
 

   
 

 
 

MEMORANDUM 
          #2d 

To:  Loudoun County Planning Commission  
From:  Judi Birkitt, AICP, CZA, Deputy Director, Planning and Zoning 
  Daniel Galindo, AICP, Director, Planning and Zoning 
Date:  December 2, 2022 

Re:  December 8, 2022, Planning Commission Work Session 
ZOAM-2020-0001, Zoning Ordinance Rewrite – Chapter 4: 
Use-Specific Standards, Section 4.09, Adaptive Reuse 
(formerly Section 10.05) 
 

PURPOSE 
Staff seeks the Planning Commission’s (Commission) endorsement of Section 
4.09 Adaptive Reuse Standards, in its entirety.1  
 
This memorandum also identifies substantive revisions made to the adaptive 
reuse provisions to address the County Attorney’s review and questions and 
public comments regarding adaptive reuse during the August 30, 2022, 
Commission Public Hearing. Additional information about the primary 
differences between the draft provided at the August Public Hearing and the 
current draft is provided in the Key Change Matrix, which is attached to the 
Cover Memo for Item 2, which describes in greater detail the new regulations, 
the reason for revisions since the August Public Hearing, findings and 
recommendations from the Zoning Ordinance Committee (ZOC), input themes 
from the public, and staff’s recommendation. Staff is seeking Commission 
direction on the revisions. 
 
ADAPTIVE REUSE 
Section 4.09 Adaptive Reuse Standards is a new set of regulations added to 
the draft Zoning Ordinance (Attachment 1). The addition of adaptive reuse 
regulations implements Loudoun County 2019 General Plan (2019 GP) and 
Heritage Preservation Plan policies identifying adaptive reuse as a method to 
protect historic resources and reinforce community character and sense of 
place and identity. Additionally, community groups with an interest in historic 
preservation and the protection of rural historic villages identified the need for 
adaptive reuse standards to utilize and prolong the life of important historic 
resources in their communities. The 2019 GP defines adaptive reuse as the 

 
1 The Adaptive Reuse Standards were included as Section 10.05 in the August 2022 draft Zoning Ordinance 
Amendments that were advertised for the Planning Commission public hearing on August 30, 2022.  These 
standards are proposed for relocation to Chapter 4 for reasons as explained below. 

https://www.loudoun.gov/DocumentCenter/View/171847/Zoning-Ordinance-Rewrite-Combined-Public-Comments-PCWS
https://loudoun.granicus.com/player/clip/7043?view_id=86&redirect=true&h=7d825a3a7be99e0993af859be99efb78
https://loudoun.granicus.com/player/clip/7043?view_id=86&redirect=true&h=7d825a3a7be99e0993af859be99efb78
https://www.loudoun.gov/DocumentCenter/View/152285/General-Plan---Combined-with-small-maps-bookmarked
https://www.loudoun.gov/DocumentCenter/View/1135/Heritage-Preservation-Plan-COMPLETE
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“repurposing of an existing structure to accommodate new uses while 
preserving the structure. This often involves improving existing buildings to 
allow for modern design and building program preferences.” Adaptive reuse is 
a longstanding tool used in the field of historic preservation to protect 
important historic resources by using a building for a purpose other than which 
it was originally built or designed. Since these uses may not be allowed in the 
zoning district where the resource is located or the building to be reused may 
not meet current lot and building standards, the standards provide flexibility 
by allowing certain uses and lot and building standards to be applied upon 
adaptive reuse.  

Since the August 30, 2022, Commission Public Hearing, upon further review 
and consideration of public comments, staff made the following additional 
revisions, which are demonstrated in Attachment 2 and further explained in 
rows 57 through 62 of the Key Change Matrix:  

• Defined “Historic Resource” as a list of historic designations (Section 
13.03 Definitions) and used this defined term as one of the eligibility 
criteria for Adaptive Reuse (Section 4.09.B.1); previously the list of 
historic designations eligible for adaptive reuse were included in Section 
10.05 rather than the definitions. 
 

• Added County Heritage Register to the list of historic designations that 
are considered a “Historic Resource” (Section 13.03, Attachment 3). 

Since the August 30, 2022, Commission Public Hearing, based on review by 
the County Attorney’s Office, staff recommends the following additional 
revisions, which are demonstrated in Attachment 2:  

• Moved the Adaptive Reuse section from Chapter 10. Nonconformities 
and Adaptive Reuse to Chapter 4. Use-Specific Standards. Categorizing 
the adaptive reuse provisions as use-specific standards relates to the 
additional uses allowed for eligible structures. It will also allow staff to 
list adaptive reuse as a use permitted in each zoning district and provide 
a section cross reference in the use tables. 
 

• Clarified that all uses permitted in a zoning district in which the structure 
is located may take advantage of the adaptive reuse incentives if the 
structure is eligible for Adaptive Reuse (Section 4.09.D. & E). 

 
• Included a requirement for Special Exception (SPEX) approval if a 

property eligible for adaptive reuse is applying for a use that is not 
permitted in the zoning district where the property is located (Section 
4.09.D.1). This requirement is consistent with the current and draft 
Nonconforming Use regulations, wherein a nonconforming use may be 
changed to another nonconforming use only by approval of a SPEX. As 
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proposed, there will be no fee for this application.  (Section 11.01.B.f). 
As the Commission has already endorsed Chapter 11: Procedures, which 
governs application fees, this item includes a motion for Commission 
consideration on this topic. 

 
• Removed the opportunity for areas identified as Rural Historic Villages 

or Legacy Village Cores in the 2019 GP to be eligible for adaptive reuse, 
as planned land use should not be a determinant for how to apply 
regulations in a zoning ordinance (Section 4.09.B.2.).  
 

• Structures in the Village Conservation Overlay District (VCOD) continue 
to be eligible for adaptive reuse provided the structure is a minimum of 
50 years old (Section 4.09.B.2.). Addition of the age requirement limits 
the adaptive reuse eligibility to historic properties in the VCOD. 
 

• Added a definition of Functionally and Economically Obsolete to further 
clarify what types of structures would be eligible for adaptive reuse 
under Section 4.09.B.3 (Section 13.03). 

 
• Deleted the ability to change the type of approval necessary for uses in 

an underlying zoning district for properties eligible for adaptive reuse. 
In the August 30, 2022, public hearing draft, a SPEX use could be 
approved by Minor Special Exception (SPMI), and an SPMI use could 
become by-right (Table 4.09-1).  

 
• Revised Adaptive Reuse Incentives related to rear and side yards. 

Initially, eligible structures could encroach one time the greater of 25% 
or within 15 feet into a rear yard. The revised yard-related revisions 
include side yard encroachments and take neighboring yards within 150 
feet into consideration when determining how much an eligible structure 
may encroach. These revisions create consistency for yard reductions in 
the Zoning Ordinance, namely the Village Conservation Overlay District 
(Table 4.09-2).  

 
• Revised Adaptive Reuse Incentives related to floor area ratio (FAR). 

Initially, eligible structures could exceed permitted FAR by 33%. The 
revised FAR incentive allows existing eligible buildings that exceed the 
maximum FAR allowed by SPEX to use this FAR for adaptive reuse. It 
also permits expansion up to the maximum FAR allowed by SPEX 
without SPEX approval. This approach is tailored to address previously 
identified issues for buildings that exceed permitted FAR, as they are 
not permitted to use this FAR when establishing a new use (Table 4.09-
2).  
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PUBLIC COMMENT THEMES 
 

• Can the costly requirement for professionals to establish historic 
significance for properties that do not meet the eligibility through 
historic designation be removed?  

o Staff Response: As noted in line 58 of the Key Change Matrix, the 
requirement for a professional to demonstrate a property’s 
eligibility for listing as a national, state, or local historic resource 
was removed from the draft Section 4.09.B.3 provided to the 
Commission for the August 30, 2022, Commission Public Hearing. 
No further action is necessary on this comment.  
 

• Can rural structures, such as barns, from the 19th and early 20th century, 
be added to the list of properties eligible for adaptive reuse? 

o Staff Response: As noted in line 58 of the Key Change Matrix, 
rural structures such as 19th century barns would be eligible for 
adaptive reuse if they meet the criteria of Section 4.09.B.3. The 
intent of this section is to provide an opportunity for properties 
that do not meet the definition of historic resource (Section 
4.09.B.1) or are not located in a VCOD (Section 4.09.B.2) and are 
over 50 years old and functionally or economically obsolete to 
take advantage of Adaptive Reuse. The criteria for a qualified 
professional to demonstrate that a building is obsolete is not 
always required. It gives the Zoning Administrator the option to 
request additional information to ensure the validity of assertions 
a property is obsolete when obsolescence is questionable.    

  
The ability to adaptively reuse a building for a use that is not 
allowed in a zoning district should be applied cautiously to ensure 
that the typical process to allow a non-permitted use on a 
property—a rezoning application—is not circumvented. In the 
case of rural structures from the 19th and early 20th century, the 
ability of the Zoning Administrator to determine that these 
structures are obsolete is intended to be straightforward and not 
to necessitate a request for additional information in all cases.    

  
Staff does not propose revisions to the draft Adaptive Reuse 
eligibility criteria in Section 4.09.B to address this comment but 
has defined “functionally or economically obsolete” for additional 
clarity for the criteria in Section 4.09.B.3 (Attachment 3).   

 
• Can “historic resource” be defined using the criteria for listing on the 

National Register of Historic Places in the Code of Federal Regulations 
(CFR), Title 36, Section 60.4 Criteria for Evaluation? 

o Staff Response: As noted above and further discussed in Line 59 
of the Key Change Matrix staff defined “historic resource” in 
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Chapter 13 (Attachment 3). The definition lists types of historic 
designations that are considered historic resources. This list 
provides staff and the public with a concise and straightforward 
method to determine if a property is a historic resource. Since 
each historic resource type uses different designation criteria, 
staff did not define historic significance in the Zoning Ordinance 
using Title 36, Section 60.4 Criteria for Evaluation, as these 
criteria are only used for certain designations listed in the historic 
resource definition.  

 
• Can properties listed on the Loudoun County Heritage Register be 

included on the list of properties eligible for adaptive reuse?  
o Staff Response: As noted above and further discussed in Line 57 

of the Key Change Matrix, staff added properties listed on the 
Loudoun County Historic Register to the definition of historic 
resource (Attachment 3).  

 
Draft Motions: 
I move that the Planning Commission endorse Section 4.09, Adaptive Reuse 
as presented in Attachment 1 of the December 8, 2022, Work Session Memo, 
and the new definitions for Functionally or Economically Obsolete and Historic 
Resource OR with the following revisions:   
  

a. _______________________; and  
b. _______________________.   

  
I move that the Planning Commission endorse a revision to Chapter 11: 
Procedures, Section 11.01, B.3, Fees, Exempt Applications, to add subsection 
f. Applications for Special Exception for Adaptive Reuse of a structure to a use 
not permitted in the underlying zoning district and listed in Table 4.09-1, as 
exempted from the imposition of fees, OR with the following revisions:   
  

b. _______________________; and  
c. _______________________.   

  
 
ATTACHMENTS 
1. Draft Section 4.09  
2. Draft Section 4.09 – Redline of changes since August 30, 2022, Planning 

Commission Public Hearing 
3. Draft Definitions (Functionally or Economically Obsolete; Historic Resource) 
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4.09 Adaptive Reuse Standards 
  
Purpose: The purpose of the Adaptive Reuse Standards is to foster the appropriate and compatible adaptive reuse 
of  obsolete or underutilized historically significant structures to: 

• Support the historic preservation goals of the Heritage Preservation Plan and the General Plan.

• Preserve the historic character, buildings, structures, and sites of the Rural Historic Villages and Legacy Village Cores
as identified in the General Plan or village small area plans.

• Protect iconic or prominent buildings that exemplify community character to establish or reinforce a community’s
identity and sense of place by creating opportunities for community gathering places and spaces for cultural activities 
in these buildings.

• Increase and improve the variety and affordability of housing stock in locations consistent with the General Plan and
where permitted.

• Encourage preservation of historic structures through appropriate rehabilitation.

• Ensure the adaptive reuse of a structure is compatible with and does not adversely impact the character of the
surrounding landscape and built environment.

• Prolong building lifespans, encourage reuse of existing resources, generate activity, foster and facilitate market
alternatives rather than demolition of existing historic structures, especially if they are vacant or in underutilized
areas, by allowing uses and development standards that may not otherwise be allowed.

• Maintain compatibility of the adaptively reused building or structure with a surrounding neighborhood, community,
Place Type, village, or historic district.

• Provide flexibility for adaptive reuse projects without compromising the health, safety, or welfare of users.
A. Applicability. Structures meeting the eligibility requirements of Section 4.09.B are permitted to be adaptively

reused in accordance with the standards of this section.
B. Eligibility. To be eligible for adaptive reuse, a structure must meet one of the following:

1. The definition of historic resource.
2. A minimum of 50 years old and located in a Village Conservation Overlay District (VCOD) pursuant to Section

5.07.
a. The Zoning Administrator also must determine whether the structure may be eligible for listing as a

historic resource pursuant to Section 4.09.B.1.
1. If the property is eligible for listing as a historic resource, then Section 4.09.C.1. applies.

3. A minimum of 50 years old, and the original use of the structure is functionally or economically obsolete as
determined by the Zoning Administrator.

a. In making a finding that the original use of the structure is functionally or economically obsolete, the
Zoning Administrator must consider the structure's:
1. Past and current vacancy rate;

a. If a structure has been continuously vacant for a minimum of 25 years, then the structure
is presumed to be functionally or economically obsolete.

2. Existing and previous uses;
3. Structural condition;
4. The ability of the structure to be retrofitted for the new use; and
5. Real estate market information.

Attachment 1
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b. The Zoning Administrator also must determine whether the structure may be eligible for listing as a
historic resource pursuant to Section 4.09.B.1.
1. If the property is eligible for listing as a historic resource, then Section 4.09.C.1. applies.

c. The Zoning Administrator may request that the applicant submit documentation prepared by qualified
professionals as follows:
1. An analysis that must be prepared and provided by a market research firm, real estate

development firm, or other entity qualified to conduct and research market analysis, demographic
trends, competitive analysis, and/or real estate feasibility studies that demonstrates that the
original use of the structure is functionally or economically obsolete.

2. An analysis that must be prepared and provided by a Licensed Architect and/
or Professional Engineer that demonstrates the structural condition and/or ability of the structure
to be retroffited for the new use.

a. If the structure is eligible for adaptive reuse pursuant to Sections 4.09.B.1. or 4.09.B.3.b.1,
the analysis must be provided by a person meeting the Secretary of Interior Standards
minimum professional qualifications in historic architecture, architecture, or architectural
history.

C. Standards and Requirements. Adaptive reuse projects must comply with the standards and requirements of this
Zoning Ordinance, except as set forth in Sections 4.09.D and E below, and must comply with the following:
1. If the structure meets the applicability requirement of Section 4.09.B.1 or is eligible for listing as a historic

resource pursuant to subsection B.2.a.1 or B.3.b.1, then any changes to the structure and
associated historic setting must result in the property maintaining its historic resource designation by:

a. Maintaining the historic form, mass, scale, and character-defining elements of the structure.
b. Locating any new parking to the side or rear of the structure. Existing parking may be retained in the

front of a building and pursuant to Table 4.09-2.
c. Locating, designing, and constructing additions:

1. To the rear or on a secondary elevation of a building.
a. Enclosed additions are not permitted on the primary façade, front elevation, or character-

defining elevation of the structure.
b. Exception. Entry features required for accessibility, porches, and vestibules are permitted

on these elevations.
2. To be subordinate to and differentiated from the historic structure.
3. To ensure that upon construction of the addition, the least amount of historic materials are

removed or obstructed.
4. To ensure that removal of the addition would not damage the historic structure.

d. Retaining or replacing in-kind existing historic materials.
e. Not demolishing the historic core(s) of or additions to a structure.

1. Removal of non-historic additions is permitted.
f. Retaining existing landscape features that contribute to the historic character of the property, such as

native or specimen trees, historic plantings or gardens, walkways, walls, fences, or other features, to
the extent feasible.
1. Repair of such features is permitted.

2. Any additional parking, lighting, or signage requirements necessitated by the reuse of a structure must be
scaled in a manner that is subordinate to the existing structure and must be compatible with and not
adversely impact the character of the surrounding landscape and development pattern.
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D. Additional Uses Permitted. For a property eligible for adaptive reuse pursuant to subsection B, in addition to the 
uses permitted in the underlying zoning district the uses listed in Table 4.09-1 are permitted as follows: 
1. Change of use to a use listed in Table 4.09-1 only is permitted by approval of a Special Exception pursuant to 

Section 11.11.01. 
2. All uses must comply with any applicable Use-Specific Standards in Chapter 4. 
3. No uses that emit noxious odors or excessive noise will be permitted unless the applicant demonstrates 

that the use will not negatively impact nearby dwelling units.   

Table 4.09-1. Additional Uses Permitted as Adaptive Reuse  
Current Zoning District Permitted as Adaptive Reuse1 

Zoning districts that permit residential uses, except zoning districts that 
permit only single-family detached (SFD) dwelling units (PD-TRC, SN, 
SCN, PD-TC, TSN, TCN, RC) 

100% attainable housing regardless of the dwelling unit type permitted 
in the district (SFD, single-family attached (SFA) and/or multifamily 
(MF)) provided the dwelling units are developed pursuant to the 
Section 9.01.B, C, G, and L of the ADU Program requirements or Section 
9.02.B, C, E, H, and J of the UHNU Program requirements.  

Zoning districts that permit SFD, SFA, and/or MF stacked dwelling units  
(PD-TRC, SN, SCN, PD-TC, TLN, TSN, TCN, AR-1, AR-2, CR, RC) 

SFD dwelling unit converted to up to 4 dwelling units or 4 live/work 
dwellings 

Any zoning district that does not currently permit the use 
Public, Civic, Institutional Uses, except for the following uses: Hospital; 
Pet Farm; Recreation, Indoor; Recreation, Outdoor or Major; Public 
utility service center with outdoor storage, and Shooting Range 

Any zoning district that does not currently permit the use Lodging Uses 

Any zoning district that does not currently permit the use 
Commercial Uses, except for the following uses: Kennel; Kennel, Indoor; 
Dry Cleaning Plant; Convenience Store with Gasoline Sales; and all 
Automotive uses 

Any zoning district that does not currently permit the use 
Industrial/Production: Wood, metal, and stone crafts use only. The 
wood, metal, stone crafts use is not permitted to exceed 7,500 square 
feet. The use may be located in an accessory building that meets the 
criteria of subsection B. 

 1Uses also must comply with any applicable Use-Specific Standards in Chapter 4. 

E. Adaptive Reuse Incentives. In addition to nonconforming lot or structure requirements pursuant to Chapter 10, 
structures that are eligible for adaptive reuse under subsections B.1, B.2, and B.3.b are entitled to the incentives 
set forth in Table 4.09-2 regardless of whether the proposed use is permitted in the underlying zoning district or 
is permitted by Table 4.09-1. 
1. Incentives with a plus mark (+) in the Existing Floor Area column apply to the existing floor area of 

the structure. 
2. Incentives with a plus mark (+) in New Floor Area column apply to the floor area that is added to a structure.   

Table 4.09-2. Adaptive Reuse Incentives  

Incentive Existing 
Floor Area 

New Floor 
Area 

Rear Yards. Additions to existing principal buildings may encroach into rear yards pursuant to Section 11.03. The 
encroachment must be within 50% of the average rear yard of principal buildings on the same side of the road 
within 150 feet of both sides of the lot or lots eligible for adaptive reuse. 

 + 

Side Yards. Additions to existing principal buildings may encroach into side yards pursuant to Section 11.03.  The 
encroachment must be within 50% of the average side yard of principal buildings on the same side of the road 
within 150 feet of both sides of the lot or lots eligible for adaptive reuse. 

  

Density. All SFD, SFA, MF stacked dwelling units, including live/work dwelling units, resulting from a converted 
SFD as permitted in Table 4.09-1 only count as the original SFD dwelling unit when calculating the maximum 
dwelling unit per acre density requirements of the zoning district or proffered rezoning.  

+  
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Table 4.09-2. Adaptive Reuse Incentives  

Incentive Existing 
Floor Area 

New Floor 
Area 

Floor Area Ratio (FAR). Regardless of whether an adaptive reuse is for residential or nonresidential purposes, an 
existing building that exceeds the maximum FAR allowed by SPEX in the underlying zoning district may use all 
existing floor area for the purposes of adaptive reuse without SPEX approval provided that no exterior changes to 
the existing building are made. Additions to existing buildings that add new floor area may exceed the permitted 
FAR in an underlying zoning district up to the maximum FAR permitted by Special Exception without Special 
Exception approval. 

+ + 

Open Space. Existing nonresidential lots that do not conform to open space requirements of the applicable zoning 
district pursuant to Section 7.02 are permitted to be adaptively reused without meeting the open space 
requirement. 

+ + 

Off-Street Parking. The required number of parking spaces must be the lesser of the number of spaces that existed 
on the site as of the adoption date of this ordinance, or the minimum number of spaces required by Section 
7.06.02. Once the adaptive reuse is established, the number of spaces must be maintained and not reduced. 

+  

Loading Space. New loading spaces pursuant to Section 7.06.09 are not required for adaptive reuse. +  
Site Plan Review. No land development application fee is required for the first 2 submissions of a site plan for 
an adaptive reuse that is less than 3,000 square feet of gross floor area and located in an HOD or a VCOD.  +  
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CHAPTER 10: NONCONFORMITIES AND ADAPTIVE REUSE 

10.054.09 Adaptive Reuse Standards  

Purpose: The purpose of the Adaptive Reuse Standards is to foster the appropriate and compatible adaptive reuse 
of  obsolete or underutilized historically significant structures to: 

• Support the historic preservation goals of the Heritage Preservation Plan and the General Plan.

• Preserve the historic character, buildings, structures, and sites of the Rural Historic Villages and Legacy Village Cores
as identified in the General Plan or village small area plans.

• Protect iconic or prominent buildings that exemplify community character to establish or reinforce a community’s
identity and sense of place by creating opportunities for community gathering places and spaces for cultural activities
in these buildings.

• Increase and improve the variety and affordability of housing stock in locations consistent with the General Plan and
where permitted.

• Encourage preservation of historic structures through appropriate rehabilitation.

• Ensure the adaptive reuse of a structure is compatible with and does not adversely impact the character of the
surrounding landscape and built environment.

• Prolong building lifespans, encourage reuse of existing resources, generate activity, foster and facilitate market
alternatives rather than demolition of existing historic structures, especially if they are vacant or in underutilized
areas, by allowing uses and development standards that may not otherwise be allowed.

• Maintain compatibility of the adaptively reused building or structure with a surrounding neighborhood, community,
Place Type, village, or historic district.

• Provide flexibility for adaptive reuse projects without compromising the health, safety, or welfare of users.

A. Applicability. Structures meeting the eligibility requirements of Section 10.054.09.B are permitted to be
adaptively reused in accordance with the standards of this section.

B. Eligibility. To be eligible for adaptive reuse, a structure must meet one of the following:

1. Have oneThe definition of the following historic designations:

a.1. Designated as or a contributing resource in a National Historic Landmark;.

b. Listed or eligible for listing in the National RegisterA minimum of Historic Places or a contributing
resource in a historic district listed or eligible for listing in the National Register of Historic Places;

c. Listed or eligible for listing in the Virginia Landmarks Register or a contributing resource in a historic
district listed or eligible for listing in the Virginia Landmarks Register; or

d. Designated as one of the following types of Historic Overlay Districts (HOD) pursuant to Section
11.10.08:

1. Loudoun County Historic Site (HS) District;

2. Contributing resource in a Loudoun County Historic and Cultural Conservation (HCC) District; or

3. Contributing resource in a Loudoun County Historic Roadways (HR) District.

2. Be 50 years old and located in a Village Conservation Overlay District (VCOD) pursuant to Section 5.07, located
in a Rural Historic Village or Legacy Village Core as designated by the General Plan, or subject to a village small
area plan..

Attachment 2
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a. Be greater than The Zoning Administrator also must determine whether the structure may be eligible 
for listing  as a historic resource pursuant to Section 4.09.B.1. 

1. If the property is eligible for listing  as a historic resource, then Section 4.09.C.1. applies.  

3. A minimum of 50 years old, and the priororiginal use or uses inof the structure are obsoleteis functionally or 
economically nonviableobsolete as determined by the Zoning Administrator. 

a. In making a finding that the priororiginal use or uses are obsoleteof the structure is functionally or 
economically nonviableobsolete, the Zoning Administrator must consider the structure's: 

1. Past and current vacancy rate;  

a. If a structure has been continuously vacant for a minimum of 25 years, then the structure 
is presumed to be functionally or economically obsolete. 

2. Existing and previous uses; 

3. Structural condition; 

4. The ability of the structure to be retrofitted for the new use; and 

5. Real estate market information. 

b. The Zoning Administrator also must also determine whether the structure ismay be eligible for listing 
in the National Register of Historic Places or the Virginia Landmarks Register as a historic 
resource pursuant to Sections 10.05Section 4.09.B.1.b or c. 

1. If the property is eligible for listing  in the National Register of Historic Places or the Virginia 
Landmarks Register  as a historic resource, then Section 10.05 4.09.C.1. applies.  

c. The  Zoning Administrator may request that the applicant may be required to submit documentation 
prepared by qualified professionsprofessionals as follows: 

1. To demonstrate a prior use or uses in a structure are obsolete or economically nonviable, 
documentation must be completedAn analysis that must be prepared and provided by a market 
research firm, real estate development firm, or other entity qualified to conduct and research 
market analysis, demographic trends, competitive analysis, and/or real estate feasibility studies 
that demonstrates that the original use of the structure is functionally or economically obsolete. 

2. To demonstrate An analysis that must be prepared and provided by a Licensed Architect and/ 
or Professional Engineer that demonstrates the structural condition and/or  ability of the structure 
to be retrofittedretroffited for the new use, documentation must be completed by an architect 
and/or engineer..  

a. If the structure is eligible for adaptive reuse pursuant to Section 10.05Sections 4.09.B.1.,. or 
4.09.B.3.b.1, the documentation analysis must be provided by a person meeting the 
Secretary of Interior Standards minimum professional qualifications in historic architecture, 
architecture, or architectural history. 

C. Standards and Requirements. Adaptive reuse projects must comply with the standards and requirements of this 
Zoning Ordinance, except as set forth in Sections 10.054.09.D and E below, and must comply with the following: 

1. If the structure meets the applicability requirement of Section 10.05.B.1.,4.09.B.1 or is eligible for listing as a 
historic resource pursuant to subsection B.2.a.1 or B.3.b.1, then any changes to the structure and 
associated historic setting must result in the property maintaining its historic resource designation by: 

a. Maintaining the historic form, mass, scale, and character -defining elements of the structure. 

b. Locating any new parking to the side or rear of the structure. Existing parking may be retained in the 
front of a building and pursuant to Table 10.054.09-2. 

c. Locating, designing, and constructing additions: 

1. To the rear or on a secondary elevation of a building. 
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a. Enclosed additions are not permitted on the primary façade, front elevation, or character-
defining elevation of the structure.  

a.b. Exception. Entry features required for accessibility, porches, and vestibules are permitted 
on these elevations.. 

2. To be subordinate to and differentiated from the historic structure. 

3. To ensure that upon construction of the addition, the least amount of historic materials are 
removed or obstructed. 

4. To ensure that removal of the addition would not damage the historic structure. 

d. Retaining or replacing in-kind existing historic materials. 

e. Not demolishing the historic core(s) of or additions to a structure. 

1. Removal of non-historic additions is permitted. 

f. Retaining existing landscape features that contribute to the historic character of the property, such as 
native or specimen trees, historic plantings or gardens, walkways, walls, fences, or other features, to 
the extent feasible. 

1. Repair of such features is permitted. 

2. Any additional parking, lighting, or signage requirements necessitated by the reuse of a structure must be 
scaled in a manner that is subordinate to the existing structure and must be compatible with and not 
adversely impact the character of the surrounding landscape and development pattern.  

3. Site plans submitted pursuant to Section 11.05 must demonstrate conformance with this subsection and will 
be reviewed by the Historic Preservation Planner.   

D. Additional Uses Permitted Uses. Uses are permitted in accordance with Table 10.05-1 in any structure. For a 
property eligible for adaptive reuse  pursuant to subsection B, in addition to section 10.05.B., except that no 
newthe uses permitted in the underlying zoning district the uses listed in Table 4.09-1 are permitted as follows: 

1. Change of use to a use listed in Table 4.09-1 only is permitted by approval of a Special Exception pursuant to 
Section 11.11.01. 

2. All uses must comply with any applicable Use-Specific Standards in Chapter 4. 

D.3. No uses that emit noxious odors or excessive noise will be permitted unless the applicant demonstrates 
that the use will not negatively impact nearby dwellingsdwelling units.   

Table 10.054.09-1. Additional Uses Permitted as Adaptive Reuse  

Current Zoning District Permitted as Adaptive Reuse1 

Zoning district permitting districts that permit residential uses, except 
zoning districts that permit only single-family detached (SFD) dwelling 
unit types (UT/UM (existing units (PD-TRC),, SN (existing R-4),, SCN 
(existing R-8, R-16, and R-24), SM (new),, PD-TC, TSN (new),, TCN (new), 
VC (RC in village), , RC) 

100% affordableattainable housing regardless of the dwelling unit type 
permitted in the district (SFD, single-family attached (SFA) and/or 
multifamily (MF)) provided the dwelling units are developed pursuant 
to the Section 9.01.B, C, G, and L of the ADU Program requirements or 
Section 9.02 .B, C, E, H, and J of the UHNU Program requirements.  

Zoning District permittingdistricts that permit SFD, SFA, and/or MF 
stacked dwelling units (UT/UM (existing PD- 
(PD-TRC),, SN (existing R-4),, SCN (existing R-8, R-16, and R-24), SM 
(new),, PD-TC, TLN, TSN (new),, TCN (new),, AR-1, AR-2, VC (RC in 
village), VR (existing CR),, RC) 

SFD dwelling unit converted to up to 4 dwelling units or 4 live/work 
dwellings 

Any zoning district where the use is that does not currently not 
permittedpermit the use 

Public, Civic, Institutional Uses, except for the following uses: Hospital; 
Pet Farm; Recreation, Indoor; Recreation, Outdoor or Major; Public 
utility service center with outdoor storage, and Shooting Range 

Any zoning district where the use is that does not currently not 
permittedpermit the use Lodging Uses 



 
 

Loudoun County, VA | Zoning Ordinance     4 
 

Table 10.054.09-1. Additional Uses Permitted as Adaptive Reuse  

Current Zoning District Permitted as Adaptive Reuse1 

Any zoning district where the use is that does not currently not 
permittedpermit the use 

Commercial Uses, except for the following uses: Kennel; Kennel, Indoor; 
Dry Cleaning Plant; Convenience Store with Gasoline Sales; and all 
Automotive uses 

Any zoning district where the use is that does not currently not 
permittedpermit the use 

Industrial/Production: Wood, metal, and stone crafts use only. The 
wood, metal, stone crafts use must be located in an agricultural or 
accessory building and use is not permitted to exceed 7,500 square 
feet. The use may be located in an accessory building that meets the 
criteria of subsection B. 

Underlying zoning district located in an HOD, VCOD, or designated by 
the General Plan as a Rural Historic Village or Legacy Village Core or 
subject to a village small area plan and where the use is currently 
permitted 

A use permitted by special exception in the district will be permitted by 
minor special exception and a use permitted by minor special exception 
is permitted by right, except for the Public, Civic, Institutional Uses, 
Lodging Uses, and Commercial Uses identified as not permitted above. 

 1Uses must also must comply with theany applicable Use -Specific Standards in Section Chapter 4. 

E. Adaptive Reuse Incentives. In addition to nonconforming lot or structure allowances requirements pursuant to 
Chapter 10, projectsstructures that are eligible for adaptive reuse under 10.05.subsections B .1, B.2, and B.3.b are 
entitled to the incentives set forth in Table 10.05-2. 4.09-2 regardless of whether the proposed use is permitted 
in the underlying zoning district or is permitted by Table 4.09-1. 

1. Incentives with a plus mark (+) in the Existing Floor Area column apply to the existing floor area of 
the structure.  

E.2. Incentives with a plus mark (+) in New Floor Area column apply to the floor area that is added to a structure.   

Table 10.054.09-2. Adaptive Reuse Incentives  

Incentive 
Existing 

Floor Area 
New Floor 

Area 

Rear Yards.  Additions to existing principal buildings may encroach into a required rear yard by up to 25% oryards 
pursuant to within 15 feet of the rear property line, whichever is greater. ThisSection 11.03. The encroachment is 
permitted to occur 1 time aftermust be within 50% of the average rear yard of principal buildings on the adoption 
date of this ordinance or uponsame side of the road within 150 feet of both sides of the lot or lots eligible for 
adaptive reuse of the structure, whichever is first. 

 + 

Side Yards. Additions to existing principal buildings may encroach into side yards pursuant to Section 11.03.  The encroachment 
must be within 50% of the average side yard of principal buildings on the same side of the road within 150 feet of both sides of the 
lot or lots eligible for adaptive reuse. 

  

Density. All SFD, SFA, MF stacked dwelling units and , including live/work dwelling units are not subject to , resulting 
from a converted SFD as permitted in Table 4.09-1 only count as the original SFD dwelling unit when calculating the 
maximum dwelling unit per acre density requirements of the zoning district or proffered rezoning.  

+  

Floor Area Ratio (FAR). Regardless of whether an adaptive reuse is for residential or nonresidential purposes, floor 
area may exceed the permitted FAR by up to 33%. Mezzanines are not included in the calculation of floor area for 
the purpose of determining compliance this with the standard, provided use of a mezzanine does not add a new 
dwelling unit. FAR only applies when the structure to be adaptively reused was or would have been previously 
subject to the FAR requirement.an existing building that exceeds the maximum FAR allowed by SPEX in the 
underlying zoning district may use all existing floor area for the purposes of adaptive reuse without SPEX approval 
provided that no exterior changes to the existing building are made. Additions to existing buildings that add new 
floor area may exceed the permitted FAR in an underlying zoning district up to the maximum FAR permitted by 
Special Exception without Special Exception approval. 

+ + 

Open Space. Existing nonresidential lots that do not conform to the  open space requirements of the applicable 
zoning district pursuant to Section 7.02 are permitted to be adaptively reused without meeting the open space 
requirement. 

+ + 
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Table 10.054.09-2. Adaptive Reuse Incentives  

Incentive 
Existing 

Floor Area 
New Floor 

Area 

Off-Street Parking. The required number of parking spaces must be the lesser of the number of spaces that existed 
on the site as of the adoption date of this ordinance, or the minimum number of spaces required by Section 7.06.02. 
Once the adaptive reuse is established, the number of spaces must be maintained and not reduced. Adaptive Reuse 
projects are otherwise exempt from the parking standards of Section 7.06, except that parking reductions pursuant 
to Section 7.06.08 are encouraged to reduce parking below the minimum requirement. 

+  

Loading Space. If noNew loading spaces exists, then a loading space is not required in conjunction with the 
development of an Adaptive Reuse project. Where an existing loading space is provided, the requirements 
of pursuant to Section 7.06.09 (Loading Standards) apply are not required for adaptive reuse. 

+  

Site Plan Review. The No land development application fee is required for the first 2 submissions of a site plan 
review of Adaptive Reuse projects of  for an adaptive reuse that is less than 3,000 square feet of gross floor area 
and located in an HOD or a VCOD, Rural Historic Village, or Legacy Village will be waived provided that such plans 
substantially comply with all ordinance requirements when submitted.  

+  
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Functionally or Economically Obsolete. The use for which a structure was originally constructed is no longer viable, 
necessary, or productive, or the structure for which the original use was constructed is functionally inadequate, causing 
the structure to no longer be used for the original intent, have a high rate of vacancy, and/or be in a state of disrepair. 
Examples could include historic schools, churches, agricultural buildings, and fraternal organization meeting halls.   

Historic Resource: A historic resource is a property or structure that has one of the following historic designations: 

A. Designated as or a contributing resource in a National Historic Landmark;
B. Listed or eligible for listing in the National Register of Historic Places or a contributing resource in a historic district

listed or eligible for listing in the National Register of Historic Places;
C. Listed or eligible for listing in the Virginia Landmarks Register or a contributing resource in a historic district

listed or eligible for listing in the Virginia Landmarks Register; or
D. Listed on the Loudoun County Heritage Register or a contributing resource in a historic district listed on the

Loudoun County Heritage Register; or
E. Designated as one of the following types of Historic Overlay Districts (HOD) pursuant to Section 11.10.08:

1. Loudoun County Historic Site (HS) District;
2. Contributing resource in a Loudoun County Historic and Cultural Conservation (HCC) District; or
3. Contributing resource in a Loudoun County Historic Roadways (HR) District.
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