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BOARD OF SUPERVISORS 
BUSINESS MEETING 

ACTION ITEM 
 
SUBJECT: TRANSPORTATION AND LAND USE COMMITTEE 

REPORT: Rural Uses and Performance Standards Phase 2 
Zoning Ordinance Amendment (ZOAM)  

 
ELECTION DISTRICTS: Countywide 
 
CRITICAL ACTION DATE: At the pleasure of the Board  
 
STAFF CONTACTS: Mark Depo, CZA, Senior Planner, Planning and Zoning 
 Mark Stultz, CZA, Zoning Administrator, Planning and Zoning 
 Alaina Ray, AICP, Director, Planning and Zoning 
 
PURPOSE: To separate amendments involving the proposed new use “Sport Shooting Range, 
Outdoor” from ZOAM-2017-0004 (Phase 2) and process such amendments as part of the 
comprehensive Zoning Ordinance Rewrite.  
 
RECOMMENDATION:  
 
Board of Supervisors: At the October 2, 2019, Board Business Meeting, the Board forwarded (6-
0-3: Buona, Meyer, and Volpe absent) Rural Uses and Performance Standards Phase 2 ZOAM to 
the October 15, 2019, Transportation and Land Use Committee (TLUC) meeting for further review 
and discussion.  
 
Transportation and Land Use Committee: At the October 15, 2019, TLUC meeting, TLUC 
forwarded (3-0-2: Meyer and Volpe absent) a recommendation to the Board to separate 
amendments involving the proposed new use “Sport Shooting Range, Outdoor” from ZOAM-
2017-0004 (Phase 2) and process such amendments as part of the comprehensive Zoning 
Ordinance Rewrite.1  
 
Staff: Staff recommends that the Board separate amendments involving the proposed new use 
“Sport Shooting Range, Outdoor” from ZOAM-2017-0004 (Phase 2) and that such amendments 
be processed as part of the comprehensive Zoning Ordinance Rewrite referenced in the ZOAM 
Work Program adopted (9-0) December 4, 2018, and updated July 18, 2019. 
 
 

                                                 
1A copy of the TLUC- Action Report from October 15, 2019, meeting can be viewed online. 

file://prod/public/group%20drives/County%20Administration/BOS%20Staff%20Report%20Review/2019/TLUC/10-15-19/Finals%20for%20Posting/10-15-19%20TLUC%20Action%20Report.pdf
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BACKGROUND: At the November 1, 2016, Board Business Meeting, the Board adopted (8-0-1:  
Volpe absent) Zoning Ordinance Amendment (ZOAM)-2015-0006, Rural Uses and Historic 
Structures. The Board’s action on ZOAM-2015-0006 included direction to prepare amendments 
to include the recommendations of the Zoning Ordinance Action Group (ZOAG) to allow “Eco-
Tourism,” “Farm Based Tourism,” and “Restaurant” uses in open space and to permit “Recreation 
Establishment, Indoor” and “Virginia Farm Winery” uses in certain rural zoning districts. 
 
The Rural Uses and Performance Standards ZOAM was subsequently included on the 2017 ZOAM 
Work Program, which the Board adopted (7-0-2: Letourneau and Meyer absent) with the Strategic 
Plan item on March 2, 2017, and reaffirmed (9-0) with the Strategic Plan Update item on 
November 8, 2017. The ZOAM was carried forward with the 2018 ZOAM Work Program, which 
the Board adopted (9-0) on February 6, 2018. 
 
As originally described in the 2017 ZOAM Work Program, the Rural Uses and Performance 
Standards ZOAM was intended to address ZOAG’s carryover recommendations from ZOAM-
2015-0006, as well as “sports fields and rural recreation, outdoor shooting ranges, farm worker 
housing, use(s) of existing buildings/structures, as well as more general refinement of permitted 
use lists, definitions of uses, and related performance standards, to include allowable timeframes 
for outdoor music and similar sounds associated with permitted rural uses.” The outdoor shooting 
ranges use was added to the work program as recommended by TLUC following Zoning 
Administration determining that Recreation Establishment, Outdoor and Rural Recreation 
Establishment, Outdoor do not allow for outdoor shooting ranges.  This description of the ZOAM’s 
scope was purposely broad as it was proposed as a continuation of ZOAG’s Work Plan Package 1, 
which was the original basis for the rural amendments. ZOAG’s Work Plan Package 1 included a 
comprehensive review of the rural use classifications of Article 2 of the Zoning Ordinance, to 
include specific uses. While a variety of specific use recommendations were included with ZOAM-
2015-0006, the originally intended comprehensive review of rural use classifications was not 
completed, and was therefore incorporated as part of the second phase of rural amendments. The 
topics identified for inclusion in the second phase reflected this original intent, and originated from 
multiple sources, that included feedback received from Board members during consideration of 
other ZOAM initiatives, staff’s interactions with public and private stakeholders, and advisory 
groups such as ZOAG and the Rural Economic Development Council (REDC). The following is 
a summary of the preliminary efforts concerning this initiative to date for the Phase 2 ZOAM. 
 
Preliminary Efforts: 
 
• ZOAG: Based on the intent described in the adopted work program, staff and ZOAG’s Rural 

Subcommittee conducted multiple meetings during 2017 to refine the scope of the ZOAM that 
included analysis of potential uses in the rural zoning districts and preliminary consideration 
of alternative regulatory approaches to impact mitigation. The subcommittee’s meetings were 
held monthly, advertised on the Loudoun County website, and open to the public. Specifically, 
staff and ZOAG’s Rural Subcommittee discussed the following topics:  
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1. Board-directed items including ZOAG’s carryover recommendations from ZOAM-
2015-0006: “Eco-Tourism,” “Farm Based Tourism,” and “Restaurant” uses in open 
space, “Virginia Farm Winery” use in the Rural Commercial (RC) District, and 
“Recreation Establishment, Indoor” uses in rural western Loudoun County, as well as 
related definitions and performance standards, consistent with the adopted ZOAM 
Work Program; 

2. A TLUC-recommended and Board-directed item regarding outdoor shooting ranges 
use in rural western Loudoun County, as well as related definitions and performance 
standards, consistent with the adopted ZOAM Work Program; 

3. Subcommittee-initiated items regarding “Wetlands Bank Mitigation” and “Public or 
Private Playgrounds and Neighborhood Parks” uses in open space; 

4. Staff-initiated items regarding “Farm Restaurant” and “Recreation Establishment, 
Outdoor” in conjunction with “Recreation Establishment, Indoor” uses, as well as 
related definitions and performance standards, consistent with the adopted ZOAM 
Work Program; 

5. Staff-initiated items regarding “Limited Distillery” and “Agritourism,” consistent with 
the adopted ZOAM Work Program and the Code of Virginia; and  

6. REDC and staff-initiated items regarding additional housing options (“Tenant 
Dwelling” and “Dormitory, seasonal labor”) for farm workers and non-rustic or 
glamorous camping, consistent with the adopted ZOAM Work Program.  

 
The information reviewed with the Subcommittee was general in nature and intended to 
establish the scope of the ZOAM. 

 
• REDC: Over the course of the ZOAG Rural Subcommittee’s preliminary discussions, staff 

ensured the REDC and its Policy Implementation Committee (PIC) were aware of the Zoning 
Ordinance amendments being considered. Moreover, the REDC and PIC were informed of the 
ZOAG Rural Subcommittee’s findings and discussed REDC concerns related to farm worker 
housing, non-rustic or glamorous camping, and agricultural operations. The information 
reviewed with the REDC and PIC was general in nature and intended to ensure awareness of 
the ZOAG Rural Subcommittee’s discussions, with the understanding that draft text would be 
presented to the REDC for input once it was finalized.  

 
• TLUC: At the February 26, 2018, TLUC meeting, staff provided TLUC an update on the 

planned scope of the proposed ZOAM amendment. Following discussion, TLUC 
recommended (2-1-2: Umstattd opposed; Meyer and Randall absent) that the Board take the 
following actions regarding the items proposed by staff for inclusion in the ROIA:  

 
1. Approve the ROIA for a limited scope of amendments,  
2. Direct staff to seek recommendations from ZOAG and REDC on certain items and 

return to TLUC with such recommendations before proceeding with a separate ROIA, 
and  

3. Eliminate certain items from any additional consideration. 
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• Board of Supervisors: At the April 19, 2018, Board Business Meeting, the Board adopted (9-
0) the ROIA as recommended by TLUC and as further amended for Rural Uses and 
Performance Standards Phase 2 ZOAM (Phase 2 ZOAM) to include allowing “Eco-Tourism,” 
“Farm Based Tourism,” and “Restaurant” uses in open space; allowing “Recreation 
Establishment, Indoor,” “Virginia Farm Winery,” and “outdoor shooting range” uses in certain 
rural zoning districts; and deleting “Wetland Mitigation” as a use. Furthermore, the Board 
directed (9-0) staff to report back to TLUC with recommendations from ZOAG, REDC, and 
Visit Loudoun on the remainder of the amendments presented: Farm Restaurant; Limited 
Distillery; Recreation Establishment, Outdoor; Agritourism and Agritainment; Farm Worker 
Housing and Tenant Dwelling; Noise Standards; Bed and Breakfast Homestay and Inn; 
Country Inn; Boarding Camp, Day Camp, and Campgrounds; Craft Beverage Manufacturing; 
and Agricultural Operations (Rural Uses and Performance Standards Phase 3 ZOAM items) 
(Attachment 1).2 

 
Phase 2 ZOAM: 
 
Staff and ZOAG’s Rural Subcommittee conducted multiple meetings during 2018 and 2019 to 
develop the draft text for ZOAM-2017-0004, Phase 2 ZOAM (Attachment 2). The subcommittee’s 
meetings were held monthly, advertised on the Loudoun County website, and open to the public.  
 
At the July 16, 2019, TLUC meeting, TLUC forwarded (3-1-1: Meyer opposed; Randall absent) a 
recommendation to the Board to separate amendments involving the proposed new use “Sport 
Shooting Range, Outdoor” from ZOAM-2017-0004 (Phase 2) and process such amendments as 
part of the comprehensive Zoning Ordinance rewrite.3 
 
At the October 2, 2019, Board Business Meeting, the Board forwarded (6-0-3: Buona, Meyer, and 
Volpe absent) Rural Uses and Performance Standards Phase 2 ZOAM to the October 15, 2019, 
TLUC meeting for further review and discussion. Specifically, such discussion is to focus on 
questions raised by the REDC about safety, location and noise associated with the new proposed 
use “Sport Shooting Range, Outdoor,” and whether a “Recreation Establishment, Indoor” use is 
compatibility with the Rural Policy Area. The REDC’s questions and staff responses are provided 
in Attachment 3.  
 
At the October 15, 2019, TLUC meeting, TLUC forwarded (3-0-2: Meyer and Volpe absent) a 
recommendation to the Board to separate amendments involving the proposed new use “Sport 
Shooting Range, Outdoor” from ZOAM-2017-0004 (Phase 2) and process such amendments as 
part of the comprehensive Zoning Ordinance Rewrite. 
 
The draft text for the Phase 2 ZOAM is ready to proceed to the Planning Commission 
(Commission) for their first public hearing on the item. If the “Sport Shooting Range, Outdoor” 
amendments are not separated from the Phase 2 ZOAM prior to scheduling a Commission public 

                                                 
2A copy of the Board Business Meeting Copy Teste from April 19, 2018 can be viewed online. 
3A copy of the TLUC- Action Report from July 16, 2019 meeting can be viewed online.  

file://prod/public/group%20drives/County%20Administration/BOS%20Staff%20Report%20Review/2018/Business%20Meetings/04-19-18/Copy%20Teste(s)/Finals/Item%2010a%20TLUC%20Intent%20to%20Amend%20Rural%20Uses%20Performance%20Stand%20ZoOrd%20Amend.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/352950/07-16-19%20TLUC%20Action%20Report.pdf
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hearing, staff intends to conduct community outreach concerning the new use and proposed 
standards for outdoor shooting ranges. Staff anticipates the following timeline for the Phase 2 
ZOAM, if the Phase 2 ZOAM continues to include outdoor shooting ranges: 
 
• January 2020 to March 2020 – Community outreach and applicable subcommittee meetings 
• May 2020 – Commission public hearing 
• July 2020 – Board public hearing 
 
If the “Sport Shooting Range, Outdoor” amendments are separated from the remaining Phase 2 
ZOAM amendment, staff anticipates the following timeline for the Phase 2 ZOAM4: 
 
• January 2020 – Commission public hearing  
• March 2020 – Board public hearing 
 
TLUC’s and staff’s recommendations are to process outdoor shooting ranges as part of the 
comprehensive Zoning Ordinance Rewrite, thereby enabling the associated outreach to occur as 
part of the larger rewrite effort, while allowing the other elements of the Phase 2 ZOAM that have 
already been through the public outreach process to advance for public hearing without additional 
delay. 
 
The following is a summary of the draft text for “Sport Shooting Range, Outdoor” proposed with 
the Phase 2 ZOAM as well as the recommendations of ZOAG and REDC: 
 

1. Sport Shooting Range, Outdoor  
 

Draft Text: Establish the new use type “Sport Shooting Range, Outdoor” and add it to the 
AR-1 and AR-2 zoning districts as a SPEX use. Establish new Additional Regulations for 
the Sport Shooting Range, Outdoor use. Establish a new definition for “Sport Shooting 
Range, Outdoor” under Zoning Ordinance Article 8, Definitions. 

 
Comments: Currently, the Zoning Ordinance does not list an outdoor shooting range as a 
use. Currently,  “Firearm Range, Indoor” (Not Defined) is a permitted use in the MR-HI 
and PD-GI zoning districts and “Firearm range, archery range, indoor” (Not Defined) is a 
SPEX use in the PD-IP zoning district and Route 28 CB and Corridor Industrial (CI) 
optional overlay districts. Furthermore, “Recreation Establishment, Outdoor” is a 
permitted use in the PD-IP, PD-SA, PD-TC(TCF), and PD-MUB zoning districts and a 
SPEX on use in the A-3, CR-1, RC, JLMA-3, TR-10, PD-IP, and PD-TC(TCC) zoning 
districts; and “Rural Recreation Establishment, Outdoor” is a permitted use in the AR-1, 
AR-2, JLMA-20, and TR-10 zoning districts. However, Zoning Administration has 

                                                 
4 If separated from the Phase 2 ZOAM, the timing of amendments associated with “Sport Shooting Range, Outdoor” 
would follow the schedule for the Zoning Ordinance Rewrite (Rewrite), which is expected to be completed in late 
2021.  The schedule and related tasks for the Rewrite are outlined in the Zoning Ordinance Rewrite Project Plan.  

https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/363798/Item%2014%20Zoning%20Ordinance%20Overhaul%20Project%20Plan.pdf
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determined that Recreation Establishment, Outdoor and Rural Recreation Establishment, 
Outdoor do not allow for outdoor shooting ranges.  

 
Recommendations: The majority of the ZOAG’s Rural Subcommittee members were 
opposed to allowing the “Sport Shooting Range, Outdoor” use in rural zoning districts, 
specifically the AR-1 and AR-2 zoning districts. However, in the event the Board opted to 
establish the new use type “Sport Shooting Range, Outdoor” and add it to the AR-1 and 
AR-2 zoning districts, the subcommittee recommended that the use type be permitted as a 
SPEX use that must be accessory to an outdoor recreation or park use, and further subject 
to performance standards, as provided in the Draft Text above. REDC opposes outdoor 
shooting ranges and rejects performance standards to allow such use in AR-1 or AR-2 for 
the following reasons: insufficient land to adequately buffer noise from adjacent parcels 
and negative noise impacts upon local tourism based businesses; negative impacts upon 
equestrian businesses and property values; and concerns with lead impact, adequacy of 
future agricultural use, and economic feasibility. 
 

The following is a summary of the draft text for the other elements of the Phase 2 ZOAM that have 
already been through the public outreach process to advance for public hearing as well as the 
recommendations of ZOAG and REDC: 

 
1. Eco-Tourism and Farm Based Tourism 
 

Draft Text: Add “Eco-Tourism” as a permitted use type to the Transitional Residential-10 
(TR-10), Transitional Residential-3 (TR-3), Transitional Residential-2 (TR-2), and 
Transitional Residential-1 (TR-1) zoning districts and to the Agricultural Rural-1 (AR-1) 
and Agricultural Rural-2 (AR-2) Common Open Space; TR-10, TR-3, TR-2, and TR-1 
Open Space; and Rural Hamlet Open Space. Add “Farm Based Tourism” as a permitted 
use to the AR-1 and AR-2 Common Open Space; TR-10, TR-3, TR-2, and TR-1 Open 
Space; and Rural Hamlet Open Space.  

 
Comments: Currently, “Eco-Tourism” is a permitted use type in the AR-1, AR-2, and TR-
10 zoning districts, subject to additional regulations of Zoning Ordinance Section 5-647, 
and “Farm Based Tourism” is a permitted use type in the AR-1, AR-2, Joint Land 
Management Area-1 (JLMA-1), Joint Land Management Area-2 (JLMA-2), Joint Land 
Management Area-3 (JLMA-3), Joint Land Management Area-20 (JLMA-20), TR-10, TR-
3, TR-2, and TR-1 zoning districts, subject to additional regulations of Zoning Ordinance 
Section 5-628. 

 
Recommendations: ZOAG’s Rural Subcommittee supports permitting ecotourism and farm 
based tourism as open space uses in certain zoning districts, as provided in the Draft Text 
above, since they were similar to other uses already permitted in common open space and 
likely to be compatible in most scenarios. REDC does not oppose the proposed 
amendments. 
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2. Wetland Mitigation  
 
Draft Text: Delete “Wetland Mitigation Bank” use type in the AR-1, AR-2, JLMA-1, 
JLMA-2, JLMA-3, JLMA-20, TR-10, TR-3, TR-2, TR-1 and Planned Development–
Countryside Village (PD-CV) zoning districts. 
 
Comments: Currently, “Wetland Mitigation” is exempt from zoning district regulations 
under Zoning Ordinance Section 1-103(D)(3), and “wetland mitigation bank” is considered 
to be a type of wetland mitigation. The proposal deletes the existing listed use “Wetland 
Mitigation Bank” as it is no longer necessary due to the Section 1-103(D)(3) exemption. 
Section 1-103(D)(3) states, “Stream Restoration and Wetland Mitigation shall be exempt 
from the zoning district requirements in Articles 2, 3 and 4 except for the following 
environmental overlay districts: FOD – Floodplain Overlay District, Section 4-1500; 
MDOD – Mountainside  Development Overlay District, Section 4-1600; LOD – Limestone 
Overlay District, Section 4-1900.”  
 
Recommendations: ZOAG’s Rural Subcommittee supports deleting “Wetland Mitigation 
Bank” as a use type in the AR, JLMA, TR, and PD-CV zoning districts, as provided in the 
Draft Text above. REDC does not oppose the proposed amendments. 
 

3. Recreation Establishment, Indoor 
 
Draft Text: Add “Recreation Establishment, Indoor” as a new Special Exception (SPEX) 
use type in the non-suburban AR-1, AR-2, JLMA-3, JLMA-20, and TR-10 zoning districts 
when accessory to a “Rural Recreation Establishment, Outdoor” use. Establish new 
Additional Regulations for the Recreation Establishment, Indoor use that would apply to 
the non-suburban AR-1, AR-2, JLMA-3, JLMA-20, and TR-10 zoning districts, only. 
Amend the definition of “Recreation Establishment, Indoor” in Zoning Ordinance 
Article 8, Definitions. 
 
Comments: Currently, “Recreation Establishment, Indoor” is a permitted use in the Planned 
Development-Commercial Center (Community Center) (PD-CC(CC)), Planned 
Development-Commercial Center (Small Regional Center) (PD-CC(SC)), Planned 
Development-Commercial Center (Regional Center) (PD-CC(RC)), Planned 
Development-Industrial Park (PD-IP), Planned Development-General Industry (PD-GI), 
Planned Development-Special Activity (PD-SA), Planned Development-Town Center 
(PD-TC), Planned Development-Transit Related Employment Center (PD-TREC), 
Planned Development-Transit Related Center (PD-TRC), and Planned Development-
Mixed Use Business (PD-MUB) zoning districts, Route 28 Corridor Office (CO) and 
Corridor Business (CB) optional overlay districts, and Route 28 Planned Development-
Corridor Mixed Use (PD-CM) district and a SPEX use in the A-3, RC, Planned 
Development-Commercial Center (Neighborhood Center) (PD-CC(NC)), PD-IP, PD-GI, 
PD-TREC, and PD-TRC zoning districts; “Recreation Establishment, Outdoor” is a 
permitted use in the PD-IP, PD-SA, PD-TC(TCF), and PD-MUB zoning districts and a 
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SPEX on use in the A-3, CR-1, RC, JLMA-3, TR-10, PD-IP, and PD-TC(TCC) zoning 
districts; and “Rural Recreation Establishment, Outdoor” is a permitted use in the AR-1, 
AR-2, JLMA-20, and TR-10 zoning districts. 
 
Recommendations: ZOAG’s Rural Subcommittee supports adding “Recreation 
Establishment, Indoor” as a new SPEX use type in the non-suburban AR-1, AR-2, JLMA-
3, JLMA-20, and TR-10 zoning districts with the caveat that a Recreation Establishment, 
Indoor use may be accessory to a Recreation Establishment, Outdoor use, as provided in 
the Draft Text above. REDC opposes the addition of indoor recreation as an accessory use 
to outdoor recreation establishments in all districts, citing potential loss of agricultural land, 
incompatibility with the Loudoun County 2019 Comprehensive Plan, and the goals of 
REDC to preserve and increase land used for agricultural businesses.  

 
ISSUES:  
 
TLUC and staff recommend that the amendments related to “Sport Shooting Range, Outdoor” be 
separated from the Phase 2 ZOAM, since continuing to include this use with Phase 2 amendments 
will further delay the approval of the other Phase 2 ZOAM amendments. Separating the “Sport 
Shooting Range, Outdoor” amendments would allow the other amendments associated with the 
Phase 2 ZOAM, which have already been drafted and vetted by the ZOAG and REDC and 
generally involve straightforward changes to the Zoning Ordinance, to proceed to public hearings 
without delay. TLUC and staff further recommend that the amendments related to “Sport Shooting 
Range, Outdoor” be processed as part of the comprehensive Zoning Ordinance Rewrite. Staff does 
not support processing amendments involving “Sport Shooting Range, Outdoor” as a separate 
ZOAM, since it is anticipated that this proposed use will require significant public outreach, would 
cause resource capacity issues due to coinciding with the comprehensive Zoning Ordinance 
Rewrite. 
 
FISCAL IMPACT: The proposed amendments for Phase 2 can be prepared and processed with 
existing staff resources in the Department of Planning and Zoning. 
 
ALTERNATIVES: The following alternatives are available to Board:  
 
1. Separate amendments involving “Sport Shooting Range, Outdoor” from the Phase 2 ZOAM, 

and instead include these amendments as part of the comprehensive Zoning Ordinance 
Rewrite.  
 

2. Retain amendments involving “Sport Shooting Range, Outdoor” as part of the Phase 2 ZOAM 
and direct staff to proceed with community outreach and a subsequent Commission public 
hearing.  
 

3. Not proceed with amendments involving “Sport Shooting Range, Outdoor” as part of any 
current or future ZOAM initiative.  
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DRAFT MOTIONS: 
 
1. I move that the Board of Supervisors direct staff to separate amendments involving the 

proposed new use “Sport Shooting Range, Outdoor” from ZOAM-2017-0004 and to process 
such amendments as part of the comprehensive Zoning Ordinance Rewrite referenced in the 
ZOAM Work Program adopted December 4, 2018, and updated July 18, 2019.  
 

OR 
 

2. I move an alternate motion. 
 
ATTACHMENTS: 
 
1. ZOAM-2017-0004 Resolution of Intent to Amend 
2. ZOAM-2017-0004 Draft Text 
3. REDC Questions and Staff Responses 































ZOAM-2017-0004 

RURAL USES AND PERFORMANCE STANDARDS (PHASE 2) 

DRAFT TEXT  
January 23, 2019 

ECO-TOURISM AND FARM BASED TOURISM 1 

Proposal: Add “Eco-Tourism” as a permitted use to the Transitional Residential-10 (TR-10) 2 

Transitional Residential-3 (TR-3), Transitional Residential-2 (TR-2), and Transitional Residential-3 

1 (TR-1) districts and to the Agricultural Rural-1 (AR-1) and Agricultural Rural-2 (AR-2) 4 

Common Open Space; TR-10, TR-3, TR-2, and TR-1 Open Space; and Rural Hamlet Open Space. 5 

Add “Farm Based Tourism” as a permitted use to the AR-1 and AR-2 Common Open Space; TR-6 

10, TR-3, TR-2, and TR-1 Open Space; and Rural Hamlet Open Space.   7 

Comments: Currently, “Eco-Tourism” is a permitted use in the AR-1, AR-2, and TR-10 districts, 8 

subject to additional regulations of Zoning Ordinance Section 5-647 and “Farm Based Tourism” 9 

is a permitted use in the AR-1, AR-2, Joint Land Management Area-1 (JLMA-1), Joint Land 10 

Management Area-2 (JLMA-2), Joint Land Management Area-3 (JLMA-3), Joint Land 11 

Management Area-20 (JLMA-20), TR-10, TR-3, TR-2, and TR-1 districts, subject to additional 12 

regulations of Zoning Ordinance Section 5-628.   13 

Draft Text: 14 

Section 2-1500 TR-3 (Transitional Residential-3) 15 
16 

TABLE 2-1502 

TR-3 TRANSITIONAL RESIDENTIAL-3 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION   M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
TR-3 

UBF 

TR-3 

LBR 

TR-3 

LF 

ADDITIONAL REGULATIONS 

FOR SPECIFIC USES 

COMMERCIAL USES 

Recreation and 

Entertainment 
Eco-Tourism P P P Section 5-647 

17 

Section 2-1600 TR-2 (Transitional Residential-2) 18 
19 

TABLE 2-1602 

TR-2 TRANSITIONAL RESIDENTIAL-2 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
TR-2 

DISTRICT 

ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

COMMERCIAL USES 

Recreation and 

Entertainment 
Eco-Tourism P Section 5-647 

20 
21 
22 
23 

Attachment 2
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Section 2-1700 TR-1 (Transitional Residential-1) 24 
25 

TABLE 2-1702 

TR-1 TRANSITIONAL RESIDENTIAL-1 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
TR-1 

UBF 

TR-1 

LF 

ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

COMMERCIAL USES 

Recreation and 

Entertainment 
Eco-Tourism P P Section 5-647 

26 

Section 2-100 AR-1 Agricultural Rural-1 27 

28 

2-103 Development Options.29 
30 

(C) Cluster Subdivision Option.  The Cluster Subdivision Option allows for the31 

subdivision of a tract of land with a more compact residential design plus one or32 

more large lots suitable for rural economy uses and/or common open space.33 

Communal water and sewer systems may be used for such developments.34 

35 

(5) Common Open Space.  Land that is neither part of a building lot nor a road36 

right-of-way shall be placed in common open space and shall be maintained37 

by a Homeowner’s Association as described in Section 2-104. Common38 

Open Space shall be designed to constitute a contiguous and cohesive unit39 

of land which may be used as described below.  Common Open Space has40 

no minimum or maximum lot size and no lot width regulations.  Further,41 

Common Open Space does not count against the lot yield allotted to the42 

subdivision.43 

44 

(a) Permitted Uses.  The following uses shall be permitted in common45 

open space.46 

47 

(i) Bona fide agriculture, horticulture, and animal husbandry48 

uses and structures accessory to such uses, including, but not49 

limited to barns and run-in sheds to house livestock or farm50 

equipment, pursuant to Section 5-626.51 

(ii) Construction and/or sales trailer, during period of52 

construction activity.53 

(iii) Easements and improvements for drainage, access, sewer or54 

water lines, or other public purposes.55 

(iv) Passive open space or passive recreation, including but not56 

limited to trails, picnic areas, community gardens.57 

(v) Sewage disposal system, communal.58 

(vi) Sewer pumping station.59 

(vii) RESERVED.60 
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(viii) Stormwater management facilities for the proposed 61 

development or for a larger area in compliance with a 62 

watershed stormwater management plan. 63 

(ix) Telecommunications antenna, pursuant to Section 5-618(A). 64 

(x) Telecommunications monopole, pursuant to Section 5-65 

618(B)(1). 66 

(xi) Telecommunications monopole, pursuant to Section 5-67 

618(B)(2). 68 

(xii) Utility substation, dedicated. 69 

(xiii) Utility transmission lines, overhead (excluding connections 70 

of lines from existing overhead public utility transmission 71 

lines to individual uses). 72 

(xiv) Water pumping station. 73 

(xv) Water supply system, communal. 74 

(xvi) Uses permitted from the Agricultural Support and Services 75 

Directly Related to On-going Agriculture, Horticulture and 76 

Animal Husbandry Activity, On-Site, Use Category, as 77 

follows: 78 

 79 

a. Agricultural cultural center, pursuant to Section 5-80 

634. 81 

b. Agri-education, pursuant to Section 82 

5- 627 83 

c. Agricultural Processing, pursuant to Section 5-627. 84 

d. Arboretum, pursuant to Section 5-636. 85 

e. Botanical garden or Nature Study Area, pursuant to 86 

Section 5-636. 87 

f. Direct market business for sale of products produced 88 

on-site – including but not limited to PYO (pick-89 

your-own), pursuant to Section 5-627. 90 

g. Farm co-op, pursuant to Section 5-627. 91 

h. Farm Market, on-site production, pursuant to Section 92 

5-603. 93 

i. Nursery, production, pursuant to Section 5-605 94 

j. Pet farm, pursuant to Section 5-627. 95 

k. Stable, Livery, with frontage on a state maintained 96 

road, pursuant to Section 5-627. 97 

l. Stable, Private, pursuant to Section 5-627. 98 

m. Wayside Stand, pursuant to Section 5-604. 99 

n. Farm Based Tourism, pursuant to Section 5-628. 100 

(xvii) Eco-Tourism, pursuant to Section 5-647. 101 

 102 

(b) Special Exception Uses.  The following uses may be approved in 103 

common open space by the Board of Supervisors, and if approved, 104 

may be subject to certain conditions pursuant to Section 6-1300. 105 

 106 
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(i) Active recreation space. 107 

(ii) Telecommunications tower, pursuant to Section 5-108 

618(C)(2). 109 

(iii) Stables, Livery, without frontage on a state maintained road, 110 

pursuant to Section 5-627. 111 

 112 

Section 2-200 AR-2 Agricultural Rural-2 113 

 114 

2-203 Development Options.  115 
 116 

(C)  Cluster Subdivision Option.  The Cluster Subdivision Option allows for the 117 

subdivision of a tract of land with a more compact residential design plus one or 118 

more large lots suitable for rural economy uses and/or common open space.  119 

Communal water and sewer systems may be used for such developments. 120 

 121 

(5) Common Open Space.  Land that is neither part of a building lot nor a road 122 

right-of-way shall be placed in common open space and shall be maintained 123 

by a Homeowner’s Association as described in Section 2-204. Common 124 

Open Space shall be designed to constitute a contiguous and cohesive unit 125 

of land which may be used as described below.  Common Open Space has 126 

no minimum or maximum lot size and no lot width regulations.  Further, 127 

Common Open Space does not count against the lot yield allotted to the 128 

subdivision. 129 

 130 

(a) Permitted Uses.  The following uses shall be permitted in common 131 

open space. 132 

 133 

(i) Bona fide agricultureAgriculture, horticulture, and animal 134 

husbandry uses and structures accessory to such use, 135 

including, but not limited to barns and run-in sheds to house 136 

livestock or farm equipment, pursuant to Section 5-626. 137 

(ii) Construction and/or sales trailer, during period of 138 

construction activity. 139 

(iii) Easements and improvements for drainage, access, sewer or 140 

water lines, or other public purposes. 141 

(iv) Passive open space or passive recreation, including but not 142 

limited to trails, picnic areas, community gardens. 143 

(v) Sewage disposal system, communal. 144 

(vi) Sewer pumping station. 145 

(vii) RESERVED. 146 

(viii) Stormwater management facilities for the proposed 147 

development or for a larger area in compliance with a 148 

watershed stormwater management plan. 149 

(ix) Telecommunications antenna, pursuant to Section 5-618(A). 150 

(x) Telecommunications monopole, pursuant to Section 5-151 

618(B)(1). 152 
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(xi) Telecommunications monopole, pursuant to Section 5-153 

618(B)(2). 154 

(xii) Utility substation, dedicated. 155 

(xiii) Utility transmission lines, overhead (excluding connections 156 

of lines from existing overhead public utility transmission 157 

lines to individual uses). 158 

(xiv) Water pumping station. 159 

(xv) Water supply system, communal. 160 

(xvi) Uses permitted from the Agricultural Support and Services 161 

Directly Related to On-going Agriculture, Horticulture and 162 

Animal Husbandry Activity, On-Site, Use Category, as 163 

follows: 164 

 165 

a. Agricultural cultural center, pursuant to Section 5-166 

634. 167 

b. Agri-education, pursuant to Section 168 

5- 627 169 

c. Agricultural Processing, pursuant to Section 5-627. 170 

d. Arboretum, pursuant to Section 5-636. 171 

e. Botanical garden or Nature Study Area, pursuant to 172 

Section 5-636. 173 

f. Direct market business for sale of products produced 174 

on-site – including but not limited to PYO (pick-175 

your-own), pursuant to Section 5-627. 176 

g. Farm co-op, pursuant to Section 5-627. 177 

h. Farm Market, on-site production, pursuant to Section 178 

5-603. 179 

i. Nursery, production, pursuant to Section 5-605 180 

j. Pet farm, pursuant to Section 5-627. 181 

k. Stable, Livery, with frontage on a state maintained 182 

road, pursuant to Section 5-627. 183 

l. Stable, Private, pursuant to Section 5-627. 184 

m. Wayside Stand, pursuant to Section 5-604. 185 

n. Farm Based Tourism, pursuant to Section 5-628. 186 

(xvii) Eco-Tourism, pursuant to Section 5-647. 187 

 188 

 189 

(b) Special Exception Uses.  The following uses may be approved in 190 

common open space by the Board of Supervisors, and if approved, 191 

may be subject to certain conditions pursuant to Section 6-1300. 192 

 193 

(i) Active recreation space. 194 

(ii) Telecommunications tower, pursuant to Section 5-195 

618(C)(2). 196 

(iii) Stables, Livery, without frontage on a state maintained road, 197 

pursuant to Section 5-627. 198 
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Section 5-700 Regulations for Optional Development Types. 199 

 200 

5-701 Transition (TR) Districts Lot Standards. 201 
 202 

(D) Open Space Uses. 203 

 204 

(1) Open Space Permitted Uses. In the TR districts the following uses shall be 205 

permitted in open space. 206 

 207 

(a) Active and passive recreational uses allowed in open space, as 208 

defined in Article 8. 209 

(b) Easements and improvements for drainage, communal sewer 210 

systems and septic systems, communal water supply systems, wells 211 

and other water supply systems. 212 

(c) The following additional use is permitted in open space in the TR-213 

10 district and TR-3 district. 214 

(i) Uses permitted in the Agriculture, Horticulture, and Animal 215 

Husbandry Use Categories. 216 

 217 

(2) Common Open Space Permitted Uses. In the TR districts the following uses 218 

shall be permitted in common open space owned by a Homeowners’ 219 

Association. 220 

 221 

(a) Active and passive recreational uses allowed in open space, as 222 

defined in Article 8. 223 

(b) Easements and improvements for drainage, communal sewer 224 

systems and septic systems, communal water supply systems, wells 225 

and other water supply systems. 226 

(c) Tenant Dwelling, accessory to agriculture, horticulture or animal 227 

husbandry uses, pursuant to Section 5-602. 228 

(d) Uses permitted in the Agricultural Support and Services Directly 229 

Related to On-going Agriculture, Horticulture and Animal 230 

Husbandry Activity, On-Site, Use Category, as follows: 231 

 232 

(i) Direct Market Business for sale of products produced on-site 233 

including but not limited to PYO (pick-your-own), pursuant 234 

to Section 5-627. 235 

(ii) Farm co-ops, pursuant to Section 5-627. 236 

(iii) Farm Market, on-site production, pursuant to Section 5-603. 237 

(iv) Pet Farm, pursuant to Section 5-627. 238 

(v) Stable, Private, pursuant to Section 5-627. 239 

(vi) Stable, Livery, with frontage on a state maintained road, 240 

pursuant to Section 5-627. 241 

(vii) Wayside Stand, pursuant to Section 5-604. 242 

(viii) Farm Based Tourism, pursuant to Section 5-628. 243 

(d)  Eco-Tourism, pursuant to Section 5-647. 244 
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(de) The following additional uses are permitted in common open space 245 

owned by a Homeowners’ Association in the TR-10 district and TR-246 

3 district. 247 

 248 

(i) Arboretum, pursuant to Section 5-636. 249 

(ii) Botanical garden or Nature study area, pursuant to Section 250 

5-636. 251 

(iii) Nursery, Production, with frontage of a state maintained 252 

road, pursuant to Section 5-605. 253 

(iv) Uses permitted in the Agriculture, Horticulture, and Animal 254 

Husbandry Use Categories. 255 

 256 

(3) Common Open Space Special Exception Uses. The following uses may be 257 

approved in common open space owned by a Homeowners’ Association by 258 

the Board of Supervisors, and if approved, may be subject to certain 259 

conditions pursuant to Section 6-1300. 260 

 261 

(a) Uses allowed in the Agricultural Support and Services Directly 262 

Related to On-going Agriculture, Horticulture and Animal 263 

Husbandry Activity, On-Site, Use Category, as follows: 264 

 265 

(i) Stable, Livery, without frontage on a state maintained road, 266 

pursuant to Section 5-627. 267 

(ii) The following additional uses may be approved in common 268 

open space owned by a Homeowners’ Association in the TR-269 

10 district and TR-3 district. 270 

 271 

a. Agricultural Processing, pursuant to Section 5-627. 272 

b. Nursery, Production, without frontage of a state 273 

maintained road, pursuant to Section 5-605. 274 

 275 

5-702 Rural Hamlet Option. 276 
 277 

(D) Uses.  The following shall be the uses for the various categories of rural hamlet 278 

land.  These uses shall supersede the permitted, minor special exception, and special 279 

exception uses that would otherwise apply in the underlying zoning district 280 

regulations. 281 

 282 

(1) Building Area of Hamlet Lots and Conservancy Lots. 283 

 284 

(a) Permitted Uses.  The following uses shall be permitted in the 285 

Building Area of Hamlet Lots and Conservancy Lots. 286 

 287 

(i) Dwelling, single family detached. 288 

(ii) Bed and breakfast homestay. 289 

(iii) Guest house. 290 
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(iv) Child Care Home, pursuant to Section 5-609. 291 

(v) Water supply systems. 292 

(vi) Wastewater disposal systems. 293 

(vii) Accessory uses and structures, pursuant to Section 5-101. 294 

(viii) Dwelling unit, accessory. 295 

(ix) Telecommunications antenna, pursuant to Section 5-618(A). 296 

 297 

(2) Open Space.  All areas of the tract of land devoted to the Rural Hamlet 298 

Option other than the building area of hamlet lots and conservancy lots and 299 

road rights-of-way, shall be subjected to a permanent open space easement.  300 

Such open space may be used for the following uses: 301 

 302 

(a) Open Space Permitted Uses.  The following uses shall be permitted 303 

in open space. 304 

 305 

(i) Agriculture, horticulture, forestry, and fishery uses including 306 

barns, stables and other structures accessory or incidental to 307 

such uses. 308 

(ii) Conservation of open land in its natural state, i.e., woodland, 309 

fallow fields, grasslands, wetlands, floodplains, and the like. 310 

(iii) Passive open space or passive recreation, including but not 311 

limited to trails, picnic areas, community gardens. 312 

(iv) Active recreation space, including golf courses. 313 

(v) Equestrian uses of any kind. 314 

(vi) Easements and improvements for drainage, access, sewer or 315 

water lines, or other public purposes. 316 

(vii) Stormwater management facilities for the proposed 317 

development or for a larger area in compliance with a 318 

watershed stormwater management plan. 319 

(viii) Water supply systems. 320 

(ix) Accessory uses, such as swimming pools, tennis courts, and 321 

other accessory uses and structures pursuant to Section 5-322 

101. 323 

(x) Sewage disposal systems. 324 

(xi) Telecommunications antenna, pursuant to Section 5-618(A). 325 

 326 

(b) Common Open Space Permitted Uses. The following uses shall be 327 

permitted in common open space owned by a Homeowners’ 328 

Association. 329 

 330 

(i) All Open Space Permitted Uses as provided in Section 5-331 

702(D)(2)(a). 332 

(ii) Nursery, Production, with frontage on a state maintained 333 

road, pursuant to Section 5-605. 334 

(iii) Pet Farm, pursuant to Section 5-627. 335 

(iv) Stable, Private, pursuant to Section 5-627. 336 
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(v) Stable, Livery, with frontage on a state maintained road, 337 

pursuant to Section 5-627. 338 

(vi) Tenant Dwelling, pursuant to Section 5-602, accessory to 339 

agriculture, horticulture or animal husbandry uses. 340 

(vii) Wayside Stand, pursuant to Section 5-604, accessory to 341 

agriculture, horticulture or animal husbandry uses. 342 

(viii) Eco-Tourism, pursuant to Section 5-647. 343 

(ix) Farm Based Tourism, pursuant to Section 5-628, accessory 344 

to bona fide agriculture, horticulture or animal husbandry 345 

uses. 346 

 347 

(c) Open Space Special Exception Uses.  The following uses may be 348 

approved in open space by the Board of Supervisors, and if 349 

approved, may be subject to certain conditions pursuant to Section 350 

6-1300. 351 

 352 

(i) Telecommunications monopole, pursuant to Section 5-353 

618(B)(2). 354 

 355 

(d) Common Open Space Special Exception Uses. The following uses 356 

may be approved in common open space owned by a Homeowners’ 357 

Association by the Board of Supervisors, and if approved, may be 358 

subject to certain conditions pursuant to Section 6-1300. 359 

 360 

(i) Agricultural Processing, pursuant to Section 5-627, 361 

accessory to agriculture, horticulture or animal husbandry 362 

uses. 363 

(ii) Arboretum, pursuant to Section 5-636, accessory to 364 

agriculture, horticulture or animal husbandry uses. 365 

(iii) Child Care Center, pursuant to Section 5-609, restricted for 366 

the use of homeowner association members. 367 

(iv) Farm Market, on-site production, pursuant to Section 5-603. 368 

(v) Nursery, Production, without frontage on a state maintained 369 

road, pursuant to Section 5-605. 370 

(vi) Stable, Livery, without frontage on a state maintained road, 371 

pursuant to Section 5-627. 372 

(vii) Telecommunications monopole, pursuant to Section 5-373 

618(B)(2). 374 

 375 

Section 5-600 Additional Regulations for Specific Uses. 376 

5-628  Farm Based Tourism.  Farm based tourism uses in the AR, TR, JLMA, 377 

and Route 28 CO, PD-CM and CB districts shall comply with the following 378 

standards: 379 
 380 
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(A) Intensity/Character Standards. 381 

 382 
(1) Site Size. The minimum lot area for a farm based tourism use 383 

shall be 5 acres. 384 

 385 

(2) Visitors/Customers/Parking Spaces. The lot area shall 386 

increase based on the number of visitors/customers attracted to 387 

the use, as follows: 388 

 389 

Use Scope of Use/Event Lot Area 

Requirement 

Level I— 

small scale 

No more than 300 visitors on 
any one day; no more than 
150 vehicles allowed on site 
at any one time. 

>5 acres, up to 
40 

Level II— 
medium 
scale 

> 300 visitors daily, no more 
than 600  visitors  on  any  
one  day;  no more than 300 
vehicles allowed on site at any 
one time. 

>40 acres, up to 
80 

Level III—  
large scale 

> 600 visitors daily, no more 
than 800  visitors  on  any  
one  day;  no more than 400 
vehicles allowed on site at any 
one time. 

>80 acres 

 390 

(3) Hours of Operation.  Hours of operation shall be limited to 8:00 391 
a.m. to 6:00 p.m. 392 

 393 
(4) Owner. The farm based tourism use shall be operated or 394 

maintained by the owner, operator, or occupant of the land upon 395 

which the primary associated agriculture, horticulture or animal 396 

husbandry use is being conducted. 397 

 398 

(B) Size of Use Standards. 399 

 400 

(1) Structure. 401 

 402 
(a) The size of structures used for the farm based tourism use 403 

shall not exceed the following gross floor areas (total all 404 

structures): 405 

 406 

Use Lot Area 

(Minimum) 

Size of Structures 

(Maximum) 

Level I— 
small scale 

5 acres, up to 40 acres Up to 5,000 square 
feet 
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Level II —
medium scale 

>40 acres, up to 80 
acres 

> 5,000  square feet, 
up to 7,500 square 
feet 

Level III — 
large scale 

>80 acres 
> 7,500  square feet, 
up to 10,500 square 
feet 

(2) Storage Areas. The total area of all storage areas shall not 407 
exceed 25 percent of the total floor area of the structures used for 408 

the farm based tourism use. 409 

 410 

(C) Location on Site/Dimensional Standards. 411 

 412 
(1) Lot Lines. Structures for farm based tourism uses shall be set 413 

back from lot lines as follows: 414 

 415 

Use Size of Structures 

(Maximum) 

Setback from 

Lot Lines 
Level I — 
small scale Up to 5,000 square feet 100 ft. 

Level II —
medium scale 

>5,000  square  feet  up  to 
7,500 square feet 

150 ft. 

Level III — 
large scale 

>7,500 square feet, up to  
10,000 square feet 

200 ft. 

 416 

(D) Landscaping/Buffering/Screening. 417 

 418 
(1) Buffer. The use shall comply with the landscaping and screening 419 

standards of Section 5-653(A). 420 

 421 

(2) Parking Areas. Parking areas shall be screened to comply with 422 

the requirements of Section 5-653(B). 423 

 424 

(3) Storage Areas. All storage areas shall be screened and 425 

landscaped consistent with the standards of Section 5-653(C). 426 

 427 

(E) Road/Access Standards. 428 

 429 
(1) General Access Standards. Farm based tourism uses shall 430 

comply with the road access standards of Section 5-654. 431 

 432 

(2) Driveways. Driveways shall not be located within a required 433 

buffer yard area except as minimally necessary to access the site. 434 

 435 
(F) Exterior Lighting Standards. All exterior lighting shall comply with 436 

the standards of Section 5-654652(A) (Exterior Lighting Standards). 437 

 438 

(G) Parking. 439 
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 440 
(1) General. Parking shall be provided as required by Section 5-1102. 441 

 442 

(2) Surface. All parking areas shall use a dust-free surfacing 443 

material as provided in the Facilities Standards Manual. 444 

 445 

(H) A structure existing prior to January 7, 2003, that is: 1) located within a 446 
County Historic Site (HS) District or Historic and Cultural Conservation 447 

(HCC) District under Section 6-1800 et seq.; 2) listed or eligible for 448 

listing in the Virginia Landmarks Register (VLR) or the National 449 

Register of Historic Places (NRHP); or 3) listed or eligible for listing as 450 

a contributing resource to a VLR or NRHP listed or eligible Historic 451 

District, may be used for Farm Based Tourism and shall be exempt from 452 

the minimum lot area and Level I lot area and setback from lot lines 453 

requirements, provided that any expansion or enlargement of such 454 

structure shall not exceed 15% of the total floor area existing prior to 455 

January 7, 2003. Documentation shall be provided to the Zoning 456 

Administrator demonstrating that the Virginia Department of Historic 457 

Resources has confirmed the listing or eligibility of structures. 458 

 459 
5-647 Cross-Country Ski Business and Eco-Tourism. Any cross-country ski business 460 

and eco-tourism use in the AR, JLMA-20 and TR-10 districts shall comply with 461 

the following standards: 462 

 463 

(A) Intensity/Character of Use. The hours of operation shall be limited to 464 

6:00 a.m. to 9:00 p.m. 465 

 466 

(B) Size of Use. 467 

 468 

(1) Hours of Operation. The hours of operation shall be limited to 469 

6:00 a.m. to 9:00 p.m. 470 

 471 
(1)(2) Size of Use. The minimum lot area of an eco-tourism use shall be 472 

5 acres. 473 

 474 
(2) Structure Size. The size of structures used shall not exceed 5,000 475 

square feet in gross floor area. 476 

 477 
(3) Storage Areas. The total area of storage areas shall not exceed 478 

1000 square feet. 479 

 480 

(B) Size of Use Standards. 481 

 482 
(1) Structure. The size of structures used for the eco-tourism use 483 

Commented [DM1]: As recommended by ZOAG, added 

performance standards consistent with Farm Based Tourism. 
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shall not exceed the following gross floor areas (total all 484 

structures): 485 

 486 

Use Lot Area 

(Minimum) 

Size of Structures 

(Maximum) 

Level I— 
small scale 5 acres, up to 40 acres Up to 5,000 square 

feet 

Level II —
medium scale 

>40 acres, up to 80 
acres 

> 5,000  square feet, 
up to 7,500 square 
feet 

Level III — 
large scale 

>80 acres 
> 7,500  square feet, 
up to 10,500 square 
feet 

(2) Storage Areas. The total area of all storage areas shall not 487 
exceed 25 percent of the total floor area of the structures used for 488 

the farm based tourism use. 489 

 490 

(C) Location on Site/Dimensional Standards. 491 

 492 
(1) Lot Lines. Structures for eco-tourism uses shall be set back from 493 

lot lines as follows: 494 

 495 

Use Size of Structures 

(Maximum) 

Setback from 

Lot Lines 
Level I — 
small scale Up to 5,000 square feet 100 ft. 

Level II —
medium scale 

>5,000  square  feet  up  to 
7,500 square feet 

150 ft. 

Level III — 
large scale 

>7,500 square feet, up to  
10,000 square feet 

200 ft. 

 496 

(D) Landscaping/Buffering/Screening. 497 

 498 
(1) Buffer. The use shall comply with the landscaping and screening 499 

standards of Section 5-653(A). 500 

 501 

(2) Parking Areas. Parking areas shall be screened to comply with 502 

the requirements of Section 5-653(B). 503 

 504 

(3) Storage Areas. All storage areas shall be screened and 505 

landscaped consistent with the standards of Section 5-653(C). 506 

 507 

(C)(E) Roads/Access. 508 

 509 
(1) General Access Standards. The eco-tourism use shall comply 510 

with the road access standards in Section 5-654. 511 

 512 
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(2) Number of Access Points. There shall be no more than one point 513 

of access to a public road. This requirement shall not preclude an 514 

additional access for emergency vehicles only. 515 

 516 

(D)(F) Exterior Lighting. The only exterior lighting allowed for an eco-517 

tourism use shall be for security purposes only. 518 

 519 

(E)(G) Parking. 520 

 521 
(1) General. Parking and loading shall be provided as required by 522 

Section 5-1102. 523 

 524 

(2) Surface. All parking areas serving the use shall use a dust-free 525 

surfacing material as provided in the Facilities Standards Manual. 526 

 527 

(F)(H) A structure existing prior to January 7, 2003, that is: 1) located within a 528 

County Historic Site (HS) District or Historic and Cultural Conservation 529 

(HCC) District under Section 6-1800 et seq.; 2) listed or eligible for listing 530 

in the Virginia Landmarks Register (VLR) or the National Register of 531 

Historic Places (NRHP); or 3) listed or eligible for listing as a contributing 532 

resource to a VLR or NRHP listed or eligible Historic District, may be 533 

used as a Cross-Country Ski Business or for Eco Tourism and shall be 534 

exempt from the minimum lot area and floor area requirements specified 535 

above, provided that any expansion or enlargement of such structure shall 536 

not exceed 15% of the total floor area existing prior to January 7, 2003. 537 

Documentation shall be provided to the Zoning Administrator 538 

demonstrating that the Virginia Department of Historic Resources has 539 

confirmed the listing or eligibility of structures. 540 

 541 

ARTICLE 8 DEFINITIONS (Existing Definitions)  542 

Eco-tourism:  Tourism activities and facilities which focus on visitation and observation of or 543 

education about natural history, indigenous ecosystems, native plant or animal species, natural 544 

scenery, or other features of the natural environment.  Eco-tourism may include cultural activities 545 

related to such activities or work projects that tend to conserve or safeguard the integrity of a 546 

natural feature, habitat or ecosystem. Facilities for eco-tourism may include recreational outfitters.  547 

Eco-tourism tends to result in a minimal or positive impact on the features observed or visited or 548 

tends to produce economic benefits from conservation.  549 

Farm based tourism:  Tourism events which focus on visitation of farms, including organized 550 

farm tours and participatory farm vacations. The principal use of the lot operating a farm based 551 

tourism use is in a bona fide agricultural use. 552 

 553 

 554 

 555 
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WETLAND MITIGATION   556 
 557 

Proposal: Delete “Wetland Mitigation Bank” use in the AR, JLMA, TR, and Planned 558 

Development–Countryside Village (PD-CV) zoning districts. 559 

Comments: Currently, “Wetland Mitigation” is exempt from district regulations per Zoning 560 

Ordinance Section 1-103(D)(3) and “wetland mitigation bank” is a type of wetland mitigation. 561 

Proposal removes the existing listed use of “Wetland Mitigation Bank” as it is no longer necessary 562 

due to the Section 1-103(D)(3) exemption. Section 1-103(D)(3) states, “Stream Restoration and 563 

Wetland Mitigation shall be exempt from the zoning district requirements in Articles 2, 3 and 4 564 

except for the following environmental overlay districts: FOD - Floodplain Overlay District, 565 

Section 4-1500; MDOD - Mountainside Development Overlay District, Section 4-1600; LOD - 566 

Limestone Overlay District, Section 4-1900.”  567 

 568 

Draft Text: 569 

 570 

Section 2-100   AR-1 (Agricultural Rural-1) 571 
 572 

TABLE 2-102 

AR-1 AGRICULTURAL RURAL–1 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
AR-1 

DISTRICT 

ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

AGRICULTURAL USES 

Agriculture Support and 

Services Directly Related to 

On-going Agriculture, 

Horticulture and Animal 

Husbandry Activity, On-Site 

Wetlands mitigation 

bank 
P Section 5-627 

 573 

Section 2-200   AR-2 (Agricultural Rural-2) 574 
 575 

TABLE 2-202 

AR-2 AGRICULTURAL RURAL–2 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
AR-2 

DISTRICT 

ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

AGRICULTURAL USES 

Agriculture Support and 

Services Directly Related to 

On-going Agriculture, 

Horticulture and Animal 

Husbandry Activity, On-Site 

Wetlands mitigation 

bank 
P Section 5-627 

 576 

 577 
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Section 2-1000  JLMA-1 (Joint Land Management Area-1) 578 

 579 

TABLE 2-1003 

JLMA-1 JOINT LAND MANAGEMENT AREA-1 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE JLMA-1 
ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

AGRICULTURAL USES 

Agriculture Support and 

Services Directly Related to 

On-going Agriculture, 

Horticulture and Animal 

Husbandry Activity, On-Site 

Wetlands mitigation 

bank 
P Section 5-627 

PUBLIC AND INSTITUTIONAL USES 

Park and Open Space 
Wetlands mitigation 

bank 
P  

 580 

Section 2-1100  JLMA-2 (Joint Land Management Area-2) 581 

 582 

TABLE 2-1103 

JLMA-2 JOINT LAND MANAGEMENT AREA-2 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE JLMA-2 
ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

AGRICULTURAL USES 

Agriculture Support and 

Services Directly Related to 

On-going Agriculture, 

Horticulture and Animal 

Husbandry Activity, On-Site 

Wetlands mitigation 

bank 
P Section 5-627 

 583 

Section 2-1200  JLMA-3 (Joint Land Management Area-3) 584 

 585 

TABLE 2-1203 

JLMA-3 JOINT LAND MANAGEMENT AREA-3 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE JLMA-3 
ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

AGRICULTURAL USES 

Agriculture Support and 

Services Directly Related to 

On-going Agriculture, 

Horticulture and Animal 

Husbandry Activity, On-Site 

Wetlands mitigation 

bank 
P Section 5-627 
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Section 2-1300  JLMA-20 (Joint Land Management Area-20) 586 

 587 

TABLE 2-1303 

JLMA-20 JOINT LAND MANAGEMENT AREA-20 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE JLMA-20 
ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

AGRICULTURAL USES 

Agriculture Support and 

Services Directly Related to 

On-going Agriculture, 

Horticulture and Animal 

Husbandry Activity, On-Site 

Wetlands mitigation 

bank 
P Section 5-627 

 588 

Section 2-1400  TR-10 (Transitional Residential-10) 589 

 590 

TABLE 2-1402 

TR-10 TRANSITIONAL RESIDENTIAL-10 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE TR-10 
ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

AGRICULTURAL USES 

Agriculture Support and 

Services Directly Related to 

On-going Agriculture, 

Horticulture and Animal 

Husbandry Activity, On-Site 

Wetlands mitigation 

bank 
P Section 5-627 

 591 

Section 2-1500  TR-3 (Transitional Residential-3) 592 
 593 

TABLE 2-1502 

TR-3 TRANSITIONAL RESIDENTIAL-3 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION   M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
TR-3 

UBF 

TR-3 

LBR 

TR-3 

LF 

ADDITIONAL REGULATIONS 

FOR SPECIFIC USES 

PUBLIC AND INSTITUTIONAL USES 

Park and Open Space Wetland mitigation bank P P P  

 594 

 595 

 596 

 597 

 598 

 599 

 600 
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Section 2-1600  TR-2 (Transitional Residential-2) 601 
 602 

TABLE 2-1602 

TR-2 TRANSITIONAL RESIDENTIAL-2 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE TR-2 
ADDITIONAL REGULATIONS FOR SPECIFIC 

USES 

PUBLIC AND INSTITUTIONAL USES 

Park and Open Space Wetland mitigation bank P  

 603 

Section 2-1700  TR-1 (Transitional Residential-1) 604 
 605 

TABLE 2-1702 

TR-1 TRANSITIONAL RESIDENTIAL-1 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
TR-1 

UBF 

TR-1 

LF 

ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

PUBLIC AND INSTITUTIONAL USES 

Park and Open Space Wetland mitigation bank P P  

 606 

Section 4-900   PD-CV (Planned Development-Countryside Village) 607 
 608 

TABLE 4-907 

PD-CV (COUNTRYSIDE VILLAGE) DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION   M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
PD-CV: VILLAGE 

NEIGHBORHOOD 

PD-CV: 

VILLAGE 

CORE 

PD-CV: 

VILLAGE 

CONSERVANCY 

AND VILLAGE 

SATELLITE 

CONSERVANCY 

ADDITIONAL 

REGULATIONS FOR 

SPECIFIC USES 

AGRICULTURAL USES 

Agriculture Support 

and Services Not 

Directly Associated 

with On-Site 

Agricultural Activity 

Wetlands 

mitigation 

bank 

  P  

 609 

ARTICLE 8 DEFINITIONS (Existing Definitions) 610 

Wetland:  Those areas that are inundated or saturated by surface or groundwater at a frequency 611 

and duration sufficient to support, and that, under normal circumstances do support, a prevalence 612 

of vegetation typically adapted for life in saturated soil conditions, as identified by the U.S. Army 613 
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Corps of Engineers or the State of Virginia.  Wetlands generally include swamps, marshes, bogs, 614 

and similar areas.  615 

Wetland Mitigation is wetland enhancement, restoration, creation and/or preservation project that 616 

serves to offset unavoidable impacts to wetlands, wetland buffer areas, and other associated natural 617 

habitats. A Wetland Mitigation Bank is a type of Wetland Mitigation.  618 

Wetland Mitigation Bank:  A natural resource management technique authorized by Part 404 of 619 

the federal Clean Water Act, or other state or federal law, as applicable, using wetland 620 

preservation, restoration, creation and/or enhancement to offset or replace wetland functions that 621 

are lost due to development.  Wetland mitigation banks are typically large areas of wetlands 622 

operated by private or public entities, which may sell credits to other entities to compensate for 623 

wetland loss or impact at development sites or enter into other similar arrangements. 624 

 625 

RECREATION ESTABLISHMENT, INDOOR   626 

Proposal: Add “Recreation Establishment, Indoor” as a new special exception use in the non-627 

suburban AR-1, AR-2, JLMA-3, JLMA-20, and TR-10 districts. Add new Additional Regulations 628 

for Recreation Establishment, Indoor use to be applied to the non-suburban AR-1, AR-2, JLMA-629 

3, JLMA-20, and TR-10 districts, only. Amend the definition of “Recreation Establishment, 630 

Indoor” in Zoning Ordinance Article 8, Definitions.          631 

Comments: Currently, “Recreation Establishment, Indoor” is a permitted use in the PD-CC(CC), 632 

PD-CC(SC), PD-CC(RC), PD-IP, PD-GI, PD-SA, PD-TC, PD-TREC, PD-TRC, PD-MUB, Rt. 28 633 

CO, PD-CM and CB and a special exception use in the A-3, RC, PD-CC(NC), PD-IP, PD-GI, PD-634 

TREC, and PD-TRC zoning districts; “Recreation Establishment, Outdoor” is a permitted use in 635 

the PD-IP, PD-SA, PD-TC(TCF), and PD-MUB and a special exception use in the A-3, CR-1, RC, 636 

JLMA-3, TR-10, PD-IP, and PD-TC(TCC) zoning districts; and “Rural Recreation Establishment, 637 

Outdoor” is a permitted use in the AR-1, AR-2, JLMA-20, and TR-10 zoning districts. 638 

Draft Text: 639 

Section 2-100   AR-1 (Agricultural Rural-1) 640 
 641 

TABLE 2-102 

AR-1 AGRICULTURAL RURAL–1 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
AR-1 

DISTRICT 

ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

COMMERCIAL USES 

Recreation and 

Entertainment 

Recreation 

Establishment, Indoor 
S Section 5-6XX 

 642 

 643 

 644 

Commented [DM2]: As recommended by ZOAG, REI use 

be allowed as a special exception use. Previously 

recommended as a minor special exception use. 
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Section 2-200   AR-2 (Agricultural Rural-2) 645 
 646 

TABLE 2-202 

AR-2 AGRICULTURAL RURAL–2 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
AR-2 

DISTRICT 

ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

COMMERCIAL USES 

Recreation and 

Entertainment 

Recreation 

Establishment, Indoor 
S Section 5-6XX 

 647 

Section 2-1200  JLMA-3 (Joint Land Management Area-3) 648 

 649 

TABLE 2-1203 

JLMA-3 JOINT LAND MANAGEMENT AREA-3 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE JLMA-3 
ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

COMMERCIAL USES 

Recreation and 

Entertainment 

Recreation 

Establishment, Indoor 
S Section 5-6XX 

 650 

Section 2-1300  JLMA-20 (Joint Land Management Area-20) 651 

 652 

TABLE 2-1303 

JLMA-20 JOINT LAND MANAGEMENT AREA-20 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE JLMA-20 
ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

COMMERCIAL USES 

Recreation and 

Entertainment 

Recreation 

Establishment, Indoor 
S Section 5-6XX 

 653 

Section 2-1400  TR-10 (Transitional Residential-10) 654 

 655 

TABLE 2-1402 

TR-10 TRANSITIONAL RESIDENTIAL-10 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE TR-10 
ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

COMMERCIAL USES 

Commented [DM3]: As recommended by ZOAG, REI use 

be allowed as a special exception use. Previously 

recommended as a minor special exception use. 
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TABLE 2-1402 

TR-10 TRANSITIONAL RESIDENTIAL-10 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE TR-10 
ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

Recreation and 

Entertainment 

Recreation 

Establishment, Indoor 
S Section 5-6XX 

 656 

Section 5-600   Additional Regulations for Specific Uses. 657 
 658 

5-6XX Recreational Establishment, Indoor.  A Recreational Establishment, Indoor use in the 659 

AR-1, AR-2, JLMA-3, JLMA-20, and TR-10 districts shall be an accessory use to a Rural 660 

Recreation Establishment, Outdoor use and comply with the following standards:    661 

(A)  Intensity/Character. 662 

(1) Hours of Operation. The hours of operation shall be limited to 7:00 a.m. 663 

to 9:00 p.m.   664 

(2)  Site Size.   The minimum lot area for a Recreation Establishment, Indoor 665 

use shall be 25 acres. 666 

(3) Size of Use. The size of all structures used in the Recreational 667 

Establishment, Indoor use shall not exceed the following gross floor area 668 

(total all structures):  669 

Use Lot Area 
Size of Structures 

(Maximum) 

Level I – Small Scale 25 acres, up to 50 acres. 12,000 square feet. 

Level II – Medium Scale >50 acres, up to 100 acres. 24,000 square feet. 

Level III – Large Scale >100 acres. 36,000 square feet. 

 670 

(B) Location on Site/Dimensional Standards.   671 

(1)  Structures shall be set back a minimum of 100 feet from all lot lines. 672 

(2) Parking shall be set back a minimum of 100 feet from all lot lines. 673 

(D) Road/Access Standards. 674 

(1)  General Access Standards.  A Recreational Establishment, Indoor use 675 

shall comply with the Road Access Standards of Section 5-654. 676 

(2) Access. A Recreational Establishment, Indoor use shall be located on and 677 

have primary access from a paved, state-maintained road. 678 

Commented [DM4]: ZOAG recommended hours of 

operation from 7AM to 9PM.  

Commented [DM5]: ZOAG recommended that access 

does not need to be from a paved roadway.  
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 679 

(F) Exterior Lighting Standards.  Exterior structure mounted lighting shall be 680 

designed to minimize impacts on adjacent properties and shall comply with the 681 

standards of Section 5-652(A)(2)-(4) (Exterior Lighting Standards) and Section 5-682 

1504.  In addition to the requirements of Section 5-652, the maximum height of 683 

pole-mounted exterior lighting shall be 12 feet. 684 

(G) Noise Standards.  A Recreational Establishment, Indoor use shall be designed to 685 

minimize noise from impacting on adjacent properties and shall comply with the 686 

standards of Section 5-652(B) and Section 5-1507. 687 

 688 

Article 8 Definitions 689 

 690 
Recreation Establishment, Indoor: An enclosed or semi-enclosed building, tent, or structure 691 

designed to accommodate gatherings of human beings for games, athletics, cultural activities, 692 

martial arts, archery or firearm shooting, rides, and the like. Office, retail, and other commercial 693 

uses commonly established in such facilities and related parking structures shall be allowed as 694 

accessory appurtenances. A commercial recreation area may also include mechanical or electrical 695 

amusement devices, and may include accessory uses such as refreshment stands, equipment sales 696 

or rentals. 697 

 698 

Recreation Establishment, Indoor: A commercial establishment conducted within a building or 699 

structure designed for the purpose of operating indoor sports and recreation activities, such as but 700 

not limited to, soccer, lacrosse, racquet sports, basketball, gymnastics, martial arts, swimming, and 701 

skating. Accessory functions of a Recreation Establishment, Indoor use include administrative 702 

offices, party rooms, cultural activities, refreshment stands, bathroom facilities, mechanical or 703 

electrical amusement devices, and associated recreation equipment sales and rental and archery or 704 

firearm shooting ranges. An Indoor Recreation Establishment shall not be considered to be the 705 

uses “Amusement or Theme Park” or “Sports Stadium, Complex, Arena or Sports Field”.    706 

 707 

 708 

SPORT SHOOTING RANGE, OUTDOOR   709 

  710 
Proposal: Add the new use “Sport Shooting Range, Outdoor” to the AR-1 and AR-2 zoning 711 

districts as a special exception use. Add new definition of “Sport Shooting Range, Outdoor” to 712 

Zoning Ordinance Article 8, Definitions.  713 

Comments: Currently, the Zoning Ordinance does not list an outdoor shooting range as an allowed 714 

use. However, “Firearm Range, Indoor” is a permitted use in the MR-HI and PD-GI districts and 715 

“Firearm range, archery range, indoor” is a special exception use in the PD-IP, Rt. 28 CB, and Rt. 716 

28 CI districts.  717 

Draft Text: 718 

Section 2-100   AR-1 Agricultural Rural-1 719 

Commented [DM6]: Staff recommended definition. 

Removed accessory language and added martial arts and 

cultural activities consistent with current definition.  

Commented [DM7]: ZOAG opposed to allowing Sport 

Shooting Range, Outdoor (SSRO) use in rural districts. 
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 720 

TABLE 2-102 

AR-1 AGRICULTURAL RURAL–1 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
AR-1 

DISTRICT 

ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

COMMERCIAL USES 

Recreation and 

Entertainment 
Sport Shooting Range, 

Outdoor 
S Section 5-6XX 

 721 

Section 2-200   AR-2 Agricultural Rural-2 722 
 723 

TABLE 2-202 

AR-2 AGRICULTURAL RURAL–2 DISTRICT USE TABLE 

P = PERMITTED    S = SPECIAL EXCEPTION M = MINOR SPECIAL EXCEPTION 

USE CATEGORY USE TYPE 
AR-2 

DISTRICT 

ADDITIONAL REGULATIONS FOR 

SPECIFIC USES 

COMMERCIAL USES 

Recreation and 

Entertainment 
Sport Shooting Range, 

Outdoor 
S Section 5-6XX 

 724 

5-6XX Sport Shooting Range, Outdoor.  A Sport Shooting Range, Outdoor use shall be an 725 

accessory use to a Rural Recreation Establishment, Outdoor use or Regional Park, Active 726 

Recreational  use and comply with the following standards comply with the following standards:    727 

(A) Intensity/Character. 728 

(1) Size of Use.   The minimum lot area for a Sport Shooting Range, Outdoor 729 

use shall be 500 acres. 730 

(2) Management.  The owner of the premises shall provide a full-time certified 731 

range officer at all times shooting stations or firing lanes are in use.  732 

(3) Hours/Days of Operation.  Hours of operation shall be limited to 9:00 AM 733 

to 5:00 PM and shall only operate six (6) day per week. In addition to the 734 

hours of operation, no shooting or firing may occur after sundown.   735 

(4) Location on Site/Dimensional Standards.   736 

(a)  Outdoor Ranges and Structures. Shooting stations, firing 737 

lanes and ranges shall be setback a minimum of 2,500  feet 738 

from all lot lines. All other structures associated with the 739 

Sport Shooting Range, Outdoor use shall be set back a 740 

minimum of 100 feet from all lot lines. 741 

Commented [DM8]: If SSRO use allowed by the Board, 

ZOAG recommends that the SSRO use be a special 

exception use.  

Commented [DM9]: If allowed by the Board, ZOAG 

recommends that the SSRO use be a special exception use. 

Commented [DM10]: If allowed by the Board, ZOAG 

recommends that the SSRO use be subject to performance 

standards.  

Commented [DM11]: As recommended by ZOAG, SSRO 

shall be accessory to RREO and Regional Park.  

Commented [DM12]: As recommended by ZOAG, 

increase the size of use from “100” to “500” acres. 

Commented [DM13]: As recommended by ZOAG, hours 

revised from 7AM-7PM to 9AM-5PM and operates 6 days 

per week. 

Commented [DM14]: As recommended by ZOAG, 

setback revised from “800 feet from all lot lines and a 

minimum of 2,500 feet from existing or approved residential 

dwelling units” to “2,500 feet from all property lines.”  
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(b) Parking. Parking shall be set back a minimum of 100 feet 742 

from all property lines. 743 

(C) Design. 744 

(1) All sport shooting ranges shall be designed to provide protection from 745 

accidental or stray ammunition discharge for surrounding properties and 746 

to minimize noise.  747 

(2) Signage identifying the range shall be located at intervals of no less than 748 

400 feet around the perimeter of the range. 749 

(3) All firing lanes and ranges should be aimed at target lines to the northeast, 750 

north or northwest unless there is sufficient standing timber or natural 751 

topographic features on the property controlled by the range officer or 752 

owner to mitigate the effects of glare from the sun. 753 

(4) An impenetrable berm, barrier, 20 feet or more in height, shall be 754 

constructed along the three sides lying in the direction of fire of any 755 

authorized firearm discharge area.  All berm or barrier backstops shall be 756 

free of rocks, stones and other hard objects that may result in bullet 757 

ricochets. All earthen berms shall be vegetated to reduce the potential for 758 

erosion. All backstops and berms shall be maintained to perform their 759 

intended functions. 760 

(5) Sport shooting ranges shall be developed such that there are no streams, 761 

ponds, lakes, or other watercourses or wetlands located between any firing 762 

line and target line or within any shotgun shotfall zone. Maintenance of a 763 

sport shooting range shall be in accordance with the best management 764 

practices set forth by all local, State, and Federal requirements and shall 765 

minimize the potential for soil and water pollution due to lead 766 

contamination. An environmental management plan which demonstrates 767 

the application of best management practices shall be part of the special 768 

exception application for a sport shooting range.  769 

(6) The perimeter of the sport shooting range activity, including the firearm 770 

discharge area and surrounding berms, shall be enclosed by a fence or 771 

wall, a minimum of six feet in height. Warning signs of at least one square 772 

foot each shall be attached to the perimeter fence at the rate of at least one 773 

for every 100 lineal feet plus one at each entry gate. 774 

(7) Ammunition used on-site shall be stored in a safe and secure location.   775 

(D) Landscaping/Buffering/Screening. 776 

(1) Buffer.  The use shall comply with the landscaping and screening 777 

requirements of Section 5-653(A) regardless the size of adjacent property. 778 

Commented [DM15]: Storage of ammunition added to 

address concerns by ZOAG. 
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(2)  Parking Areas.  Parking areas shall be screened and landscaped to comply 779 

with the requirements of Section 5-653(B). 780 

(3)  Storage Yards.  All storage yards shall be screened and landscaped 781 

consistent with the standards of Section 5-653(C). 782 

(E) Road/Access Standards. 783 

(1)  General Access Standards.  A Sport Shooting Range, Outdoor use shall 784 

comply with the Road Access Standards of Section 5-654. 785 

(2) Access. A Sport Shooting Range, Outdoor use shall be located on and have 786 

primary access from a paved state-maintained road. 787 

(G) Exterior Lighting Standards.   788 

(1)  Outdoor lighting shall be designed to minimize impacts on adjacent 789 

properties and shall comply with the standards of Section 5-652(A)(2)-(4) 790 

and Section 5-1504. In addition to the requirements of Section 5-652(A), 791 

the maximum height of pole-mounted exterior lighting shall be 12 feet. 792 

(3)  Lighting of the shooting range is prohibited. 793 

(H) Noise Standards.  A Sport Shooting Range, Outdoor use shall be designed to 794 

minimize noise from impacting on adjacent properties and shall comply with the 795 

standards of Section 5-652(B) and Section 5-1507. 796 

(J) Size of Use. 797 

(1) Structure.  The cumulative size of all structures used for the Sport Shooting 798 

Range, Outdoor use shall not exceed 5,000 square feet, not including 799 

shooting stations or firing lanes. 800 

 801 

5-1507. Noise Standards.  802 

(A) Purpose.  The purpose of these standards is to protect citizens from excessive 803 

sound (noise), which is detrimental to the health and peaceful enjoyment of 804 

property. No use shall be operated or permitted to be operated in such a manner as 805 

to create a sound which exceeds the maximum A-weighted sound levels set forth 806 

in Table 5-1507(E). Examples of sounds regulated by this Ordinance include, but 807 

are not limited to amplified music or voice, or barking dogs at kennels. 808 

(B) Applicability. The maximum A-weighted sound levels of this Section shall apply 809 

unless a different decibel level is specified for a use under Section 5-600 et seq., 810 

Additional Regulations for Specific Uses. These standards shall not apply to 811 

extraction and mining special exception operations otherwise regulated herein or 812 
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between multiple uses located within the same building or on the same lot, unless 813 

the receiving property is Mixed-Use residential. 814 

(C) Definitions. For the purposes of this section only, the below terms are defined as 815 

follows: 816 

(1) A-Weighted Sound Level is the sound pressure level in decibels as 817 

measured on a sound level meter (SLM) using the A-weighting network. 818 

(2) Emergency is any occurrence or set of circumstances involving actual or 819 

imminent physical trauma, property damage or loss of electric or phone 820 

services, which require immediate action. 821 

(3) L Equivalent (Leq) is the constant sound level that, in a given situation and 822 

time period, conveys the same sound energy as the actual time-varying A-823 

weighted sound level. 824 

(4) Mixed-Use Residential is any dwelling unit located in a Planned 825 

Development zoning district listed in Article 4, Division A or Division D 826 

that permits residential uses, excluding the Planned Development – Housing 827 

(PD-H) zoning district. 828 

(5) Residential is any dwelling unit located in a zoning district listed in Article 829 

2 or 3, or the PD-H zoning district, and any other dwelling unit that does 830 

not meet the definition of mixed-use residential. 831 

(6) Receiving property is the lot or parcel, or for mixed-use residential, the 832 

affected dwelling unit, that is the recipient of the subject sound. 833 

(7) Sound is an oscillation in pressure, particle displacement, particle velocity, 834 

or other physical parameter, in a medium with internal forces that causes 835 

compression and rarefaction of that medium.  836 

(D) Methods of Measurement. 837 

(1) A-weighted sound levels shall be measured with an integrating SLM that 838 

meets or exceeds American National Standard Institute S1.43-1997 for 839 

Type 1 SLMs. The response of such SLM shall be set to FAST, and a time 840 

period of fifteen (15) seconds shall be used. The operator may select another 841 

time period between a minimum of ten (10) seconds and maximum of one 842 

(1) minute if a fifteen (15) second time period cannot adequately capture 843 

the A-weighted sound level. 844 

(2) Samples shall be taken only when the subject sound can be clearly heard 845 

and identified by the operator without any extraneous sounds such as 846 

passing traffic, bird songs, etc. 847 
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(3) The operator shall take a minimum of three (3) samples that demonstrate 848 

the repeatability and consistency of the subject sound.  When possible, the 849 

operator should also take at least one (1) sample when the subject sound is 850 

not heard for the purpose of comparison. 851 

(4) The arithmetic average of all samples that demonstrate the repeatability and 852 

consistency of the subject sound shall comply with the maximum A-853 

weighted sound levels in Table 5-1507(E). 854 

(5) For residential, rural economy, commercial, civic, institutional, and 855 

industrial uses, samples of the subject sound shall be taken from the point 856 

on the receiving property line that is located the closest to the source of the 857 

subject sound.  The microphone of the SLM shall be aimed toward the 858 

source of the subject sound, and a standard microphone height of five feet 859 

(5’) above grade shall be used. 860 

(6) For mixed-use residential, samples of the subject sound shall be taken from 861 

the receiving property at an open window, door, or other aperture that faces 862 

in the direction of the source of the subject sound. The window, door, or 863 

other aperture that is the closest to the source of the subject sound shall be 864 

used.  The microphone of the SLM shall use a windscreen, shall be located 865 

at the center, and shall extend approximately 0.5 inch beyond the outer 866 

plane of said open window, door, or other aperture, and shall be aimed 867 

towards the source of the subject sound. 868 

(E)  Maximum A-Weighted Sound Levels (decibels).   The maximum A-weighted 869 

sound level is provided in Table 5-1507 (E) and shall apply any time of day or 870 

night. 871 

Table 5-1507(E) 

Receiving Development 

Type 

Mixed Use 

Residential 

Residential 

and Rural 

Economy 

Uses 

Commercial, 

Civic, and 

Institutional 

Uses 

Industrial 

Uses 

Maximum A-Weighted 

Sound Level (decibels) 
60 55 65 70 

 872 

(F) Exemptions.  The maximum A-weighted sound levels in Table 5-1507(E) shall not 873 

apply to the following: 874 

(1) All aircraft sound. 875 

(2) Sounds produced by activities listed in Chapter 654.02(e) of the Codified 876 

Ordinances of Loudoun County, however, sounds produced by outdoor 877 

public address systems at public schools shall be regulated pursuant to 878 

Section 5-666, and sounds produced by commercial indoor firearm ranges 879 
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and outdoor sports shooting ranges shall be subject to the maximum A-880 

weighted sound levels in Table 5-1507(E). 881 

(3) Sounds created by the operation of power equipment, such as power lawn 882 

mowers, chain saws, and similar equipment, and construction, demolition 883 

and/or maintenance activities. 884 

(4) Sounds created by generators and accessory equipment operating during an 885 

emergency or at the request of a utility, and the testing of said generators 886 

and associated equipment. 887 

(5) Sounds created by air conditioner condensers for single-family attached 888 

dwellings and single-family detached dwellings. 889 

(6) Sounds created by utilities and public uses, including, but not limited to 890 

utility substations, utility transmission lines, sanitary landfills, public sewer, 891 

and public water. 892 

  893 

ARTICLE 8 DEFINITIONS 894 

 895 
Sport Shooting Range, Outdoor: A permanently located and improved outdoor area that includes  896 

shooting stations, firing lanes and ranges, target areas, berms and baffles, and other related 897 

components and is designed and operated for the safe use of trap, skeet, rifles, archery, pistols, 898 

shotguns, black powder or any other similar sport shooting at targets. Accessory uses include 899 

administrative offices, refreshment stands, bathroom facilities, and storage of associated 900 

equipment. All ammunition sold must be used at a Shooting Range, Outdoor and shall not be for 901 

off-site use and the retail sales or repair of firearms shall not be permitted at a Shooting Range, 902 

Outdoor.  903 

Commented [DM16]: Sale of ammunition referenced to 

address concerns by ZOAG. 



Questions 
October 2nd Board Business Meeting 

Rural Uses and Performance Standards Phase 2 ZOAM 

Sports Shooting Range, Outdoor 
REDC is concerned about public, horses and livestock safety for stray or ricocheted bullets.  We tried to come up 
with a performance standard scenario that would work for this business type with semi-automatic rifles having a 
distance of over a mile.   We could not get comfortable with the berms used to contain fired rounds especially 
with the distance for semi-automatic rifles and the property size needed for the safety fan area.    Also lead 
disposal is a concern.   

1. What property size or acreage would be required for a sports shooting range?  Would it be large
enough to provide adequate safety from ricocheted bullets?

Staff Response: As provided in Attachment 2, ZOAM-2017-0004 Draft Text, the proposed additional
regulations for the new use type “Sport Shooting Range, Outdoor” require a minimum parcel area of 500
acres, and further require that shooting stations and firing lanes be setback a minimum 2,500 feet
(approximately ½ mile) from all parcel lines.

To address adequate safety from ricocheted bullets, the proposed additional regulations require that a sport
shooting range provide: 1) a full-time certified range officer at all times that shooting stations and/or firing
lanes are in use; 2) protection from accidental or stray ammunition discharge for surrounding properties
(such as shooting stations and fire lanes equipped with overhead canopies, overhead baffles, and side
baffles); 3) signage identifying the presence of the range at intervals of no less than 400 feet around the
perimeter of the range; 4) firing lanes oriented to the northeast, north or northwest, unless there is
sufficient standing timber or natural topographic features on the parcel to mitigate the effects of glare from
the sun the preservation of which is controlled by the range owner/operator; and 5) an impenetrable berm
or similar barrier, 20 feet or more in height, constructed along the three sides lying in the direction of
fire of any authorized firearm discharge area. If the “Sport Shooting Range, Outdoor” amendments are
not separated from the Phase 2 ZOAM prior to scheduling a Planning Commission public hearing, staff
intends to conduct community outreach concerning the new use type and proposed additional standards
for outdoor shooting ranges. During such community outreach and the subsequent public hearing process,
or the Zoning Ordinance overhaul if the amendments are separated, the sufficiency of the additional
regulations for “Sport Shooting Range, Outdoor” to ensure adequate safety from ricocheted bullets can be
further evaluated.

2. Where can this type of business be successfully located in Loudoun?  How many customers a day
are needed to support the business model?

Staff Response: The proposed new use type “Sport Shooting Range, Outdoor” is proposed to be allowed
in the AR-1 and AR-2 zoning districts as a special exception (SPEX) use type, but only when and
accessory to a “Rural Recreation Establishment, Outdoor” use type. According to Loudoun County GIS,
a total of 10 parcels currently consist of 500 acres or more in size in the AR-1 and AR-2 zoning districts,
which is the proposed minimum parcel size for establishment of a “Sport Shooting Range, Outdoor”.  That
said, it is possible for a prospective operator of a “Sport Shooting Range, Outdoor” to assemble multiple
smaller parcels to meet the minimum parcel size via boundary line adjustment. During community
outreach and the public hearing process, or the Zoning Ordinance overhaul if the amendments are
separated, the minimum acreage requirement proposed for a “Sport Shooting Range, Outdoor” can be
further evaluated. In addition, the minimum lot area of 500 acres is proposed as additional regulation that
may be modified by Minor Special Exception in accordance with the provisions of Section 6-1300.

Attachment 3



As for the business being successful and the number of customers a day needed to support the business 
model, zoning is just one of the several factors to be considered by a potential business to determine the 
economic viability of a use. From a Zoning Ordinance perspective, the intent of this ZOAM is to determine 
the proper location within Loudoun County for the proposed new use type “Sport Shooting Range, 
Outdoor”, in this case the AR-1 and AR-2 zoning districts, and the additional regulations, if applicable, to 
mitigate impacts of such use type.  

3. How will the noise impact equestrian businesses?  Will it meet Loudoun’s noise ordinance?

Staff Response: As provided in Attachment 2, ZOAM-2017-0004 Draft Text, the proposed additional
regulations for the new use type “Sport Shooting Range, Outdoor” require such use to be designed to
minimize noise from impacting adjacent properties and to comply with the noise standards under Section
5-652(B) and Section 5-1507 of the Zoning Ordinance.

Recreation Establishment, Indoor 
REDC members are concerned that western Loudoun due to lower land prices and lack of available land in other 
areas will attract a disproportionate share of indoor recreation structures of significant size.  This could result in 
further reduction of farming operation and the loss of prime soils for agriculture. 

1. Can the size and design of this facility be compatible with the RPA?

Staff Response: The compatibility of this use type will need to be evaluated on a case by case basis. For
that reason, the draft text as provided in Attachment 2 proposes this use only as a Special Exception use
type to allow public input and to evaluate site specific impacts and impose conditions to address/mitigate
impacts. In addition, the draft text is proposed to not allow this use as a separate principal use, but to only
permit the use as accessory to an outdoor rural recreation establishment use in the non-suburban AR-1,
AR-2, JLMA-3, JLMA-20, and TR-10 zoning districts, subject to additional regulations.

As provided in Attachment 2, ZOAM-2017-0004 Draft Text, the proposed additional regulations for the
“Recreation Establishment, Indoor” use type in the non-suburban AR-1, AR-2, JLMA-3, JLMA-20, and
TR-10 zoning districts requires that the total size of all structures for such use type shall not exceed the
following gross floor area (total size of all structures):

Use Lot Area Size of Structures 
(Maximum) 

Level I – Small Scale 25 acres, up to 50 acres. 12,000 square feet. 

Level II – Medium Scale >50 acres, up to 100 acres. 24,000 square feet. 

Level III – Large Scale >100 acres. 36,000 square feet. 

The policies for the Rural Policy Area (RPA) do not make reference to whether the actual square footage 
of a structure is compatible. As noted in Community Planning’s Referral dated August 18, 2018, 
Community Planning Staff found that the policies of the Revised General Plan did not support the 
establishment of indoor recreation facilities as a principal use or an accessory use to an outdoor recreation 
use in the RPA since the use type was not agriculturally based, does not preserve farmland or open space, 
and does not contribute to the rural economy as envisioned by Plan policies. Since the initial review of 
the application, the County adopted the Loudoun County 2019 General Plan (2019 GP). Many of the 
policies, strategies, actions and recommended design guidelines for the RPA outlined within the 2019 GP 
reflect those of the Revised General Plan, thus the issues raised in Community Planning first referral 
generally remain relevant. 



 
Specifically, the 2019 GP states that non-agriculturally-related commercial uses may be permitted by 
Special Exception if the use is compatible in scale and intensity with the agricultural and rural character 
of the area; poses no threat to public health, safety, and welfare; and helps to preserve farmland, open 
space, and/or continued agricultural operations (2019 GP, Chapter 2, Rural Economy, Action 3.1.C). The 
Design Guidelines for the RPA call for all development to be designed to work with the existing 
topography and site features, responding to the local context, preserving farmland, and reinforcing 
the  character of the rural landscape (2019 GP, Chapter 2, Design Guidelines, text).  Buildings and 
structures should be sited to blend with the natural landscape to reduce their perceived scale, mass, and 
height, thus reducing their impact on the landscape and surrounding viewsheds (2019 GP, Appendix A, 
RPA Design Guidelines, Guideline 8). Buildings and structures should incorporate architectural styles and 
design elements that are in keeping with the regional architecture of the County, which contributes to the 
visual quality and identity of the RPA (2019 GP, Appendix A, RPA Design Guidelines, Guideline 9). 

 
As provided above, the 2019 GP does not specify the size of structures in the RPA, but provides general 
guidance for the siting and design of building and structures so that they blend with the rural landscape. 
Community Planning Staff notes that while the size of the indoor recreation facilities as proposed in the 
ZOAM is similar to other permitted structures in the RPA, such as barns, stables, and indoor riding arenas, 
these permitted use types provide infrastructure to support bona-fide agricultural operations and are likely 
to be less intense in terms of traffic generation, noise, and other impacts than a similarly sized recreational 
facility. The draft text proposes a sliding scale for indoor recreational uses according to lot size, which 
helps promote the retention of open space and adequate land buffers to enhance compatibility with 
surrounding uses. However, the appropriateness of such facilities may depend on factors other than lot 
size, including topography, existing and planned uses in the vicinity, the capacity of the local 
transportation network, and the design and layout of the proposed facility itself. Should the establishment 
of indoor recreation facility use accessory to an outdoor recreation use type in the RPA continue to be 
proposed as a Special Exception use type under the current ZOAM, the policies and design guidelines of 
the 2019 GP would enable the review of the size, scale, intensity, and design of the facilities on a case-
by-case basis through the County’s legislative review process. 
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