Date of Meeting: March 18, 2025

#7

BOARD OF SUPERVISORS
BUSINESS MEETING
ACTION ITEM

SUBJECT: CPAM-2024-0001 & ZOAM-2024-0001, Data Center
Standards and Locations, Phase 1

ELECTION DISTRICT(S):  Countywide

STAFF CONTACT(S): Abdul Jaffari, Planning and Zoning
Daniel Galindo, Planning and Zoning

PURPOSE: The purpose of this item is to seek Board of Supervisors (Board) action on the
combined Comprehensive Plan Amendment (CPAM) and Zoning Ordinance Amendment
(ZOAM) to amend the County’s data center use categories in the Loudoun County 2019 General
Plan (2019 GP) (Attachments 1 and 2) and amend the zoning regulations for data center uses in
the Loudoun County Zoning Ordinance (Zoning Ordinance) (Attachment 3). This item also seeks
Board action on the proposed Grandfathering Resolution (Attachment 4).

RECOMMENDATION(S):

Planning Commission: At the Planning Commission (Commission) Work Session on December
12, 2024, the Commission forwarded (5-3-1: Banks, Frank, and Keirce opposed; Jasper absent)
the Proposed Amendments to the Board with a recommendation of denial due to the limited scope
of Phase 1.

Staff: Staff recommends that the Board approve the proposed amendments as presented in the
March 18, 2025, Board Business Meeting Action Item (Attachments 1, 2, and 3). Staff also
recommends that the Board approve the Grandfathering Resolution (Attachment 4). The item is
ready for action.

BACKGROUND: CPAM-2024-0001 & ZOAM-2024-0001 propose amendments to the 2019 GP
and Zoning Ordinance consistent with the Board direction to staff during the Board’s initiation of
the CPAM and adoption of the Resolution of Intent to Amend (ROIA) the Zoning Ordinance on
July 2. 2024. Specific amendments include:

e CPAM:
o Amendments to the 2019 GP Text:
= Designate data centers as a Conditional Use in the Suburban Industrial/Mineral
Extraction, Transition Light Industrial, Transition Industrial/Mineral


https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/1947106/WS%20Item%201%20-%20CPAM-2024-0001%20%20ZOAM-2024-0001,%20Data%20Center%20Standards%20%20Loc,%20Phase%201.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/1947106/WS%20Item%201%20-%20CPAM-2024-0001%20%20ZOAM-2024-0001,%20Data%20Center%20Standards%20%20Loc,%20Phase%201.pdf
https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/602076/Item%2004%20CPAM-2024-0001%20%20ZOAM-2024-0001%20Data%20Center%20Standards%20%20Locations.pdf
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Extraction, and Leesburg Joint Land Management Area (JLMA) Industrial
Mineral Extraction Place Types, where they are currently listed as a Core Use.

= Designate data centers as a Conditional Use in the Leesburg JLMA
Employment Place Type, where they are currently identified as a
Complementary Use.

o Amendments to the 2019 GP Place Type Maps:
= Revise the Urban Policy Areas Place Types map by replacing the Urban
Employment Place Type with the Urban Transit Center Place Type.

= Revise the Suburban Policy Area Place Types map and the JLMA Place Types
map to redesignate areas to the Suburban Neighborhood Place Type and
Leesburg JLMA Residential Neighborhood Place Type, respectively.

e ZOAM: Revise the Zoning Ordinance to designate data centers as a Special Exception (SPEX)
use in the Industrial Park (IP), General Industry (GI), and Mineral Resource — Heavy Industry
(MR-HI) Zoning Districts, where they are currently permitted uses by-right.

The Data Center Standards and Locations CPAM and ZOAM are a result of Board and
Commission discussions that began in the spring of 2022 and continued during the meetings listed
in Table 1.

Table 1. Commission and Board Data Center Discussions

Year Board or Committee Meeting Dates
April 20, 2022

2022 Transportation and Land Use Committee (TLUC) June 1, 2022
July 18, 2022

2023 Board Business Meeting February 21, 2023

November 9, 2023
February 6, 2024

Board Business Meeting April 16, 2024
July 2, 2024
2024 Commission Public Hearing September 24, 2024
Commission Special Work Session October 22, 2024
Commission Work Session November 14, 2024
November 26, 2024
Commission Special Work Session December 5, 2024
Commission Work Session December 12, 2024
2025 Board Public Hearing February 12, 2025

Board Business Meeting March 4, 2025



https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/563593/Item%2005%20Data%20Center%20Discussion%20Series.pdf
https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/564779/Item%2001%20Data%20Center%20Discussion%20Series.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/566132/Item%2003%20Data%20Center%20Discussion%20Series%203.pdf
https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/576041/Item%2007%20Planning%20and%20Zoning%20Work%20Plan.pdf
https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/583137/Item%2006%20Planning%20and%20Zoning%20Work%20Plan.pdf
https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/592700/Item%2004%20Data%20Center%20Standards%20and%20Location%20Project%20Plan.pdf
https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/598119/Item%2006%20Planning%20and%20Zoning%20Work%20Plan.pdf
https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/602076/Item%2004%20CPAM-2024-0001%20%20ZOAM-2024-0001%20Data%20Center%20Standards%20%20Locations.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/634754/Item%205%20-%20CPAM-2024-0001,%20Data%20Center%20Standards%20%20Locations.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/1817755/Item%201%20-%20CPAM-2024-0001%20%20ZOAM-2024-0001,%20Data%20Center%20Standards%20%20Locations,%20Phase%201.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/1945632/Item%203%20-%20CPAM-2024-0001%20%20ZOAM-2024-0001,%20Data%20Center%20Standards%20and%20Locations,%20Phase%201.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/1946199/WS%20Item%201-CPAM-2024-0001%20%20ZOAM-2024-0001,%20Data%20Centers,%20Phase%201.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/1946845/Item%201%20-%20CPAM-2024-0001%20%20ZOAM-2024-0001,%20Data%20Center%20Standards%20and%20Locations,%20Phase%201.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/1947106/WS%20Item%201%20-%20CPAM-2024-0001%20%20ZOAM-2024-0001,%20Data%20Center%20Standards%20%20Loc,%20Phase%201.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/1950330/Item%2002%20CPAM-2024-0001%20%20ZOAM-2024-0001,%20Data%20Center%20Standards%20and%20Locations.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/1951985/Item%2008%20CPAM-2024-0001%20%20ZOAM-2024-0001%20Data%20Center%20Standards%20and%20Locations.pdf
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Board of Supervisors: The Board held a Public Hearing on February 12, 2025, during which a
total of 32 members of the public spoke, and 54 public comments were provided to the Board.
Some speakers opposed the proposed amendments, citing potential negative impacts to data center
development, impacts to industries related to data center development, and the potential for more
stringent regulations to displace data centers to other localities. Several spoke in support of the
proposed amendments, citing the importance of regulating data center development to mitigate
cumulative potential adverse impacts on the environment, residential neighborhoods, and
resident’s quality of life; the proliferation of transmission infrastructure and substations to serve
new data centers; the need for greater economic diversification in the county; and the loss of land
available for other uses including flex and warehouse.

The Board forwarded (6-2-1: Kershner and Umstattd opposed; Letourneau absent) the CPAM and
ZOAM to the March 18, 2025, Board Business Meeting for action. The Board further directed (7-
1-1: Briskman opposed; Letourneau absent) staff to return to the March 4, 2025, Board Business
Meeting with draft Grandfathering Resolution options reflecting that any administrative or
legislative application officially accepted for review by February 12, 2025, should be
grandfathered.

At the Board Business Meeting on March 4, 2025, the Board passed three motions related to the
Grandfathering Resolution and an additional motion recommending further amendments to Zoning
Ordinance Table 3.02.05-1:

1. The Board directed (5-3-1: Briskman, Glass, and TeKrony opposed; Randall absent) staff to
return to the March 18, 2025, Board Business Meeting with a Grandfathering Resolution
reflecting that affected administrative applications officially accepted for review on or before
February 12, 2025, will be grandfathered if the data center use that is the subject of the
administrative application is more than 500 feet from residential uses, and provided the
administrative application is diligently pursued to approval with no substantial modifications
being made to it.

2. The Board directed (6-2-1: Briskman and Saines opposed; Randall absent) staff to return to the
March 18, 2025, Board Business Meeting with a Grandfathering Resolution reflecting that
affected legislative applications officially accepted for review on or before February 12, 2025,
will be grandfathered provided the legislative application is diligently pursued to approval with
no substantial modifications being made to it.

3. The Board directed (7-0-1-1: Briskman abstained; Randall absent) staff to return to the March
18, 2025, Board Business Meeting with a Grandfathering Resolution reflecting that paragraph
number six was modified so that a “substantial modification” includes changes or adding
proposed uses, or changing or increasing the land area subject to such application.

4. The Board directed (7-0-1-1: Briskman abstained; Randall absent) staff to return to the March
18, 2025, Board Business Meeting with further revisions to Attachment 2 to the March 4, 2025,


https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/1950330/Item%2002%20CPAM-2024-0001%20%20ZOAM-2024-0001,%20Data%20Center%20Standards%20and%20Locations.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/1951985/Item%2008%20CPAM-2024-0001%20%20ZOAM-2024-0001%20Data%20Center%20Standards%20and%20Locations.pdf
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Board Business Meeting Action Item reflecting that affected legislative applications approved
after December 13, 2023, are deemed to include an approved SPEX for a data center use.

ISSUES:

Motion 1: Staff Analysis

At the Board Business Meeting on March 4, 2025, staff informed the Board that 21 administrative
applications would qualify to be grandfathered if the previous draft Grandfathering Resolution was
approved.! Additionally, nine administrative applications received legislative approval for a data
center use from the Board between 2015 and 2022 that would have qualified under the draft
Grandfathering Resolution provided on March 4, for a total of 31 administrative applications that
would have qualified for grandfathering.’3 The contemplated provision requiring a 500-foot
distance between data centers and residential uses in order for an application to qualify for
grandfathering would provide the Board an opportunity to review and, if necessary, mitigate the
impacts of conflicting land uses caused by the size, height, area, bulk, and location of data center
structures, the noise generated from such structures, and the obstruction of light, air, and view by
such structures. This proposed provision is also consistent with Virginia Senate Bill 1449, recently
approved by the Virginia General Assembly but not yet signed by the Governor. If enacted, this
bill would require applicants for high energy use facilities such as data centers to perform and
submit a site assessment to examine the sound profile of the use on residential units and schools
located within 500 feet of the data center property boundary prior to any approval of a rezoning
application or SPEX application.

Staff conducted an analysis to determine the number of applications within 500 feet of residential
uses to better determine the impacts of Grandfathering Motion 1. A 500-foot buffer was created
around the 31 properties subject to active administrative applications. The 500-foot buffer was
measured from the proposed structures and external mechanical equipment for the data center use
to the nearest existing residential structure. The findings of that analysis are provided below.

! The analysis provided in the March 4, 2025, Business Meeting Action Item did not address the proposed 500-foot
separation between data centers and residential uses as this provision not yet been added to the draft Grandfathering
Resolution.

2 In the March 4, 2025, Board Business Meeting Action Item, staff reported that 21 administrative applications lacked
prior legislative approval. However, further analysis revealed that one of the 21 applications did have a prior legislative
approval, and two previously unidentified administrative applications without legislative approval lost their
grandfathering status under the Revised 1993 Zoning Ordinance and would now be subject to ZOAM-2024-0001, thus
resulting in a total of 22 administrative applications without specific prior legislative approval for a data center use.

3 In the March 4, 2025, Board Business Meeting Action Item, staff noted that several administrative applications
would not be subject to grandfathering because they were subject to previous Board review and approval. After further
consultation with the County Attorney’s Office, it was determined that legislative approvals do not guarantee that
associated administrative applications would qualify for grandfathering under the draft Grandfathering Resolution.


https://lis.virginia.gov/bill-details/20251/SB1449/text/SB1449ER
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Administrative applications without a prior legislative approval:

e Three of the 22 administrative applications without a prior legislative approval specifically
proposing or proffering data center uses are located within 500 feet of a residential structure
and, therefore, would not be grandfathered if the Board includes the 500-foot threshold
provision in the Grandfathering Resolution.

e The remaining 19 administrative applications do not currently propose data center structures
within 500 feet of residential structures and would be grandfathered.

Administrative applications with a prior legislative approval:

e Four of the nine administrative applications with prior legislative approval specifically
proposing or proffering data center uses are located within 500 feet of existing residential
structures and, therefore, would not be grandfathered if the Board includes the 500-foot
threshold provision in the Grandfathering Resolution.*

e The remaining five administrative applications do not currently propose data center structures
within 500 feet of residential structures and would be grandfathered regardless of the inclusion
of the 500-foot separation requirement.

It is important to note that the above analysis was conducted within a limited timeframe and may
be constrained by the availability of information. Staff have made their best effort to accurately
categorize the affected data center applications as outlined above. However, if the Grandfathering
Resolution and ZOAM are adopted, there will be three different legal mechanisms that may allow
an ongoing data center application to be approved without requesting a SPEX. Those mechanisms
are the following: the Grandfathering Resolution (Attachment 4), footnote 4 to Table 3.02.05-1
(Attachment 3), and vested rights. An applicant could use the provisions of Zoning Ordinance
Section 10.02 to seek a determination from the County on whether any of these mechanisms are
applicable to a specific application. Additionally, the Grandfathering Resolution requires evidence
to be submitted for evaluation by the Office of Mapping and Geographic Information to determine
if a data center structure is more than 500 feet from a residential structure, which provides an
opportunity for applicants to advocate that their application meets the requirement.

Staff also notes that the ZOAM under consideration proposes changes only to the current Zoning
Ordinance. With the adoption of the current Zoning Ordinance at the December 13, 2023, Board
Public Hearing, the Board approved a Grandfathering Resolution for that effort that established
grandfathering provisions to allow qualifying pending development applications to be approved
under the Revised 1993 Loudoun County Zoning Ordinance (Revised 1993 Zoning Ordinance).
Therefore, any active applications grandfathered to the 1993 Revised Zoning Ordinance would not
be subject to this amendment provided they maintain their grandfathering status.

41t is still possible the legislative approval fulfills the requirements of the footnote mentioned in the analysis of Motion
4 and/or created a vested right. The seven affected applicants could pursue a determination from the Zoning
Administrator as to either possibility in order to continue with their administrative application.


https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/584031/Item%2001%20ZOAM-2020-0001%20Zoning%20Ordinance%20Rewrite.pdf
https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/584031/Item%2001%20ZOAM-2020-0001%20Zoning%20Ordinance%20Rewrite.pdf
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Motion 2: Staff Analysis

The grandfathering date recommended in this motion is consistent with a Commission
recommendation provided at the Commission Work Session on December 12, 2024, which
recommended that the Board establish the Board’s Public Hearing date for the CPAM and ZOAM
as the effective date for the Grandfathering Resolution by which an application must be officially
accepted. It also carries forward Board direction from the Board Public Hearing on February 12,
2025. The Board directed (7-1-1: Briskman opposed; Letourneau absent) staff to return to the
March 4, 2025, Board Business Meeting with draft Grandfathering Resolution options reflecting
that any administrative or legislative application officially accepted for review by February 12,
2025, should be grandfathered.

Fourteen legislative applications for data center uses accepted before February 12, 2025, have not
yet gone before the Board for action. Those approved would be grandfathered under the terms of
the Grandfathering Resolution as presented in Attachment 4.

Motion 3: Staff Analysis

The Grandfathering Resolution has been updated to reflect the modification of paragraph six,
specifying that a “substantial modification” includes changes or additions to proposed uses, as well
as alterations or increase to the land area subject to the application.

Motion 4: Staff Analysis

The draft amendment to Zoning Ordinance Table 3.02.05-1 (Attachment 3) has been updated to
include an additional footnote stating: “ Notwithstanding Sections 10.10.01.G and 10.10.05.G, any
ZMAP, ZCPA, or ZRTD that: i) was approved on or before March 18, 2025; ii) has proffers
detailing a specific data center use, a CDP showing a data center use in detail, or a combination of
both that when considered together would detail a specific data center use; and iii) is limited to
such data center use; is deemed to include a SPEX approval for that data center use.” This footnote
clarifies that legislative applications approved on or before March 18, 2025, are considered to have
an approved SPEX for a data center use.

Data Center Campus Modification: At the Board Public Hearing on February 12, 2025, the
Board provided direction regarding draft text amendments to Zoning Ordinance Table 3.02.05-1
that would permit minor revisions to data center site plans without requiring SPEX approval. The
thought at the time was for such text amendments to administratively allow limited layout
adjustments and increases in floor area, relocation of buildings within an approved site plan, and
the addition of accessory uses necessary for data center operational needs, provided that
appropriate thresholds are established.

To accomplish this goal in Phase 1 within the scope of the ROIA, at the Board Business Meeting
on March 4, 2025, staff proposed a footnote amendment to Zoning Ordinance Table 3.02.05-1
(Attachment 3). Staff notes that Section 10.11.01.H of the Zoning Ordinance authorizes the Zoning



https://www.loudoun.gov/DocumentCenter/View/180051/Chapter-10-Procedures
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Administrator to administratively permit minor changes to previously approved SPEX uses “when
such are reasonably necessary to address issues related to topography, drainage, underground
utilities, structural safety, final engineering, vehicular circulation, or requirements of government
agencies.” These include the addition of accessory structures subordinate to the SPEX use,
building and parking realignments, and increases in floor area that do not exceed five percent of
the existing gross floor area. The proposed draft footnote to Table 3.02.05-1 would afford
administrative applications for data center uses the same flexibility granted to previously approved
SPEX uses under Section 10.11.01.H of the Zoning Ordinance. Absent this footnote, previously
approved site plans would otherwise be required to receive SPEX approval for minor changes to
their development plans.

Data Center Development in Loudoun County: As of February 12, 2025, Planning and Zoning
staff calculated that Loudoun County has approximately 46 million square feet (SF) of data centers
constructed or with a building permit issued and about 61.5 million SF of potential data center
development. The potential development includes all possible data center square footage
associated with the legislative and administrative applications submitted to the County. However,
it is important to note that this is an unconstrained number and that not all possible data center
square footage may be fully realized due to various factors including but not limited to changes in
political landscape affecting the industry, changes in technology, limitations in electric
transmission capacity and related infrastructure, and market competitions internal and external to
the county. The Department of Economic Development’s pipeline calculations considering these
constraints show that Loudoun County has approximately 43 million SF of existing data center
constructed, with another 6 million SF under development,® and approximates the data center
pipeline at an additional 21-26 million SF for a maximum of 70—75 million SF, which is consistent
with the adopted Fiscal Impact Committee report in 2024.

FISCAL IMPACT:

1. Changes in Land Use: Staff evaluated the impact of the proposed changes to the Place Type
maps and density of residential development anticipated by the 2019 GP. Staff does not
anticipate that proposed changes to Place Type designation would impact residential
development capacity. Since the proposed changes reflect the predominant existing land uses,
no fiscal impact is anticipated related to land use.

2. Impacts to the Public Road Network: Staff does not anticipate a fiscal impact associated with
the road network. Staff will continue to evaluate the need for location-specific roadway
network improvements through review of legislative land development proposals and periodic
review of the Loudoun County 2019 Countywide Transportation Plan.

3. Impact of Conditional Use and SPEX: Changes such as making data center a conditional use
and requiring SPEX approvals in zoning districts where data centers are now permitted by-
right give the Board the opportunity to regulate (i.e., approve with conditions or deny) data

5 “Under development” refers to applications that either under administrative review or under construction.
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center development on a case-by-case basis. Data centers are strongly fiscally positive (County
revenue exceeds expenditures). Other nonresidential uses also would be expected to be fiscally
positive, although not to the same degree.

ALTERNATIVES:

CPAM-2024-0001 and ZOAM-2024-0001

1. The Board may choose to adopt the CPAM and ZOAM as provided in Attachments 1, 2, and 3.

2. The Board may choose to adopt the CPAM and ZOAM as provided in Attachments 1, 2, and 3,
with revisions.

3. The Board may choose not to adopt CPAM and ZOAM, and direct staff on how to proceed.
Grandfathering Resolution
1. The Board may choose to adopt the Grandfathering Resolution, as provided in Attachment 4.

2. The Board may choose to adopt the Grandfathering Resolution, as provided in Attachment 4,
with revisions.

3. The Board may choose not to adopt the Grandfathering Resolution, as provided in
Attachment 4, and direct staff on how to proceed.

DRAFT MOTIONS:

1. I move that the Board of Supervisors adopt CPAM-2024-0001 & ZOAM-2024-0001, Data
Center Standards and Locations, Phase 1, as provided in Attachments 1, 2, and 3 to the March
18, 2025, Board of Supervisors Business Meeting Action Item.

I further move that the Board of Supervisors adopt the Grandfathering Resolution for ZOAM-
2024-0001, as provided in Attachment 4 to the March 18, 2025, Board of Supervisors Business
Meeting Action Item.

OR

2. Imove an alternate motion.

ATTACHMENT(S):

1. Proposed 2019 General Plan Text Amendment — Redline text
2. Proposed 2019 General Plan Place Type Map — Revised Place Type boundaries
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3. Proposed Zoning Ordinance Text Amendments (ZOAM) — Redline text
4. Grandfathering Resolution

5. Grandfathering Resolution — Redline Text Comparison from March 4, 2025, Draft



new suburban-style office developments are no longer
envisioned in these areas due to declining demand and
concerns about the sustainability of single-use
development patterns.

Itis expected that mixed-use developments will be the
most attractive environments for retail and office uses in
the coming years. To provide alternative means of
addressing office development and land uses along Route
7, Loudoun County Parkway, and Route 28, this Plan Community Character
replaces the “Keynote Employment” planned land use
designation with a number of designations. To continue to
maximize the commercial development potential within
the Route 28 corridor, the Suburban Employment and
Suburban Mixed Use Place Type designations offer

Community character is the aggregate
of features and traits that form the
individual nature and uniqueness of a
community. It includes the constructed

planned land uses that reflect the full economic potential and natural landmarks and surroundings
of properties and provide employment settings that that cause someone to identify with a
reflect the kind of environments sought by business users. particular place or community. This

character is shaped by natural, cultural,

Changes in cloud computing and cutting edge technolo . f A /
g ULing — &Y societal, historic, and economic forces.

over the past decades have contributed to the escalated
development of data centers within the County. To date,
there are approximately seventeen ninety-one million
square feet of data center facilities completed, under
construction, or planned. The projected rise of Artificial
Intelligence (Al), will prove to be significant to the growth
of data centers. Future demand for data centers will need
to be accommodated in places that have access to
utilities, including electricity, water, and fiber. The supply of industrial and flex space is being outpaced
by demand, resulting in low vacancy rates. As available greenfield sites in eastern Loudoun County
become more limited, targeting key tracts of land for employment uses will be critical to ensure future
economic growth.

The Suburban Employment and Suburban Industrial/Mineral Extraction Place Type designations provide
guidance to develop a pattern of office, commercial, and industrial uses by allocating sufficient land for
all employment in an amount which realistically anticipates market demands and provides the necessary
services to support their development. While industrial and certain commercial uses are not typically an
integral part of a mixed-use development, they offer employment opportunities to residents of the
County and should be designed as independent developments that achieve the goal of creating thriving
areas of commerce which are characterized by convenient access to transportation, an attractive
appearance, and compatibility with adjacent land uses.

Overall, the County’s approach is to ensure that future development is complementary to the existing
development pattern of the SPA while supporting the necessary flexibility in form and use that will be
needed to create vibrant mixed-use environments and maintain the supporting

CHAPTER 2-38

Attachment 1



Loudoun County 2019 General Plan

Suburban Industrial/Mineral Extraction

Suburban Industrial/Mineral Extraction areas consist of large manufacturing, contractor with
outdoor storage, and other productive uses. Streets in this district are typically designed to
accommodate freight ingress and egress. This Place Type also includes mineral extraction areas
such as quarries and mines. Industrial and mineral extraction uses are incompatible with residential
uses due to the prevalence of outdoor storage and the emissions of noise, odor, and vibrations.
Buffers between these uses and residential uses are necessary to ensure compatibility and maintain
commercial viability.

For secure employment campuses, deviations from the applicable base design standards may be
considered on a case-by-case basis in order to accommodate security elements such as greater
building setbacks, secured perimeters, or controlled site access.

Core Uses Complementary Uses Conditional Uses
» General and Heavy Manufacturing « Retail & Service » Office
and Assembly Commercial « Public Facilities
+ Warehousing « Flex Space « Special Activities
« Contractor with Outdoor Storage « Light Production « Parks & Recreation
—Pata-Centers .

: ) Data Centers
 Fleet & Equipment Sales & Service

* Research & Development
 Outdoor Storage

* Public Utilities

* Quarry

+ Outdoor Manufacturing

Preferred Mix of Uses

Possible Ranges:

o Res: 0%

¢ Non-Res: Up to 100%
e Public/Civic: 0%+

CHAPTER 2-39



Loudoun County 2019 General Plan

DESIGN CHARACTERISTICS

Context
Primarily one-to-two-story buildings used for warehousing, data-centers; contractor services, or
manufacturing.

Street Pattern:

Irregular

Block Length:

300-1,000 feet

Building Setback:

Deep, varying with use

Parking:

Surface

Design Amenities:

Sidewalks, street trees, shade trees

Retail and Service:

Employment Supportive-Limited to support the predominate use. Generally 5% of the gross FAR
of the employment uses.

Open Space:

30% of the site-Recreational (sidewalks or trails), Community (outdoor seating area), and/or

Rlndiival Faridlvamnmimnambal A d 1 lavidaaa

Place Type Rendering
An oblique projection of development within a Place Type to showcase the qualitative
characteristics of how buildings within the Place Type should interact to create activity.

Total FAR: Up to 0.6 Building Height: Up to 4 stories

Transition

Transitions between Suburban Industrial/Mineral Extractive uses and other developments, in
particular adjacent residential neighborhoods, are critically important to the viability of long-term
industrial operations. Setbacks, buffering, and natural open space reduce impacts by blending the
edges of Industrial/Mineral Extraction developments with surrounding developments, providing
softer transitions than structural buffers. and loading areas are to be oriented away from and
screened from streets and adjacent uses.

CHAPTER 2-40



Loudoun County 2019 General Plan

Transition Light Industrial

Transition Light Industrial areas provide opportunities for low-traffic industrial and employment
uses. Predominant uses are data—eenters; contractor establishments and small-scale assembly or
production. Appropriate uses do not generate excessive noise or air pollution or require outdoor
storage. Open space that creates effective visual buffers and environmental protection on the site
will encompass the business. Trails and passive parks are also appropriate.

Core Uses

Complementary Uses

Conditional Uses

« Light Production
= Data-Centers

* Flex Space

» Contractor

 Retail & Service
Commercial (Ancillary
retail)

« Institutional

« Civic, Cultural, &
Community

« Public Facilities

 Special Activities

o Parks & Recreation

» Data Centers

Preferred Mix of Uses

Possible Ranges:
e Res: 0%

e Public/Civic: 0%+

e Non-Res: Up to 100%

DESIGN CHARACTERISTICS

Context
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Industries and businesses within an environment dominated by open space of established forests
or thickly vegetated buffers that screen such uses from roads and adjacent development.

Street Pattern:

Rectilinear Grid, Irregular, Contour Forming

Block Length:

Varies

Building Setback:

Varies

Parking:

Surface

Design Amenities:

Sidewalks, street trees, shade trees, lighting, crosswalks, plazas, bike racks
Open Space:

50% of the site-Recreational (trails), Community (outdoor seating, plazas), and/or Natural,
Environmental and Heritage

Place Type Rendering
An oblique projection of development within a Place Type to showcase the qualitative
characteristics of how buildings within the Place Type should interact to create activity.

Total Nonresidential FAR: Up to 0.6 Building Height: 1-3 stories

Transition

Building heights should step down appropriately to less intense residential uses and outdoor
activities, noise generators separated from residential uses by buildings, berms and vegetation.
Certain employment uses that may not be compatible with adjacent residential uses, such as data
centers, should have transitional uses located in between. Transition Light Industrial projects will
be visually screened from view of roads and separated from adjacent residential development and
sensitive environmental and water supply reservoirs by large wooded buffers, berms, and distance.
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Transition Industrial/Mineral Extraction

General Plan

As a primary industry, mineral extraction should be supported and protected as long
as the quarries remain productive. Predominant uses are quarries, large-scale public
facilities, and complementary manufacturing operations. Such uses are generally
incompatible with residential development and considerable screening and setbacks
are necessary to protect their viability.

Core Uses

Complementary Uses

Conditional Uses

 General Manufacturing
and Assembly

ke

* Research and
Development

 Outdoor Storage

* Public Facilities

e Quarry

« Office

» Outdoor Manufacturing

« Retail & Service
Commercial (Ancillary
retail)

« Data Centers

« Special Activities
« Parks & Recreation

Preferred Mix of Uses
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Possible Ranges:

e Res: 0%

e Non-Res: Up to 100%
e Public/Civic: 0%+

DESIGN CHARACTERISTICS

Context
Existing quarries and quarry-related industries and businesses surrounded by substantial

open space.

Street Pattern:

Rectilinear Grid, Contour Forming
Block Length:

300-1,000 feet

Building Setback:

Deep

Parking:

Surface

Design Amenities:

Sidewalks, street trees, shade trees
Open Space:

50% of the site-Natural, Environmental and Heritage

Place Type Rendering
An oblique projection of development within a Place Type to showcase the qualitative
characteristics of how buildings within the Place Type should interact to create activity.

Total Nonresidential FAR: Up to 0.6 Building Height: 1-4 stories

Transition

Transitions between Industrial/Mineral Extractive uses and other developments, in
particular adjacent residential neighborhoods, are critically important to the viability of
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long-term industrial operations. Setbacks, buffering, and natural open space can reduce
impacts by blending the edges of Industrial/Mineral Extraction developments with
surrounding developments, providing softer transitions than structural buffers. Storage and
loading areas are to be oriented away from and screened from streets and adjacent uses.
Industry/Mineral Extraction projects should be separated from adjacent development and
sensitive environmental and water supply reservoirs by wide, wooded buffers, berms, and
distance.
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Leesburg JLMA Employment areas provide opportunities for a range of light and general industry
uses similar to the existing pattern south of Route 7 and around the Leesburg Executive Airport.
This Place Type accommodates flex space, manufacturing, warehousing, contractor services and
other productive uses.

Core Uses Complementary Uses Conditional Uses
« Light Production « Office o Institutional
e Research & « Retail & Service « Civic, Cultural, &
Development Commercial Community
» Warehousing « DataCenters « Public Facilities
« Contractor without « Special Activities
Outdoor Storage » Parks & Recreation
* Fleet & Equipment Sales « Data Centers
& Service
* Flex Space

Preferred Mix of Uses

Possible Ranges:

e Res: 0%

e Non-Res: Up to 100%
e Public/Civic: 0%+
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DESIGN CHARACTERISTICS

Context
Primarily separate one-to-two-story buildings used for industrial and employment uses.

Street Pattern:

Rectilinear Grid or Fragmented Parallel

Block Length:

300-1,000 feet

Building Setback:

Short to medium; greater if flex use

Parking:

Structured, on-street, accessory, or short-term

Design Amenities:

Sidewalks, street trees, shade trees, bike racks

Retail and Service:

Employment Supportive-Limited to support the predominate use. Generally 10% of the gross FAR of
the employment uses.

Open Space:

20% of the site- Recreational (sidewalks or trails), Community (outdoor seating area), and/or Natural,
Environmental and Heritage

An oblique projection of development within a Place Type to showcase the qualitative
characteristics of how buildings within the Place Type should interact to create activity.

Total Nonresidential FAR: Up to 1.0 Building Height: 1-4 stories

-
o \ o

Transition

Extensive buffering including berming and, where appropriate, walls can separate and screen
parking, loading, and other industrial activities from public roads and adjacent residential uses.
Larger projects should situate lower intensity uses next to residential or other sensitive uses.
Landscaping, lawns and retained natural areas will frame buildings and streets.
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Leesburg JLMA Industrial/Mineral Extraction

Leesburg JLMA Industrial/Mineral Extraction areas consist of large manufacturing, warehousing,
and other productive uses. Streets in this district are typically designed to accommodate freight
ingress and egress. This Place Type also includes mineral extraction areas such as quarries and
mines as well as associated uses such as asphalt plants and cement plants. Industrial and mineral
extraction uses are incompatible with residential uses due to the prevalence of outdoor storage and
the emissions of noise, odor, and vibrations. Buffers between these uses and residential uses are
necessary to ensure compatibility and maintain commercial viability.

Core Uses Complementary Uses Conditional Uses
+ General and Heavy « Retail & Service « Office
Manufacturing and Commercial « Public Facilities
Assembly « Flex Space « Special Activities
. Warehousmg_ « Light Production » Parks & Recreation
+ Contractor with Outdoor « Research & Development « Data Centers
Storage
—DeinCenters
* Fleet & Equipment Sales
& Service
 Outdoor Storage
* Public Utilities
* Quarry

Preferred Mix of Uses
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Possible Ranges:

e Res: 0%

e Non-Res: Up to 100%
o Public/Civic: 0%+

DESIGN CHARACTERISTICS

Context
Primarily one-to-two-story buildings used for warehousing, data-centers; contractor services, or
manufacturing.

Street Pattern:

Rectilinear Grid, Contour Forming

Block Length:

300-1,000 feet

Building Setback:

Deep, varying with use

Parking:

Surface Lot

Design Amenities:

Sidewalks, street trees, shade trees

Retail and Service:

Employment Supportive-Limited to support the predominate use. Generally 5% of the gross FAR of
the employment uses.

Open Space:

20% of the site- Recreational (sidewalks or trails), Community (outdoor seating area), and/or Natural,
Environmental and Heritage

Place Type RenderingAn oblique projection of development within a Place Type to showcase
the qualitative characteristics of how buildings within the Place Type should interact to create
activity.

CHAPTER 2-44



Loudoun County 2019 General Plan

Total Nonresidential FAR: Up to 1.0 Building Height: 1-4 stories

Transition

Transitions between Leesburg JLMA Industrial/Mineral Extractive uses and other developments,
in particular adjacent residential neighborhoods, are critically important to the viability of long-
term industrial operations. Extensive buffering, berming, and distance should separate and screen
adjacent uses. Larger projects should situate lower intensity uses next to residential or other noise
sensitive uses. Storage and loading areas are to be oriented away from and screened from streets
and adjacent uses.
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VIRGINIA

CHAPTER 3: USES

Contents:

3.01 Uses Generally
3.02 Use Tables

3.03 Accessory Uses
3.04 Temporary Uses

3.02.05 Office and Industrial Zoning Districts Use Table

Table 3.02.05-1.
Principal Use Table for Office and Industrial Zoning Districts
Note: P = Permitted | S = Special Exception | M = Minor Special Exception | blank cell = Prohibited

Use-Specific ~ Office and Industrial*
Standard oP

Residential
Household Living

Caretaker or Guard Residence P
Dwelling, Accessory 4.02.01
Dwelling, Live/Work 4.02.03
Dwelling, Multifamily 4.02.08
Dwelling, Single-Family Attached 4.02.07
Dwelling, Single-Family Detached 4.02.07
Dwelling, Tenant 4.02.09
Manufactured Home 4.02.04
Group Living

Continuing Care Facility 4.02.02
Congregate Housing

Dormitory, Seasonal Labor 4.02.06
Religious Housing 4.02.05
Rooming and Boarding 4.02.05

Lodging

House

Commercial

| Animal Services

Bed and Breakfast Homestay 4.03.01

Bed and Breakfast Inn 4.03.01

Camp, Day and Boarding 4.03.02

Campground 4.03.03

Country Inn 4.03.01

Hotel/Motel 4.03.04 P/S P/S
Rural Resort 4.03.01

Recreational Vehicle Park

Short-Term Rental, Commercial Whole 4.03.05

Loudoun County, VA | Zoning Ordinance
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Table 3.02.05-1.
Principal Use Table for Office and Industrial Zoning Districts
Note: P = Permitted | S = Special Exception | M = Minor Special Exception | blank cell = Prohibited

Use-Specific Office and Industriak |

Standard

Animal Care Business

Animal Hospital 4.04.01 P P
Companion Animal/Pet Grooming S P P
Kennel 4.04.16 P P
Kennel, Indoor 4.04.16 S S P P
Veterinary Service P P
Day Care

Adult Day Care

Child Day Center 4.04.08

Child Day Home 4.04.08

Financial Services

Bank or Financial Institution? 4.04.12 P P | P/M |

Food and Beverage Sales/Service

Banquet/Event Facility 4.04.05

Craft Beverage Manufacturing 4.04.11 S M M

Farmers Market 4.04.14

Farmers Market (off-site production) 4.04.14

Food Preparation 4.04.06 P P P
Restaurant? 4.04.10 P/M P/M P/M

Restaurant, Rural 4,04.18

Office, Business, and Professional

Office, Professional 4.04.17 P P/S

Small Business, Agricultural and Rural 4,04.19

Personal/Business Services

Business Support Services 4.04.07 P

Dry Cleaning Plant

Farm Machinery Sales and Service 4.04.13

Maintenance and Repair Services P P

Personal Services? P/M P/M P/M

Postal Services P P P

Retail

Antiques, Art and Crafts 4.04.02

Auction 4.04.03 P P

Convenience Store? P/M P/M P/M

Convenience Store (with Gasoline Sales) S S S

Feed and Farm Supply Center 4.04.15 P

Machinery and Equipment Sales and

Services S P P
Nursery, Commercial 4.04.09 P
Retail, General? 4.04.12 P

Automotive
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Table 3.02.05-1.
Principal Use Table for Office and Industrial Zoning Districts

Note: P = Permitted | S = Special Exception | M = Minor Special Exception | blank cell = Prohibited

Use-Specific
Standard

Car Share 4.04.04
Car Wash S S
Vehicle Repair, Heavy 4.04.20 S P
Vehicle Repair, Light 4.04.21 P P
Vehicle Sales and Rental 4.04.23 S S
Vehicle Service Station S S S
Vehicle Wholesale Auction 4.04.22 P
Assembly
Civic, Social, and Fraternal Meeting Place P S
Community Center 4.05.14
Convention or Exhibition Facility S
Religious Assembly 4.05.04 P P S
Death Care Services
Cemetery 4.05.08
Crematorium S
Funeral Home 4.05.08 P
Government
Government (General) (not otherwise listed) S S S
Public Safety 4.05.15 S S S
School, Public 4.05.18 M M S
Education
Agricultural Education or Research 4.05.03 P P P
College or University 4.05.20 P P
Conference and Training Facility 4.05.06 P P P
Library P
Personal Instructional Services P P
Rural Retreat 4.05.17
School, Private 4.05.19 M M S
School, Trade P P
Medical
Hospital 4.05.13 S S
Medical Care Facility P P
Medical Office 4.04.17 P
Arts, Entertainment, and Recreation
Agricultural Cultural Center
Amphitheater 4.05.01
Art Studio 4.04.02
Cultural Facility 4.05.05 P
Cultural Tourism 4.05.10
Dog Park M M
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Loudoun County
@

VIRGINIA

Table 3.02.05-1.
Principal Use Table for Office and Industrial Zoning Districts

Note: P = Permitted | S = Special Exception | M = Minor Special Exception | blank cell = Prohibited

Entertainment Facility

Use-Specific

Standard

Office and Industrial® '

Industrial/Production

Manufacturing and Employment

Health and Fitness Center 4.05.12 P/S

Park, Community P

Park, Passive P

Park, Regional

Recreation, Indoor 4.05.16 P/S P/S

Recreation, Outdoor or Major 4.05.16 S P/S S P/S
Shooting Range, Indoor S P P
Theater 4.05.21

Urban Deck

Zoo

Storage
Infrastructure
Transportation/Parking

Contractor 4.06.01 P/S P P
Data Center3* 4.06.02 S RS PS RS
Extractive Industries 4,06.03 S P/S
Flex Building 4.06.04 P

Manufacturing, General 4.06.05 P

Manufacturing, Intensive 4.06.11 S

Research and Development 4.06.08 P P P

Sawmill 4.06.09 S P
Slaughterhouse S

Wood, Metal and Stone Crafts

Warehousing, Storage, and Distribution

Building and Landscaping Materials Supplier 4.06.07 S P
Industrial Storage 4.06.07 P/S P/S
Mini-Warehouse 4.06.06 M P S
Moving and Storage P

Outdoor Storage 4.06.07

Outdoor Storage, Vehicles 4.06.07 S

Vehicle Storage and Impoundment 4.06.07

Wholesale Distribution, Warehousing and 4.06.10 p p p

Airport/Landing Strip

4.07.01

Ground Passenger Transportation (e.g. taxi,
charter bus)

Heliport or Helistop

Marina

Parking Facility

4.07.03

P/S

P/S

P/S

P/S

Transit Facility

4.07.10
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Table 3.02.05-1.
Principal Use Table for Office and Industrial Zoning Districts
Note: P = Permitted | S = Special Exception | M = Minor Special Exception | blank cell = Prohibited

Use-Specific
Standard
Utilities
Electric Generating Plant and Transmission
Facility/Utility Generating Plant or S S
Transmission Facility
Energy Storage, Utility Scale 4.07.02 S M M M
Public Service Center, with Outdoor Storage 4,06.07 S P
Public Service Center, without Outdoor
Storage P > P
Solar Facility, Utility Scale 4.,07.06 P/S
Utility, Minor 4.07.11 P
Utility, Major 4.07.04 S
Communications Facilities
Recording Studio P P
Telecommunications Facility 4.07.08 P/S P/S P
Waste-Related
Composting Facility
Junkyard 4.07.05 S
Material Recovery Facility (MRF) 4.07.05 S
Recycling Collection Center 4.07.05 P P P
Solid Waste Facility 4.07.05 S S
Stockpiling 4.07.07
Vegetative Waste Management Facility 4.07.05 S S

Agriculture o

Agricultural Processing 4.08.12

Agriculture 4.08.02 P P P P
Agritainment 4.08.03

Animal Husbandry 4.08.02

Auction Facility, Livestock 4,08.11 S

Brewery, Limited 4.08.05

Community Garden

Equestrian Event Facility 4.08.10

Farm Co-ops 4.08.03

Farm Distribution Hub 4.08.04

Feedlot 4.08.03

Horticulture 4.08.02 P P P P
Mill, Feed and Grain

Nursery, Production

Pet Farm 4.08.09

Stable, Livery 4.08.06

Stable, Private

Wayside Stand 4.08.07

Winery, Commercial 4.08.08
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Table 3.02.05-1.
Principal Use Table for Office and Industrial Zoning Districts
Note: P = Permitted | S = Special Exception | M = Minor Special Exception | blank cell = Prohibited

Use-Specific Office and Industrial*
Standard

| Winery, Farm

Miscellaneous

|AdaptiveReuse | 409 | P/S P/S P/S P/S
Temporary Uses 3.04 P P p p
TABLE NOTES:

1See Section 2.06 for Office Park (OP), Industrial Park (IP), General Industry (Gl), and Mineral Resource-Heavy Industrial (MR-HI) Zoning District
regulations.

*See Section 3.03.D.

3Notwithstanding Section 1.02.E.2., a site plan or site plan amendment application for minor changes to an approved site plan for a data center
use may be permitted without a SPEX approval. Such minor changes are subject to the provisions of Section 10.11.01.H., mutatis mutandis.
“Notwithstanding Sections 10.10.01.G and 10.10.05.G, any ZMAP, ZCPA, or ZRTD that: i) was approved on or before March 18, 2025; ii) has
proffers detailing a specific data center use, a CDP showing a data center use in detail, or a combination of both that when considered together
would detail a specific data center use; and iii) is limited to such data center use; is deemed to include a SPEX approval for that data center use.

Loudoun County, VA | Zoning Ordinance 6



RESOLUTION OF THE BOARD OF SUPERVISORS OF LOUDOUN COUNTY,
VIRGINIA, ADOPTING GRANDFATHERING RULES FOR ZOAM-2024-0001, DATA
CENTER STANDARDS AND LOCATIONS, PHASE I

WHEREAS, on July 2, 2024, the Board of Supervisors of Loudoun County, Virginia
(“Board”), adopted a resolution initiating amendments to the existing Loudoun County Zoning
Ordinance (“Zoning Ordinance”) for the purpose of requiring approval of a special exception prior
to the establishment of a data center use in the Industrial Park (IP), General Industry (GI), and
Mineral Resource — Heavy Industry (MR-HI) zoning districts; and

WHEREAS, the project to amend the zoning ordinance is known as ZOAM-2024-0001,
Data Center Standards and Locations, Phase 1; and

WHEREAS, after a period of extensive public engagement, including input from affected
regulatory agencies and departments, stakeholder groups, residents, business owners, and other
interested parties, County staff prepared draft zoning ordinance text amendments (“Text
Amendments”) for consideration by the Planning Commission; and

WHEREAS, the Planning Commission conducted one public hearing on September 24,
2024, and 6 work sessions on the Text Amendments over a period of approximately four months;
and

WHEREAS, on December 12, 2024, the Planning Commission forwarded (5-3-1: Barnes,
Frank, and Keirce opposed; Jasper absent) the Text Amendments to the Board with a
recommendation of denial, and with the further recommendation that the Board adopt a
grandfathering resolution effective as of the Board public hearing date if the Text Amendments are
to be adopted; and

WHEREAS, on February 12, 2025, the Board conducted a public hearing on the Text
Amendments and further discussed the Text Amendments and grandfathering resolution at its
March 4, 2025, and March 18, 2025, Business Meetings; and

WHEREAS, on March 18, 2025, the Board adopted the final Text Amendments, as amended
by any changes or corrections approved by the Board at the time of adoption; and

WHEREAS, the Board has determined that the orderly transition from the prior provisions of
Table 3.02.05-1 of the Zoning Ordinance to the new provisions for Table 3.02.05-1 of the Zoning
Ordinance (“New Table”) would be assisted by the implementation of rules allowing development
applications for a data center use that were officially accepted for review, in accordance with
applicable County ordinances and policies, on or before February 12, 2025, to be processed without
requiring a special exception for the data center use (“Grandfathering Rules”); and

WHEREAS, Section 1.02.G. of the Zoning Ordinance provides, in part, that the “Board of
Supervisors may establish grandfathering provisions by resolution adopted contemporaneously
with this Zoning Ordinance or any amendment”; and

WHEREAS, the County officially accepting a legislative or administrative application for
review is the earliest point in the review and approval process that balances the reasonable
expectations of property owners seeking development approvals with the need to adopt zoning
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ordinance amendments to protect other property owners and the community from the adverse
impacts of conflicting land uses; and

WHEREAS, requiring a minimum 500-foot buffer from a proposed data center structure to
a residential structure existing on the Effective Date (defined below) is good land use and zoning
practice that provides residential areas with healthy surroundings for family life, promotes an
attractive, convenient and harmonious community, protects the health, safety and general welfare
of the public, and provides a minimum buffer area to mitigate the impacts of conflicting land uses
caused by the size, height, area, bulk, and location of data center structures, the noise generated
from such structures, and the obstruction of light, air, and view by such structures.

NOW THEREFORE, BE IT RESOLVED by the Board of Supervisors of Loudoun County,
Virginia that:

1. Subject to the terms and conditions of this resolution, applicants of a legislative
application for a data center use that has been officially accepted for review in accordance with
applicable Loudoun County ordinances and policies on or before February 12, 2025 (“Effective
Date”), may continue to process their legislative application without applying for a special
exception for the data center use, provided the applicant does not make any substantial
modification(s) to such legislative application (as defined in Paragraph 7 below). Upon approval,
a grandfathered legislative application will be treated for purposes of the Zoning Ordinance as if
the legislative application had been approved prior to the Effective Date.

2. Subject to the terms and conditions of this resolution, applicants of an administrative
application for a data center use that has been officially accepted for review in accordance with
applicable Loudoun County ordinances and policies on or before the Effective Date, may continue
to process their administrative application without obtaining a special exception for the data center
use, provided that (i) the data center use was permitted by-right at the time the administrative
application was officially accepted for review, (ii) the proposed structures and external mechanical
equipment for the data center use would have been more than five hundred feet from all residential
structures existing on the Effective Date, and (iii) the applicant does not make any substantial
modification(s) to such administrative application (as defined in Paragraph 8 below). Subject to
the review and approval of the Director of the Office of Mapping and Geographic Information,
applicants must submit evidence to demonstrate that the proposed structures and external
mechanical equipment for a data center use would have been more than five hundred feet from all
residential structures existing on the Effective Date. Upon approval, a grandfathered administrative
application will be treated for purposes of the Zoning Ordinance as if the administrative application
had been approved prior to the Effective Date.

3. The following legislative applications that have been officially accepted for review
as of the Effective Date may be eligible for grandfathering under this resolution: zoning map
amendments, zoning concept plan amendments, and zoning conversions in the Route 28 tax
district.

4. A legislative application will be considered officially accepted for review when
(1) all minimum submission requirements identified on the applicable checklist have either been
satisfied as determined by Department of Planning and Zoning (“DPZ”) staff or waived by the
Director of DPZ; and (ii) the applicable application fee has been received by the County.
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5. The following administrative applications that have been officially accepted for
review as of the Effective Date may be eligible for grandfathering under this resolution: site plans,
and site plan amendments.

6. An administrative application will be considered officially accepted for review when
(1) all required or minimum submission items identified on the applicable checklist have been
satisfied as determined by Department of Building and Development staff; and (i1) the applicable
application fee has been received by the County.

7. For purposes of this resolution, a “substantial modification” to a legislative application
is a modification made after the Effective Date that:

(a) would require a new special exception application in order to increase floor
area ratio;

(b) would require a new special exception application in order to increase the
height for a building housing a data center use;

(©) would require a new modification pursuant to Section 10.10.04.C of the
Zoning Ordinance or a new minor special exception application in order to
decrease the setback for a building housing a data center use;

(d) changes or adds proposed uses;
(e) changes or increases the land area subject to the legislative application; or

() otherwise requires a legislative application to be remanded to the Planning
Commission for further consideration, as determined by the Office of the
County Attorney.

However, even if a modification is of the kind described in (a) — (f) above, such modification
shall not be a substantial modification to a legislative application if it was requested by or made in
response to a recommendation adopted by the Board or Planning Commission in an open meeting, or
a comment from County staff in an official referral or review memorandum.

8. For purposes of this resolution, a “substantial modification” to an administrative
application is a modification made after the Effective Date that:

(a) increases proposed square footage of a data center use by more than five
percent (5%);

(b) results in a floor area ratio that exceeds the maximum allowed in the district;
(c) increases the height for a building housing a data center use;

(d) decreases the setback for a building housing a data center use to less than the
setback required in the zoning district or less than the 500-foot standard in
clause (i1) of Paragraph 2;
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(e) changes or adds proposed uses; or

)] changes or increases the land area subject to the administrative application.

However, even if a modification is of the kind described in (a) — (f) above, such modification
shall not be a substantial modification to an administrative application if it was requested by or
made in response to a comment from County staff in an official referral or review memorandum.

9. An application may retain its grandfathered status for so long as the applicant
diligently pursues approval of such application, as prescribed below. An application is not
diligently pursued and, therefore, will lose its grandfathered status under the following
circumstances:

For legislative applications, (i) the applicant fails to resubmit application
materials for further review or consideration within six months after a
request for resubmission by the assigned project manager for the application
(“Project Manager”); (ii) the applicant fails to submit any reports or other
materials in support of an application within six months after request for such
materials by the Project Manager; (iii) the applicant fails timely to provide
the requisite notices for a scheduled public hearing; (iv) the applicant fails to
submit application materials (e.g., updated plans or proffers, etc.) for a
scheduled public hearing, work session, business meeting or committee
meeting (as applicable) within the prescribed meeting deadlines as
determined by the Office of the County Administrator; or (v) an application
is either withdrawn or becomes inactive in accordance with Section 10.01.H
and I of the Zoning Ordinance.

For administrative applications, (i) the applicant fails to resubmit application
materials for further review or consideration within six months after request
for resubmission by the Project Manager; (ii) the applicant fails to submit
any reports or other materials in support of an application within six months
after request for such materials by the Project Manager; (iii) an application
is either withdrawn by the applicant or becomes inactive in accordance with
Section 1242.15 of the Land Subdivision and Development Ordinance of
Loudoun County, Virginia (LSDO); or (iv) the applicant fails to submit
application materials that comply with all applicable Zoning Ordinance,
LSDO and/or Facilities Standards Manual (FSM) regulations within three
years after the Effective Date.

10. If an application loses its grandfathered status due to a substantial modification as
defined in Paragraph 7 or Paragraph 8, as applicable, or for the applicant’s failure to diligently
pursue approval as prescribed in Paragraph 9, the Project Manager will provide written notice to
the applicant that the application is no longer grandfathered. Thereafter, the application must
comply with all applicable requirements of the New Table, as it may be amended.

11.  The grandfathering rules prescribed in this resolution apply only to the requirements
of Table 3.02.05-1 of the Zoning Ordinance. Nothing in this resolution is intended to grandfather,
nor shall be interpreted as grandfathering, any other applicable regulations under the Zoning
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Ordinance, the LSDO, the FSM, or any other ordinance.

12.  This resolution may be referenced on application materials and supporting documents
for any grandfathered application as the “SPEX Data Center Grandfathering Resolution”.

Phyllis J. Randall, Chair
Board of Supervisors of Loudoun County, Virginia

The undersigned Clerk of the Board of Supervisors of Loudoun County, Virginia, certifies
that the foregoing Resolution was adopted by the Board of Supervisors on March 18, 2025.

WITNESS my signature and the seal of the Board of Supervisors of Loudoun County,
Virginia, this ___ day of 2025.

Clerk, Board of Supervisors of
Loudoun County, Virginia
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RESOLUTION OF THE BOARD OF SUPERVISORS OF LOUDOUN COUNTY,
VIRGINIA, ADOPTING GRANDFATHERING RULES FOR ZOAM-2024-0001, DATA
CENTER STANDARDS AND LOCATIONS, PHASE 1

WHEREAS, on July 2, 2024, the Board of Supervisors of Loudoun County, Virginia
(“Board”), adopted a resolution initiating amendments to the existing Loudoun County Zoning
Ordinance (“Zoning Ordinance”) for the purpose of requiring approval of a special exception prior
to the establishment of a data center use in the Industrial Park (IP), General Industry (GI), and
Mineral Resource — Heavy Industry (MR-HI) zoning districts; and

WHEREAS, the project to amend the zoning ordinance is known as ZOAM-2024-0001,
Data Center Standards and Locations, Phase 1; and

WHEREAS, after a period of extensive public engagement, including input from affected
regulatory agencies and departments, stakeholder groups, residents, business owners, and other
interested parties, Ceounty staff prepared draft zoning ordinance text amendments (“Text
Amendments”) for consideration by the Planning Commission; and

WHEREAS, the Planning Commission conducted one public hearing on September 24,
2024, and 6 work sessions on the Text Amendments over a period of approximately four months;
and

WHEREAS, on December 12, 2024, the Planning Commission forwarded (5-3-1: Barnes,
Frank, and Keirce opposed; Jasper absent) the Text Amendments to the Board with a
recommendation of denial, and with the further recommendation that the Board adopt a
grandfathering resolution effective as of the Board public hearing date if the Text Amendments are

to be adopted; and

WHEREAS, on February 12, 2025, the Board conducted a public hearing on the Text
Amendments and further discussed the Text Amendments and grandfathering resolution at its
March 4, 2025, and March 18, 2025, Business Meetings; and

WHEREAS, on March 18, 2025, the Board adopted the final Text Amendments, as amended
by any changes or corrections approved by the Board at the time of adoption; and

WHEREAS, the Board has determined that the orderly transition from the prior provisions of
Table 3.02.05-1 of the Zoning Ordinance (“Prior-Fable™)-to the new provisions for Table 3.02.05-1
of the Zoning Ordinance (“New Table”) would be assisted by the implementation of rules allowing
development applications for a data center use that were officially accepted for review, in accordance
with applicable County ordinances and policies, on or before February 12, 2025, to be processed
without requiring a special exception for the data center use underthePriorFable-(“Grandfathering
Rules”); and

WHEREAS, Section 1.02.G. of the Zoning Ordinance provides, in part, that the “Board of
Supervisors may establish grandfathering provisions by resolution adopted contemporaneously
with this Zoning Ordinance or any amendment”; and-
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WHEREAS. the County officially accepting a legislative or administrative application for
review is the earliest point in the review and approval process that balances the reasonable
expectations of property owners seeking development approvals with the need to adopt zoning
ordinance amendments to protect other property owners and the community from the adverse
impacts of conflicting land uses; and

WHEREAS., requiring a minimum 500-foot buffer from a proposed data center structure to
a residential structure existing on the Effective Date (defined below) is good land use and zoning
practice that provides residential areas with healthy surroundings for family life, promotes an
attractive, convenient and harmonious community, protects the health, safety and general welfare
of the public, and provides a minimum buffer area to mitigate the impacts of conflicting land uses
caused by the size, height, area, bulk, and location of data center structures, the noise generated
from such structures, and the obstruction of light, air, and view by such structures.

NOW THEREFORE, BE IT RESOLVED by the Board of Supervisors of Loudoun County,
Virginia that:

1. Subject to the terms and conditions of this resolution, applicants of a legislative and
admintstrative-applications for a data center use that hasve been officially accepted for review in
accordance with applicable Loudoun County ordinances and policies on or before February 12,
2025 (“Effective Date”), may continue to be processed—under—thePrior—Table_their legislative
application without applying for a special exception for the data center use-(-es—grandfathered),
provided the applicant does not make any substantial modification(s) to such_legislative
application (as defined in Paragraph 6-7 below). Upon approval, a grandfathered legislative
application will be treated for purposes of the Zoning Ordinance as if the legislative application
had been approved prior to the Effective Date.

2. Subject to the terms and conditions of this resolution, applicants of an administrative
application for a data center use that has been officially accepted for review in accordance with
applicable Loudoun County ordinances and policies on or before the Effective Date, may continue
to process their administrative application without obtaining a special exception for the data center
use, provided that (i) the data center use was permitted by-right at the time the administrative
application was officially accepted for review, (i) the proposed structures and external mechanical
equipment for the data center use would have been more than five hundred feet from all residential
structures existing on the Effective Date, and (iii) the applicant does not make any substantial
modification(s) to such administrative application (as defined in Paragraph 8 below). Subject to
the review and approval of the Director of the Office of Mapping and Geographic Information,
applicants must submit evidence to demonstrate that the proposed structures and external
mechanical equipment for a data center use would have been more than five hundred feet from all
residential structures existing on the Effective Date. Upon approval, a grandfathered administrative
application will be treated for purposes of the Zoning Ordinance as if the administrative application
had been approved prior to the Effective Date.

+—

2-3. The following legislative applications that have been officially accepted for review
as of the Effective Date may be eligible for grandfathering under this resolution: zoning map
amendments, zoning concept plan amendments, and zoning conversions in the ¥Route 28 tax
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district.

34. A legislative application will be considered officially accepted for review when
(1) all minimum submission requirements identified on the applicable checklist have either been
satisfied as determined by Department of Planning and Zoning (“DPZ”) staff or waived by the
Director of DPZ; and (ii) the applicable application fee has been received by the County.

4.5. The following administrative applications that have been officially accepted for
review as of the Effective Date may be eligible for grandfathering under this resolution: site plans,

and site plan amendments-Greludingamendment-applications),and zoning permits.

5:6. An administrative application will be considered officially accepted for review when
(1) all required or minimum submission items identified on the applicable checklist have been
satisfied as determined by Department of Building and Development staff; and (ii) the applicable
application fee has been received by the County.

6-7. _ For purposes of this resolution, a “substantial modification” to a legislative application
is a modification made-te-apendingappleation after the Effective Date that:

b)(a) would require a new special exception application in order to increaseresults

w4 floor arca ratio-thatexeeedsthe-madmum-atowedinthe-distret;

te)(b) would require a new special exception application in order to increases the
height for a building housing a data center use;

(c) would require a new modification pursuant to Section 10.10.04.C of the
Zoning Ordinance or a new minor special exception application in order to
decreases the setback for a building housing a data center use;

(d) changes or adds proposed uses:

td)(e) changes or increases the land area subject to the legislative application; or

fe)(f) otherwise requires a legislative application to be remanded to the Planning
Commission for further consideration, as determined by the Office of the
County Attorney.

However, even if a modification is of the kind described in (a) — (ef) above, such modification
shall not be a substantial modification to a legislative application if it was requested by or made in
response to a eemmentrecommendation adopted byfress the Board or pPlanning Ceommission in an
open meeting, or a comment from County staff in an official referral or review memorandum.

8. For purposes of this resolution, a “substantial modification” to an administrative
application is a modification made after the Effective Date that:

(a) increases proposed square footage of a data center use by more than five
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(b)

percent (5%);

results in a floor area ratio that exceeds the maximum allowed in the district;

(c)

increases the height for a building housing a data center use;

(d)

decreases the setback for a building housing a data center use to less than the

(e)

setback required in the zoning district or less than the 500-foot standard in
clause (ii) of Paragraph 2:

changes or adds proposed uses: or

(H)

changes or increases the land area subject to the administrative application.

However, even if a modification is of the kind described in (a) — (f) above, such modification

shall not be a substantial modification to an administrative application if it was requested by or

made in response to a comment from County staff in an official referral or review memorandum.

9. An application may retain its grandfathered status for so long as the applicant
diligently pursues approval of such application, as prescribed below. An application is not
diligently pursued and, therefore, will lose its grandfathered status under the following

circumstances:

For legislative applications, (i) the applicant fails to resubmit application
materials for further review or consideration within six months after a
request for resubmission by the assigned project manager for the application
(“Project Manager”); (i1) the applicant fails to submit any reports or other
materials in support of an application within six months after request for such
materials by the Project Manager; (iii) the applicant fails timely to provide
the requisite notices for a scheduled public hearing; (iv) the applicant fails to
submit application materials (e.g., updated plans or proffers, etc.) for a
scheduled public hearing, work session, business meeting or committee
meeting (as applicable) within the prescribed meeting deadlines as
determined by the Office of the County Administrator; or (v) an application
is either withdrawn or becomes inactive in accordance with Section 10.01.H
and I of the Zoning Ordinance.

For administrative applications, (i) the applicant fails to resubmit application
materials for further review or consideration within six months after request
for resubmission by the Project Manager; (ii) the applicant fails to submit
any reports or other materials in support of an application within six months
after request for such materials by the Project Manager; (iii) an application
is either withdrawn by the applicant or becomes inactive in accordance with
Section 1242.15 of the Land Subdivision and Development Ordinance of
Loudoun County, Virginia (LSDO); or (iv) the applicant fails to submit
application materials that comply with all applicable Zoning Ordinance,
LSDO and/or Facilities Standards Manual (FSM) regulations within three
years after the Effective Date.
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7:10. If an application loses its grandfathered status due to a substantial modification as
defined in Paragraph 7 or Paragraph 8, as applicable.6 or for the applicant’s failure to diligently
pursue approval as prescribed in Paragraph 97, the Project Planner-Manager will provide written
notice to the applicant that the application is no longer grandfathered. Thereafter, the application
must comply with all applicable requirements of the New Table, as it may be amended.

&-11. The grandfathering rules prescribed in this resolution apply only to the requirements
of Table 3.02.05-1 of the Zoning Ordinance. Nothing in this resolution is intended to_grandfather,
nor shall be interpreted as grandfathering, any other applicable regulations under the Zoning
Ordinance, the LSDO, the FSM, or any other ordinance.

9:12. This resolution may be referenced on application materials and supporting documents
for any grandfathered application as the “SPEX Data Center Grandfathering Resolution”.

Phyllis J. Randall, Chair
Board of Supervisors of Loudoun County, Virginia

The undersigned Clerk of the Board of Supervisors of Loudoun County, Virginia, certifies
that the foregoing Resolution was adopted by the Board of Supervisors on March 18, 2025.

WITNESS my signature and the seal of the Board of Supervisors of Loudoun County,
Virginia, this ____ day of 2025.

Clerk, Board of Supervisors of
Loudoun County, Virginia
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