily through donation or proffer to the County, or (ii) through purchase by the 

Owner at a fair market value, the Owner shall request that the County acquire such 

right-of-way and/or easements by appropriate eminent domain proceedings by the 

County, with all costs associated with the eminent domain proceedings to be borne by 

the Owner, including, but not limited to, land acquisition costs and appraisal 

fees.  The initiation of such eminent domain proceedings is solely at the discretion of 

the County. 

If the necessary off-site right-of-way or easements cannot be acquired by the Owner 

and the County chooses not to exercise its right of eminent domain, the Owner shall 

be released from the obligation to acquire such right-of-way and/or easements.  If the 

County elects to defer its exercise of eminent domain, then the Owner’s proffer 

requiring such acquisition or construction shall likewise be deferred.  It is understood 

by the Owner that the County may, in its sole discretion, seek said right-of-way and 

off-site improvements from other landowners as development occurs. 

17. West Frederick Traffic Signal.  Prior to the approval of the zoning permit for the cumulative 

203rd residential unit, the Owner shall prepare and submit to the County and VDOT a Signal 

Justification Report (“SJR”) and an Access Management Exception (“AME”) for the 

signalization of the intersection of West Frederick Drive (Route 1454) and North Sterling 

Boulevard (Route 846).  If the signal is warranted by VDOT and the AME is approved by 

VDOT at this time, the Owner shall, within eighteen months of approval of the SJR and the 

AME, complete the construction of such signal and obtain approval from VDOT for such 

signal to be operational with any required modification (limited to phasing and/or timing) to 

the existing traffic signal at the intersection of East Frederick Drive (Route 1454) and North 

Sterling Boulevard (Route 846), subject to obtaining any necessary easements.  The 

Applicant will make every effort to obtain any easements necessary for the signal 

construction.  The Owner shall notify the Zoning Administrator and the Director of DTCI of 

the findings of the signal warrant analysis.   
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In the event that the signal is not warranted, the Owner shall prepare and submit a second 

SJR and an AME prior to the approval of the zoning permit for the cumulative 275th 

residential unit.  If the signal is warranted by VDOT at this time, the Owner shall within 

eighteen months of VDOT approval of the SJR and the AME, complete the construction of 

such signal and obtain approval from VDOT for such signal to be operational with any 

required modification (limited to phasing and/or timing) to the existing traffic signal at the 

intersection of East Frederick Drive (Route 1454) and North Sterling Boulevard (Route 846), 

subject to obtaining any necessary easements.  The Applicant will make every effort to obtain 

any easements necessary for the signal construction.  The Owner shall notify the Zoning 

Administrator and the Director of DTCI of the findings of the signal warrant analysis.  In the 

event the second traffic warrant analysis is not approved by VDOT, the Owner shall be 

relieved of the obligation to construct said signal. 

a. Acquisition of Off-Site Right-of-Way and Easements. The Owner shall make good 

faith efforts to acquire the off-site right-of-way and/or easements necessary for the 

construction of said West Frederick traffic signal.  The Owner shall advise the 

County of such acquisition efforts and shall, to the best of its ability, attempt to 

acquire such off-site right-of-way and/or easements without the need for eminent 

domain proceedings. Where right-of-way and/or easements necessary for this 

proffered signal cannot be obtained, despite such good faith efforts, either (i) 

voluntarily through donation or proffer to the County, or (ii) through purchase by the 

Owner at a fair market value, the Owner shall request that the County acquire such 

right-of-way and/or easements by appropriate eminent domain proceedings by the 

County, with all costs associated with the eminent domain proceedings to be borne by 

the Owner, including, but not limited to, land acquisition costs and appraisal 

fees.  The initiation of such eminent domain proceedings is solely at the discretion of 

the County. 

If the necessary off-site right-of-way or easements cannot be acquired by the Owner 

and the County chooses not to exercise its right of eminent domain, the Owner shall 

be released from the obligation to acquire such right-of-way and/or easements.  If the 

County elects to defer its exercise of eminent domain, then the Owner’s proffer 

requiring such acquisition or construction shall likewise be deferred.  It is understood 

by the Owner that the County may, in its sole discretion, seek said right-of-way and 

off-site improvements from other landowners as development occurs. 

18. Potomac View Road and Harry Byrd Highway (Route 7) Right Turn Lane Improvement (the 

“Additional Northbound Right Turn Lane”). The proffers for ZMAP-2012-0023 Potomac 

Corner Center (“Potomac Corner Center”) commit to reserve approximately 2,075 square feet 

for possible dedication and conveyance to the County for public street purposes at such time 

as any future improvements along Potomac View Road by others necessitate such 

dedication.     

a. Subject to the approval of all necessary construction plans and profiles by the County, 

VDOT and any other reviewing authority, and the granting of any other necessary 

approvals and all necessary right of way and associated easements (all at no cost to 

Owner), the Owner shall design and construct a second right turn lane from northbound 

Potomac View Road (VA Route 637) to eastbound Route 7 (the “Additional Northbound 

Right Turn Lane”), to include the re-marking of the existing right turn lane into a shared 

right turn lane/through lane.  In the event the County has received proffered funds from 
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others for the design and construction of the Additional Northbound Right Turn Lane, the 

Owner may request to enter into a reimbursement agreement with the County, as 

approved by the County Attorney’s Office, for reimbursement of such deign and 

construction costs, and such agreement shall be submitted to the Department of 

Transportation and Capital Infrastructure at the time of submission of the construction 

plans and profiles for the Additional Northbound Right Turn Lane.   

b. In the event the Owner is able to obtain all of the necessary right-of-way and easements 

to construct the Additional Northbound Right Turn Lane, then the Owner shall construct 

said improvement according to VDOT and FSM standards, and said improvements shall 

be open to traffic, but not necessarily accepted by VDOT for maintenance, prior to the 

approval of the 271st zoning permit.  Said improvement will be bonded prior to the 

approval of the construction plans and profiles for said improvement.  Should 

circumstances beyond the control of the Owner arise (including but not limited to 

obtaining third-party consent to the relocation of utilities, need for offsite right of way or 

offsite easements), the Zoning Administrator may extend the period by which this 

improvement must be completed.  To initiate such extension, Owner shall deliver 

information and documentation illustrating the nature of the delay and Owner’s good 

faith attempts to resolve such issues, to the Zoning Administrator.      

c. In the event the Owner is unable to obtain all of the necessary right-of-way and 

easements to construct the Additional Northbound Right Turn Lane then the Owner shall 

make a Regional Transportation Contribution to the County which shall be payable on a 

per dwelling unit basis in the amount of $5,000.00 per market-rate residential dwelling 

unit at the time of occupancy permit issuance for each market-rate residential dwelling 

unit on the Property, which contribution  shall be used at the discretion of the County to 

fund any transportation projects within the Sterling Planning Subarea. 

19. Regional Transit Contribution.  The Owner shall contribute to the County, $625.00 per 

market-rate residential dwelling unit constructed, which contribution shall be deposited in a 

Transit/Rideshare County trust fund or otherwise be used by the County to support transit 

services as described in the 2010 Countywide Transportation Plan (the “CTP”) as amended.  

This contribution shall be paid on a per dwelling unit basis prior to the approval of each 

market-rate residential dwelling unit zoning permit on the Property.    

AFFORDABLE HOUSING 

20. Affordable Dwelling Units. In accordance with Article 7 of the Zoning Ordinance and 

Chapter 1450 of the Codified Ordinances of Loudoun County, the Owner shall provide not 

less than twelve and one half percent (12.5%) of the total number of dwelling units approved 

pursuant to this ZMAP-2018-0003 as Affordable Dwelling Units (“ADUs”).  Such ADUs 

shall be provided as thirty-nine (39) single-family attached units and twelve (12) multi-family 

units and be noted on all applicable record plats, condominium plats, or site plans.    

21. Unmet Housing Needs. The Owner shall make an Unmet Housing Needs contribution to the 

County in the amount of $2,142.86 per market-rate, non-ADU, residential dwelling unit 

constructed on the Property.  The amount of such contribution payable for each market-rate 

dwelling unit, adjusted pursuant to Proffer 31 below, shall be calculated at the time of the 
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approval of the zoning permit for each said dwelling unit and shall be payable prior to the 

issuance of the occupancy permit for such dwelling unit on the Property. Such funds shall be 

used for such purposes as, without limitation, facilitating the creation of rental housing units 

or providing purchasing assistance for qualified applicants in Loudoun County with a 

household income of between 0% and 100% of the Washington Metropolitan Statistical Area 

Median Income (“AMI”) as published by the U.S. Department of Housing and Urban 

Development from time to time. Said contributions shall be placed by the County in an 

account for affordable housing to serve households with incomes between 0% and 100% of 

the AMI at the discretion of the Board of Supervisors and shall not be required to be 

deposited in the County of Loudoun Housing Trust. 

CAPITAL FACILIITES CONTRIBUTIONS 

22. Capital Facilities Contributions.  The Owner shall make a per dwelling unit contribution 

towards capital facilities payable prior to the issuance of the occupancy permit for each 

dwelling unit as follows:    

a. Age-Restricted Housing Single-Family Detached, Single-Family Attached, and 

Multi-Family Attached Market Rate Unit Contribution Rate. 

i. $17,613.14 per age-restricted single-family detached market-rate unit, 

ii. $14,398.05 per age-restricted single-family attached market-rate unit, and  

iii. $9,179.34 per age-restricted multi-family attached market-rate unit.  

  

b. Capital Facility Credit.  The Owner shall receive a credit towards Capital Facility 

contributions per County policies for the base density permitted by-right, specifically 

84 single-family detached market rate units at a capital intensity factor of $47,554.27 

per by-right single-family detached unit (a cumulative Capital Facility Credit of 

$3,994,558.50).  Such credit shall be prorated over all market-rate occupancy permits 

and payments shall be issued in accordance with Proffer 21.a.   

c. Calculation of Capital Facility Contribution.  The calculation shall be made at the 

time of the approval of the zoning permit for each said dwelling unit and shall be 

adjusted pursuant to Proffer 31 below.   

FIRE AND RESCUE CONTRIBUTION 

23. Fire & Rescue Contribution. The Owner shall make a one-time contribution of $130.00 per 

market-rate dwelling unit on the Property payable to the County for distribution by the 

County to the volunteer fire and rescue companies providing service to the Property. The 

amount of the said contribution payable for each said dwelling unit, shall be calculated at the 

time of the approval of the zoning permit for each said dwelling unit and shall be payable 

prior to the issuance of the zoning permit for such dwelling unit.  The amount of such 

contribution shall be adjusted on a yearly basis from the base year of 2016 and change 

effective each January 1 thereafter, in accordance with changes to the Consumer Price Index 

for all urban consumers (CPI-U), 1982-1984=100 (not seasonally adjusted), as published by 

the Bureau of Labor Statistics, U.S. Department of Labor, for the Washington-Baltimore, 

DC-MD-VA-WV Consolidated Metropolitan Statistical Area (the “CPI”).  Contributions 

pursuant to this paragraph shall be divided equally between the servicing fire and rescue 

companies providing service to the Property.  Notwithstanding the foregoing, if at the time of 

the application for any such zoning permit, the primary servicing fire and rescue company 
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does not utilize, to any significant extent, either volunteer staff or apparatus owned by a 

volunteer organization, then the Owner may elect to make no contribution. The intent of this 

provision is to support volunteer fire and rescue staffing and operations so long as any 

significant element of the primary provider of fire and rescue services to the Property is 

volunteer-owned or operated. If only one of these services has ceased to utilize volunteer 

staff and apparatus, then the contribution may be halved and shall be provided to the 

remaining company. 

24. Emergency Access Mechanisms.  The Owner shall provide an emergency access mechanism 

that is acceptable to the Department of Fire and Rescue Services for emergency access at the 

entrance along Potomac View Road and the entrance along West Frederick Drive.  Prior to 

installing a controlled vehicular access mechanism at the entrance along Potomac View Road 

and/or at the entrance along West Frederick Drive, the Owner shall coordinate with the 

Department of Fire and Rescue Services for the approval of said emergency access 

mechanism.  Activation of such mechanism shall occur prior to the issuance of the 84th 

zoning permit.   

SIGNAGE 

25. Vestal’s Gap Road Signage.  The Owner shall provide one (1) sign identifying the previous 

location of old Vestal’s Gap Road along the Property’s southern boundary line.  The Owner 

will coordinate the location and the content of the sign with the County Preservation Planner.   

Such signage shall be installed prior to the issuance of a residential occupancy permit for the 

first unit immediately adjacent to the previous location of old Vestal’s Gap Road.   

26. Entrance Gateway Feature(s) for Sterling.  The Owner shall make a one-time contribution in 

the amount of $15,000.00 to the County to fund the design and installation of an entrance 

gateway feature(s), which may include signage stating “Welcome to Sterling” and/or 

landscaping, to be located proximate to the intersection of one or both of the following 

intersections: (1) the intersection of Sterling Boulevard (Route 846) and Harry Byrd Highway 

(Route 7); and/or (2) the intersection of Sterling Boulevard (Route 846) and Sully Road 

(State Route 28).  The proffer payment shall be made within sixty (60) days of receipt of 

written request from Loudoun County confirming the acquisition of easement(s) for said 

entrance gateway feature(s) and issuance of the requisite permit(s) for the construction of 

such entrance gateway feature(s).  In the event that Loudoun County has not made such 

request prior to  the approval of the 350th residential zoning permit,  then prior to the approval 

of the 375th residential zoning permit, the Owner shall make the aforementioned one-time 

contribution to the County to be used by the County within the Sterling Election District.   
 

CONNEMARA WOODS HOMEOWNERS ASSOCIATION  

27. Interparcel Connections.  Development of the Property by the Owner shall not include either 

a pedestrian or a vehicular interparcel access at the terminus of Connemara Drive.  The 

Owner shall provide a pedestrian connection through the open space on the Property to an 

existing off-site pedestrian connection located between Lot 47 (PIN: 020-29-6543) and Lot 

48 (PIN: 020-29-6136) in the Connemara Woods Subdivision.  Such pedestrian connection 

shall be completed prior to the issuance of the occupancy permit for the residential dwelling 

units immediately adjacent to the Connemara Woods Subdivision.     
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28. Fencing.  The Owner shall remove the existing wire fence and supporting posts along the 

shared property line between the Connemara Woods Community and the Property during the 

construction of residential units.  The Owner shall install a four-foot (4’) tall, three (3) rail 

fence on the shared property line between Connemara Woods Community and the Property.  

Such fencing shall be installed and completed by the Owner prior to the issuance of the 

occupancy permit for the residential units immediately adjacent to the Connemara Woods 

Subdivision.  Such fence shall be maintained by the POA.   

29. Existing Drainage.  The Owner will work to address the existing drainage concerns by 

containing and capturing all sheet flow and drainage from the Property.  The Owner shall 

provide a rear yard inlet extending from the low corner of the terminus of Connemara Drive 

to collect the drainage coming off Connemara Drive and to pipe it into the Property for 

treatment, subject to County approval.  Subject to County approval, the Owner shall provide 

rear yard inlets where necessary to prevent any runoff into the Connemara Woods 

Subdivision.    If approved by the County, such rear yard inlets shall be completed prior to 

the issuance of the occupancy permit for the residential units immediately adjacent to the 

Connemara Woods Subdivision.   

MISCELLANEOUS  

30. Severability. Any portion of the Property may be the subject of a Proffered Condition 

Amendment,  Zoning Concept Plan Amendment, Rezoning, Special Exception, Commission 

Permit, Zoning Modification, Variance or other zoning action without the joinder and/or 

consent  of the owners of the other land areas within the Property, provided (A) that such 

application  is compatible with these Proffers, (B) that the approval of such application would 

have no material, adverse impact upon any other land within the Property or the performance 

of any of these Proffers by the owners of the other land within the Property, (C) that such 

application  complies with all relevant Zoning Ordinance and Virginia Code provisions, (D) 

that such application includes a proffer audit outlining the status of each commitment in these 

Proffers, and (E) that such application shall not be approved by the Board of Supervisors 

unless the application has been presented and considered at such public meetings or hearings 

as required by law. Previously-approved proffered conditions or development conditions 

applicable to a particular portion of the Property which are not the subject of such a future 

application shall remain in full force and effect.  

31. Annual Adjustment. Unless otherwise specified, all cash contributions enumerated in these 

Proffers shall be adjusted on a yearly basis from the base year of 2019 in accordance with 

changes to the CPI.  This adjustment shall take effect on January 1, 2020 and change 

effective each January 1 thereafter. 

The undersigned hereby warrant that all owners of any legal interest in the Property have 

signed this Proffer Statement, that no signature from any additional party is necessary for these 

Proffers to be binding and enforceable in accordance with their terms, that they, together with the 

others signing this document, have full authority to bind the Property to these conditions, that the 

officers and/or managers of the Owners signing these Proffers are authorized to act on behalf of the 

Owners; and that the Proffers are entered into voluntarily. 

[SIGNATURE PAGES FOLLOW] 
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WITNESS the following signatures and seals: 

 

CORRADO FAMILY LIMITED PARTNERSHIP 

a Virginia limited partnership 

 

By: The Michael A. Corrado 2012 Family Irrevocable Trust 

Its general partner 

 

By: Wells Fargo Bank, N.A., Trustee 

 

 

 

By: _____________________________(SEAL) 

Name: ________________________________ 

Title: _________________________________ 

 

 

By: The Theda M. Corrado Grandchildren’s Trust 

Its general partner 

 

By: Wells Fargo Bank, N.A., Trustee 

 

 

 

By: _____________________________(SEAL) 

Name: ________________________________ 

Title: _________________________________ 

 

 

STATE OF NORTH CAROLINA, 

COUNTY OF ________________, to-wit: 

 

The foregoing instrument was acknowledged and sworn to before me this ___ day of 

_______________, 2019 by _____________________ as ____________________ of Wells Fargo 

Bank, N.A., Trustee of the Michael A. Corrado 2012 Family Irrevocable Trust, the general partner of 

Corrado Family Limited Partnership 

 

_________________________________________ 

Notary Public 

 

My commission expires: ________ 

Notary Registration No.: ________ 
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STATE OF NORTH CAROLINA, 

COUNTY OF ________________, to-wit: 

 

The foregoing instrument was acknowledged and sworn to before me this ___ day of 

_______________, 2019 by _____________________ as ____________________ of Wells Fargo 

Bank, N.A., Trustee of the Theda M. Corrado Grandchildren’s Trust, the general partner of Corrado 

Family Limited Partnership 

 

_________________________________________ 

Notary Public 

 

My commission expires: ________ 

Notary Registration No.: ________ 
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THE MICHAEL A. CORRADO REVOCABLE TRUST AS 

SAME MAY BE AMENDED TIME TO TIME 

 

 

_____________________________________(SEAL) 

Leslie Corrado Stillwagon, Trustee 

 

 

 

 

STATE OF _________________, 

CITY/COUNTY OF ___________________, to-wit: 

 

The foregoing instrument was acknowledged and sworn to before me this ___ day of 

__________________, 2019 by Leslie Corrado Stillwagon, Trustee of The Michael A. Corrado 

Revocable Trust, as Same May be Amended Time to Time. 

 

________________________________________  

Notary Public 

 

My commission expires: ________ 

Notary Registration No.: ________ 
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THE THEDA M. CORRADO REVOCABLE TRUST AS 

SAME MAY BE AMENDED TIME TO TIME 

 

 

 

_____________________________________(SEAL) 

Leslie Corrado Stillwagon, Trustee 

 

 

 

 

 

STATE OF _________________, 

CITY/COUNTY OF ___________________, to-wit: 

 

The foregoing instrument was acknowledged and sworn to before me this ___ day of 

__________________, 2019 by Leslie Corrado Stillwagon, Trustee of The Theda M. Corrado 

Revocable Trust, as Same May be Amended Time to Time. 

 

________________________________________  

Notary Public 

 

My commission expires: ________ 

Notary Registration No.: ________ 
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EXHIBIT A 

 

CONCEPT DEVELOPMENT PLAN 

 

Dated July 11, 2018, revised through April 18, 2019 
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EXHIBIT B 

 

ARCHITECTURAL ELEVATIONS 
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EXHIBIT C 

 

POTOMAC VIEW ROAD PROJECT 

 

Dated December 11, 2018  

 

 



MONTEBELLO FARMS 

ZMOD-2018-0010 

April 29, 2019 

1. Zoning Modifications.    Zoning Ordinance Modification (ZMOD)-2018-0010 grants the

approval of the following modifications:

Zoning Ordinance Section Proposed Modification 

§1-205(A), Interpretation of

Ordinance, Limitations and Methods

for Measurement of Lots, Yards and

Related Terms, Lot Access

Requirements.

Permit lots for single-family attached, single-family 

detached, and multi-family dwelling units in the PD-H4, 

administered R-8 ADU (pursuant to Section 7-800), 

zoning district to have frontage on private streets in lieu 

of a Class I, Class II, or Class III road, or private access 

easement.  

§3-508(B), R-8 Single Family

Residential, Building Requirements,

Building Height.

Permit an increase in the maximum height of 

multifamily attached buildings from 45 feet to 60 feet. 

§3-511(A), R-8 Single Family

Residential, Development Setback and

Access from Major Roads, Private

Streets.

Permit single family detached dwelling units and the 

community center use to be served by private streets. 

§4-110(B), Planned Development

Housing, Site Planning – Internal

Relationships

Permit all residential uses and the community center use 

to be served by private streets.  

§7-803(C)(1)(b), R-8 Single Family

Residential District, Lot and Building

Requirements, Yards, Single Family

detached, suburban and traditional,

side.

Reduce the minimum side yard for single family 

detached units from 8 feet to 6 feet and reduce the 

minimum distance between units from 16 feet to 12 feet. 

§7-803(C)(2)(b), R-8 Single Family

Residential District, Lot and Building

Requirements, Yards, Single Family

attached units, side.

Reduce the minimum side yard for single family 

attached end units from 8 feet to 6 feet. 

2. Conditions. The approval of ZMOD-2018-0010 shall be subject to the following

conditions: 

a. Substantial Conformance. The development of the approximately 84.72-acre

parcels identified as Tax Map Numbers /81AA/1/////2A  (PIN: 020-18-9891),

/81AA/1/////1A  (PIN: 020-28-7919), /81AA/1/////3A (PIN: 020-29-3528), (the

“Property”) shall be in substantial conformance with Sheets 1, 4, 5, 6 and 7 of 9

the plan set entitled “Montebello Farm Zoning Map Amendment” dated March 9,

2018, revised through April 18, 2019, prepared by Smith Engineering, (the “Plan

Attachment 2



Set”) incorporated herein by reference, and the Revised 1993 Loudoun County 

Zoning Ordinance.  Approval of for Zoning Ordinance Modifications for the 

Property shall not relieve the applicant or the owner(s) of the Property, their 

successors of interest, or parties developing, establishing, or operating the use on 

the Property from the obligation to comply with and conform to any other Zoning 

Ordinance, Codified Ordinance, or other applicable regulatory requirement. 



PLANNING COMMISSION FINDINGS FOR APPROVAL 

ZMAP-2018-0003 & ZMOD-2018-0010, Montebello Farms 

1. The proposal is consistent with Revised General Plan (Plan) Land Use Policies, which

recommend residential development with a density of eight units per acre in the subject

location.

2. The proposal is consistent with the General Retirement Housing Policies of the Plan by

providing a mix of housing types, such as single family detached units, single family

attached units, and multifamily units.

3. The proposal meets the intent of the Green Infrastructure Polices of the Plan by providing

tree conservation areas and low impact design and best management practices for storm

water management.

Attachment 3
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