
Code of Virginia
Title 15.2. Counties, Cities and Towns
Chapter 22. Planning, Subdivision of Land and Zoning
    
§ 15.2-2303.4. Provisions applicable to certain conditional
rezoning proffers
  
A. For purposes of this section, unless the context requires a different meaning:
  
"New residential development" means any construction or building expansion on residentially
zoned property, including a residential component of a mixed-use development, that results in
either one or more additional residential dwelling units or, otherwise, fewer residential dwelling
units, beyond what may be permitted by right under the then-existing zoning of the property,
when such new residential development requires a rezoning or proffer condition amendment.
  
"New residential use" means any use of residentially zoned property that requires a rezoning or
that requires a proffer condition amendment to allow for new residential development.
  
"Offsite proffer" means a proffer addressing an impact outside the boundaries of the property to
be developed and shall include all cash proffers.
  
"Onsite proffer" means a proffer addressing an impact within the boundaries of the property to be
developed and shall not include any cash proffers.
  
"Proffer condition amendment" means an amendment to an existing proffer statement applicable
to a property or properties.
  
"Public facilities" means public transportation facilities, public safety facilities, public school
facilities, or public parks.
  
"Public facility improvement" means an offsite public transportation facility improvement, a
public safety facility improvement, a public school facility improvement, or an improvement to
or construction of a public park. No public facility improvement shall include any operating
expense of an existing public facility, such as ordinary maintenance or repair, or any capital
improvement to an existing public facility, such as a renovation or technology upgrade, that does
not expand the capacity of such facility. For purposes of this section, the term "public park" shall
include playgrounds and other recreational facilities.
  
"Public safety facility improvement" means construction of new law-enforcement, fire,
emergency medical, and rescue facilities or expansion of existing public safety facilities, to
include all buildings, structures, parking, and other costs directly related thereto.
  
"Public school facility improvement" means construction of new primary and secondary public
schools or expansion of existing primary and secondary public schools, to include all buildings,
structures, parking, and other costs directly related thereto.
  
"Public transportation facility improvement" means (i) construction of new roads; (ii)
improvement or expansion of existing roads and related appurtenances as required by applicable
standards of the Virginia Department of Transportation, or the applicable standards of a locality;
and (iii) construction, improvement, or expansion of buildings, structures, parking, and other
facilities directly related to transit.
  

1 8/24/2016

Attachment 1



"Residentially zoned property" means property zoned or proposed to be zoned for either single-
family or multifamily housing.
  
"Small area comprehensive plan" means that portion of a comprehensive plan adopted pursuant
to § 15.2-2223 that is specifically applicable to a delineated area within a locality rather than the
locality as a whole.
  
B. Notwithstanding any other provision of law, general or special, no locality shall (i) request or
accept any unreasonable proffer, as described in subsection C, in connection with a rezoning or a
proffer condition amendment as a condition of approval of a new residential development or new
residential use or (ii) deny any rezoning application or proffer condition amendment for a new
residential development or new residential use where such denial is based in whole or in part on
an applicant's failure or refusal to submit an unreasonable proffer or proffer condition
amendment.
  
C. Notwithstanding any other provision of law, general or special, (i) as used in this chapter, a
proffer, or proffer condition amendment, whether onsite or offsite, offered voluntarily pursuant
to § 15.2-2297, 15.2-2298, 15.2-2303, or 15.2-2303.1, shall be deemed unreasonable unless it
addresses an impact that is specifically attributable to a proposed new residential development
or other new residential use applied for and (ii) an offsite proffer shall be deemed unreasonable
pursuant to subdivision (i) unless it addresses an impact to an offsite public facility, such that (a)
the new residential development or new residential use creates a need, or an identifiable portion
of a need, for one or more public facility improvements in excess of existing public facility
capacity at the time of the rezoning or proffer condition amendment and (b) each such new
residential development or new residential use applied for receives a direct and material benefit
from a proffer made with respect to any such public facility improvements. For the purposes of
this section, a locality may base its assessment of public facility capacity on the projected
impacts specifically attributable to the new residential development or new residential use.
  
D. Notwithstanding any other provision of law, general or special:
  
1. Actions brought to contest the action of a locality in violation of this section shall be brought
only by the aggrieved applicant or the owner of the property subject to a rezoning or proffer
condition amendment pursuant to subsection F of § 15.2-2285.
  
2. In any action in which a locality has denied a rezoning or an amendment to an existing proffer
and the aggrieved applicant proves by a preponderance of the evidence that it refused or failed to
submit an unreasonable proffer or proffer condition amendment that it has proven was
suggested, requested, or required by the locality, the court shall presume, absent clear and
convincing evidence to the contrary, that such refusal or failure was the controlling basis for the
denial.
  
3. In any successful action brought pursuant to this section contesting an action of a locality in
violation of this section, the applicant may be entitled to an award of reasonable attorney fees
and costs and to an order remanding the matter to the governing body with a direction to
approve the rezoning or proffer condition amendment without the inclusion of any unreasonable
proffer. If the locality fails or refuses to approve the rezoning or proffer condition amendment
within a reasonable time not to exceed 90 days from the date of the court's order to do so, the
court shall enjoin the locality from interfering with the use of the property as applied for without
the unreasonable proffer. Upon remand to the local governing body pursuant to this subsection,

2 8/24/2016

http://law.lis.virginia.gov/vacode/15.2-2223/
http://law.lis.virginia.gov/vacode/15.2-2297/
http://law.lis.virginia.gov/vacode/15.2-2298/
http://law.lis.virginia.gov/vacode/15.2-2303/
http://law.lis.virginia.gov/vacode/15.2-2303.1/
http://law.lis.virginia.gov/vacode/15.2-2285/


the requirements of § 15.2-2204 shall not apply.
  
E. The provisions of this section shall not apply to any new residential development or new
residential use occurring within any of the following areas: (i) an approved small area
comprehensive plan in which the delineated area is designated as a revitalization area,
encompasses mass transit as defined in § 33.2-100, includes mixed use development, and allows
a density of at least 3.0 floor area ratio in a portion thereof; (ii) an approved small area
comprehensive plan that encompasses an existing or planned Metrorail station, or is adjacent to
a Metrorail station located in a neighboring locality, and allows additional density within the
vicinity of such existing or planned station; or (iii) an approved service district created pursuant
to § 15.2-2400 that encompasses an existing or planned Metrorail station.
  
F. This section shall be construed as supplementary to any existing provisions limiting or
curtailing proffers or proffer condition amendments for new residential development or new
residential use that are consistent with its terms and shall be construed to supersede any existing
statutory provision with respect to proffers or proffer condition amendments for new residential
development or new residential use that are inconsistent with its terms.
  
2016, c. 322.
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Chapter 2 

Planning Approach 
 

Housing 

The County’s primary housing objective is to assure that existing and future County residents and the 

workforce are served by a range of housing opportunities. An adequate supply of varied types of housing, 

both rental and for-sale, in locations throughout the County is a fundamental ingredient of an enduring 

community. The creation of sustainable housing-its design, density, location, and performance-requires that 

the pattern of residential development benefit the user now and over time. To accomplish this objective, a 

diversity of housing types in a broad range of prices should be provided. Housing opportunities should be 

available in all areas of the County. Housing for special needs populations incorporating a programmatic 

approach also should be furnished. 

The supply of single-family detached, attached and multi-family housing and their pricing is largely a 

function of market dynamics. The market determines the type of housing to be constructed, based upon 

demands for specific housing types and the potential return on investment for the developer. Loudoun’s 

experience is that the market alone cannot meet all areas of housing need given current and projected job 

growth for the regional economy. Unmet housing needs occur across a broad segment of the County’s income 

spectrum. The County defines unmet housing needs as the lack of housing options for households that are 

unable to rent or purchase due to insufficient incomes to meet current market prices. Housing diversity in 

type and price to address unmet needs will enhance Loudoun’s economic vitality and the health of the 

community now and over time. 

As total demand for housing in Loudoun has increased over the past fifteen years, single-family attached and 

multi-family units have gained a greater share of the for-sale market, while single-family detached homes 

and lots have accounted for a decreasing share. In 1990, single-family detached units represented 65% of the 

County’s housing stock, whereas single-family attached units constituted 19% and multi-family units 

constituted 14%. By 2005, single-family detached units represented 54% of all homes; single-family attached 

units 27%, and multi-family units, 19%. By 2005, single-family detached units and lots accounted for only 

49% of sales, compared to 58% of sales in 1990. Although the types of housing offered in the market are 

diversifying, housing costs are high and the shortage of affordable housing for residents and the workforce 

is growing. 

The County can influence housing options and affordability by encouraging or requiring a clustered pattern 

of development and mixed-use communities with a diversity of housing types. To achieve this, the County 

should allow higher residential densities that are close to employment opportunities, schools, community 

centers, transit routes and other amenities where adequate water, sewer, roads, schools, open space, and 

recreation are, or will be in place. In and of themselves, increased densities are not the only answer to 

influencing the market. Flexibility in lot sizes and setback requirements, and relaxation of use restrictions are 

also necessary to achieve the desired product mix. The County can permit accessory and second-story 

apartments in existing villages and rural clusters and provide for a variety of unit types to be developed in 

designated Joint Land Management Areas (JLMAs) around the towns that have them. The County can form 

public-private partnerships to implement programs, providing incentives to influence the market. 
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A. Housing Affordability 

B. Unmet Housing Needs 

Funding Policies 

1. To the extent Cconsistent with County pProffer pPolicies and Proffer gGuidelines as set forth in( 

Chapters 3 and 11), developers of residential and mixed-use projects are encouraged to include funding 

commitments and proffers to fulfill unmet housing needs in their development proposals. 

2. The County may maintain a dedicated revenue stream to fund the housing trust fund to address unmet 

housing needs. The fund will be evaluated annually to determine its effectiveness and efficiency. 

Programs and Incentives Policies  

…  

5. The County may establish additional incentives, such as density bonuses; expedited application review; 

reductions or waiver of permit, development, and infrastructure fees or, where otherwise anticipated in 

accordance with the County’s Proffer Policies or Proffer Guidelines, capital facilities contributions; tax credit 

programs; and zoning modifications to meet housing goals and objectives.  

6. The County may maintain an inventory of County-owned real property. The Board of Supervisors may consider 

the use of inventoried property by nonprofit, public and private sector entities as an incentive for residential 

development to fulfill unmet housing needs when it is consistent with other Plan policies. In using County-

owned real property, the development goal is to provide 1) special needs housing and/or 2) a mix of housing 

types and sizes suitable for a range of households having less than 70% of Area Median Income (AMI).  

7. The County promotes the recognition of good design and innovation in affordable housing by the Design 

Cabinet, County programs, and other channels. 

 

 

Infrastructure 

The community’s infrastructure, including water and sanitation, solid waste management, roads, energy and 

telecommunications must complement its land use strategy. Loudoun County does not, however, completely 

control the provision of these vital systems. Water and wastewater are the responsibilities of the Loudoun 

County Sanitation Authority (LCSA), the Towns or individual property owners. Delivery of solid waste 

management services is in large part provided by the private sector and regulated by the state. Primary and 

secondary roads are primarily the Commonwealth’s responsibility to build and maintain through the Virginia 

Department of Transportation (VDOT). Private developers provide for and maintain, through homeowner 

associations, private roads in their developments and, in the past have typically proffered additional funding 

toward improvements of the regional road network, a practice which may continue for non-residential 

rezonings and for rezonings on property exempt from Virginia Code §15.2-2303.4 enacted in 2016. Electric, 

gas and telecommunication services are provided by the private sector. Nevertheless, the Plan policies 

provide necessary guidance to these entities to ensure their expansion. 
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Chapter 3 

Fiscal Planning and Public Facilities 

Fiscal Planning and Budgeting Policies 

1. The County is best served by seeking to meet the goals of an effective fiscal policy as 

stipulated in the Board of Supervisors’ Fiscal Policy originally adopted December 17, 1984, 

and as subsequently amended. 

2. The County seeks to maintain an affordable real-property tax rate by balancing, on a timely 

basis, residential and non-residential development in conformance with the overall policies of 

the Revised General Plan. 

3. The County will seek further revenue diversification, which will increase fiscal stability and 

thereby, mitigate tax burdens on Loudoun County taxpayers. 

4. The County will seek the provision of necessary public facilities, utilities, and infrastructure 

concurrent with development through a variety of mechanisms such as proffers, user fees, 

impact fees, and special taxing districts. 

5. Local funding sources, either as “pay-as-you-go” funding or bonded indebtedness, will 

continue to be a major funding source for County public facilities and services. 

6. The County will direct the majority of public investments into currently developed 

communities, towns and areas of the County where development is planned according to the 

Comprehensive Plan and in observance of standards and levels as approved in the Board of 

Supervisors’ Adopted Service Plans and Levels and as subsequently amended. 

7. The County will consider proposals of the timely dedication of land, cash, and in-kind assistance from the 

development community in the provision of needed and/or mandated (by federal or state 

government) public facilities identified in the adopted Comprehensive Plan, Agency Service 

Plans, area management plans, the Capital Improvement Program or the Capital Needs 

Assessment Document. 

87. Consistent with the Va. Code Sec. 15.2-2283 and 15.2-2284, the County will consider the 

adequacy of public facilities and services when reviewing any zoning application for more 

intensive use or density. To fairly implement and apply this policy, the County will consider 

the following: 

a. existing facilities; 

b. facilities included in the capital improvements program; 

c. the ability of the County to finance facilities under debt standards established by its fiscal 

policies; 

d. service level standards established by approved service plans and the effect of existing and 

approved development, and the proposed development, on those standards; 

e. service levels on of the existing transportation system; the effect of existing and approved 

development and the proposed development of on those service levels and the effect of 

proposed roads which are funded for construction; 

f. commitments to phase the proposed development to the availability of adequate services 

and facilities; and 
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g. other mechanisms or analyses as the County may employ that measure the adequacy of 

such services and facilities for various areas or that measure the County’s ability to 

establish adequate services and facilities. 

8.  Subject to and in compliance with the limitations established by Virginia Code Section 15.2-

2303.4, Tthe County will consider proposals of the timely dedication of land, cash, and in-

kind assistance from the development community through proffered conditions submitted in 

accord with Virginia Code of Virginia sSections 15.2-2303 and 15.2-2297, as applicable, in 

the provision of needed and/or mandated (by federal or state government) public facilities 

identified in the adopted Comprehensive Plan, Agency Service Plans, area management plans, 

the Capital Improvement Program or the Capital Needs Assessment Document. 

 

a. 9. The County expects that such proposals of public facility and utility assistance by 

residential developers would be in conjunction with any rezoning request seeking 

approval of densities above existing zoning. 

b. 10.  The County will seek to ensure that an equitable and a proportionate share of 

public capital facility and infrastructure development costs that are directly attributable 

to a particular development project will be financed by the users or beneficiaries. 

119. The County will fund the balance of capital facilities expenditures and operational service 

expenditures which are not financed through other mechanisms, according to existing 

Countywide Fiscal Policies adopted by the Board of Supervisors on December 17, 1984, or as 

subsequently amended. 

B. Proffers 

Proffers are voluntary commitments that a developer makes to the County to offset the impacts of 

a proposed development and which assist, among other things, in improving the public 

infrastructure needed to serve new residents or users of his/her development. The County applies 

the standards of Virginia Code Sections 15.2-2297, 15.2-2303, and 15.2-2303.4 to evaluate the 

reasonableness of proffered conditions and infor those areasapplications subject to Section 15.2-

2303.4, the County chooses shall to accept only those proffers permitted or deemed reasonable 

under Virginia Code Section 15.2-2297 and not deemed unreasonable under Section 15.2-2303.4.  

The proffer system is one of the tools used by the County to secure the public infrastructure needed 

to support new development. 

Subject to and in compliance with the limitations established by Virginia Code Section 15.2-

2303.4, Pproffers may include monetary contributions toward capital facilities such as schools, 

parks, libraries, roads and other public facilities, and . Proffers also may include dedication of 

property for the future siting of schools, parks, trails, roads, and other facilities, and/or agreements 

to construct public facilities and to have them in place to serve future development. The developer 

submits the proffers in writing when applying for the rezoning. Once the County approves the 

rezoning request, the proffers agreement becomes an enforceable zoning regulations and runs with 

the land until a subsequent rezoning. The County holds the signed agreement proffer statement and 

reviews it for implementation during and after the site plan and subdivision processes preceding 

actual development of the property. 

The proffer system has advantages and disadvantages. The key advantages are that it is voluntary 

and flexible, which allows contributions to be tailored to specific capital needs at the time. Using 

the proffer system as a means of partially financing and planning for public improvements has 
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serious drawbacks. The proffer system is a reactive system based on the market and on 

development decisions made by individual landowners. There is uncertainty about which or when 

land development proposals, particularly non-residential projects, actually will be built. Since 

some major capital improvements proffers are tied to a threshold level of development, there is a 

risk that capital facility improvements will not be made in a timely fashion. In addition, because of 

the zoning map amendment process, proffers are negotiated on an application-by-application basis, 

and the resulting proffers may be limited in their flexibility and applicability due to the specific 

context of the individual zoning map amendment. Major capital improvements proffers in addition 

to roads often are tied to a threshold level of development, and proffered public facilities such as 

school sites may be needed by the County before they are built. 

The voluntary nature of the system makes it unreliable as a guaranteed source of significant levels 

of capital funding. Historically, Loudoun County proffers have offset only a minimal percentage of 

projected capital expenditures. In addition, multiple goals and the unique conditions of each 

project make it difficult for the County to negotiate proffers consistently from case to case and to 

strategically fund the Capital Improvements Program. The County will continue to use the proffer 

system in accordance and in compliance with the applicable authorizations and limitations set forth 

in the Virginia Code, but must seek alternative methods of funding needed public improvements. 

Proffer Policies 

(Also see Chapter Eleven, Proffer Guidelines, pg. 11-1) 

1. Until such time as the General Assembly grants authority for other options, the County will 

continue to use the proffer system to assist in funding capital facilities costs associated with 

new development. All of the Proffer Policies set forth in this and all of the following 

paragraphs of this Chapter 3, including the General Public Facilities Policies and Fire 

and Rescue Services Policies, and all of the Proffer Guidelines of Chapter 11, shall apply 

and be applied by the County only subject to and in compliance with the limitations 

established by Virginia Code Section 15.2-2303.4 as applicable.  In its consideration and 

acceptance of all proffers, Tthe County will apply the standards of Virginia Code Sections 

15.2-2297, 15.2-2303, and 15.2-2303.4, as applicable, to evaluate the reasonableness of 

proffered conditions, and infor those areasapplications subject to Section 15.2-2303.4, the 

County willshall accept only accept residentialthose proffers permitted or deemed reasonable 

under Virginia Code Section 15.2-2297 and not deemed unreasonable under Section 15.2-

2303.4. Where and to the extent permitted by law, Tthe County will structure residential 

proffer guidelines on a per-unit basis, based upon the respective levels of public cost of capital 

facilities generated by the various types of dwelling units (i.e., single-family detached, single-

family attached, or multi-family land development pattern). Non-residential costs will be 

structured on a per-square-foot basis based upon the public cost of capital facilities 

appropriately attributable to such use (as defined in the Zoning Ordinance). 

2. The County will consider the provisionavailability and/or capacity of suitable new public 

facilities, timely site dedications, and upgrading existing facilities in order to mitigateevaluate 

the service impacts of a development proposal, and, when permitted, shall consider the 

proposed provision of suitable new public facilities, timely site dedications, and upgrading of 

existing facilities in making its decision to approve or deny the proposal. 

23. The County will use the Capital Intensity Factor (CIF) to determine capital costs in evaluating 

proffersdevelopment proposals. The County’s CIF will be reviewed and updated on a biennial 

basis. 
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34. To assist the County in an equitable and uniform evaluation of proffers, the County anticipates 

that developers will assist in providing capital facilities and transportation improvements 

according to the capital facilities contribution guidelines established in the implementation 

section of this Plan, and the transportation proffer policies contained in the Revised 

Countywide Transportation Plan (Revised CTP). To achieve the maximum permitted densities 

in residential communities,; the Board of Supervisors anticipates evidence of participation in 

an open-space preservation program. (Specific capital facilities and open-space proffer 

guidelines are contained in Chapter Eleven of this Plan.) 

45. Specific proffer guidelines may be amended through the area plan process. 

56. In addition to capital facilities improvements, where permitted, the County anticipates that 

transportation proffers will be sufficient to mitigate the impact of traffic generated by the 

development throughout the road system. 

67. Proffers involving cash contributions will provide for annual adjustments based on the 

Consumer Price Index (CPI). 

7 

8. Proffers may be phased. 

89. For the purposes of evaluating proffers for public use sites, the per-acre value for land that does 

not require any improvements to be completed by the developer will be determined by 

appraisal of the market values of the site based upon comparison of properties with similar 

densities suggested by the Planned Land Use Designation in the Revised General Plan. The 

appraisal shall be paid for by the developer and provided to the County. For improved sites, the 

following shall be taken into consideration during proffer evaluation as applicable: 

a. Site-preparation improvements such as clearing and grubbing, grading, stormwater 

management, erosion control, and related engineering and permitting costs. 

b. A proportional share of improvements directly related to providing access to the site 

(pedestrian underpasses, construction of adjacent streets, trails, and sidewalks). 

c. A proportional share of project infrastructure such as stormwater management ponds, 

sanitary sewer lines and major off-site and on-site roadways serving the site. 

910. Proffers may include additional specifically proffered improvements, as consistent with 

adopted service plans and levels, the Capital Needs Assessment and the Capital Improvements 

Plan. 

1011. Proffers related to adult/retirement communities will be evaluated based on Revised 

General Plan proffer guidelines. The Board of Supervisors may consider differences between 

such uses and conventional residential development (e.g., reduced numbers of school children, 

increased human services demand) in estimating the capital facilities needs associated with the 

development. 

1112. The County will develop a comprehensive approach to the review, approval and 

management of proffers that will implement the policies of this Plan. Such approach will 

recognize and seek to minimize adverse impacts and to maximize positive benefits to ultimate 

end-users and to the County as a service-provider. 

General Public Facilities Policies 

1. The Board of Supervisors’ Adopted Service Plans and Levels identify the type and level of 

services to be provided to the community. All public facilities will be developed in observance 
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of these Plans and Levels. 

2. The County will determine the need for new public facilities and will identify suitable sites 

based on the Revised General Plan, appropriate area plans, land use and growth policies. The 

standards and levels of service for these public facilities are as prescribed in the Board of 

Supervisors’ Adopted Service Plans and Levels. 

3. The County recognizes the importance of civic buildings as gathering places and for 

establishing community identity. Because of their importance to the community, the County 

will set a positive example in terms of design and development of these facilities. 

4. All public facilities will observe the location and design criteria as outlined in the 

comprehensive plan. 

5. The County will consider the provision of suitable new public facilities, timely site dedications, 

upgrading existing facilities and operational assistance in order to mitigate the service impacts 

of a development proposal in making its decision to approve or deny the proposal. 

65. Where permitted, Tthe County will continue to seek private sector support for improvements or 

provision of current and future public facilities and sites. 

76. Where permitted, Tthe County will consider development community proposals of cash and in-

kind assistance for public facilities in addition to the timely provision of dedicated sites 

provided such proffers are consistent with the standards of the applicable (Code of Virginia 

section 15.2-2303 or 15.2-2297). 

87. The County encourages the co-location of County facilities where they are feasible and can 

function effectively as multi-purpose community facilities (e.g., community meeting space, 

shared parking, athletic fields, and integrated design). 

Fire and Rescue Services Policies 

1. Fire and rescue facilities will be sited in accordance with the standards and facility needs 

identified in the Board of Supervisors adopted Fire and Rescue Services Plan and station 

location/service area maps contained in the Revised General Plan and area plans. 

2. Where permitted, Aas part of a rezoning, the County anticipates that developers will require 

provide sprinklers to be installed in all new residential construction that is located in excess of 

the travel distance requirements in the Fire and Rescue Services Plan. 

3. The County will require dry hydrants or tanks to be included in all new rural subdivisions of 

more than five dwelling units when no alternative water source is available on site. 
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Chapter 5 

The Green Infrastructure: Environmental, 

Natural, and Heritage Resources 

B. Scenic Rivers and the Potomac River 

The Catoctin Creek from Waterford to the Potomac River, and Goose Creek from the Fauquier and Loudoun 

County lines to the Potomac River, are “Scenic Rivers” as designated by the Commonwealth of Virginia. 

The Scenic Rivers Program provides these rivers special status through legislative designation and aids in 

establishing appropriate protection and management standards to maintain their scenic value. The Goose 

Creek and Catoctin Creek Scenic River Advisory Boards, appointed by the Governor of Virginia, actively 

seek to preserve the integrity of these rivers and their surroundings. 

As an important part of the County’s river and stream corridor system, protection of these Scenic Rivers will 

also be coordinated with the County’s River and Stream Corridor Overlay District (RSCOD) policies and 

regulations. The County will also work to preserve the scenic character of its Potomac River shoreline by 

creating Loudoun’s portion of the Potomac Heritage Trail. Open space easements have already been placed 

on much of the Potomac River shoreline east of Route 28 as part of this effort. 

Scenic Rivers and Potomac River Policies 

1. The County will protect Scenic Rivers and the Potomac River by defining a protection area as a 300-

foot no-build buffer or the RSCOD, whichever is greater. Development potential may be transferred 

from the no-build buffer according to density transfer guidelines provided by this Plan. The RSCOD 

performance standards, best management practice requirements and list of permitted uses will apply to 

the no-build buffer. 

2. The County will define and identify the viewsheds along these waterways and establish policies to guide 

development in these areas in order to protect their environmental and scenic quality. 

3. The County will complete and execute a plan for acquiring and managing open space corridors along 

the County’s officially designated Scenic Rivers. 

4. The County will not permit diversion of Scenic Rivers under any circumstances. 

5. The County will prepare and implement corridor management plans for the County’s Scenic Rivers. 

6. The Zoning Ordinance will be amended so that docks will be Special Exception uses, designed and built 

to maintain the existing natural and scenic character of the shoreline of Scenic Rivers. 

7. The County will develop and implement a Potomac River shoreline management plan, and seek to 

coordinate this effort with adjacent jurisdictions (local, state, regional organizations, advisory boards, 

and citizen groups). This Plan should include: 

a. The boundaries of the study area; 

b. A comprehensive natural resources inventory; 
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c. Policy recommendations for river corridor management and protection; 

d. A process for integrating the participating groups; and  

e. A plan for acquiring and managing open space corridors along the Potomac River with a preference 

given to mechanisms such as proffers, to the extent consistent with County Proffer Policies and 

Proffer Guidelines as set forth in Chapters 3 and 11, other donations, and purchase in efforts to 

acquire land and/or easements. 

8. The County will establish a strategy to expand passive recreational use of Scenic Rivers and the Potomac 

River. This strategy will be consistent with the overall Green Infrastructure policies and will prohibit 

ground-disturbing activities such as paved road and structure construction. 

9. To the extent consistent with County Proffer Policies and Proffer Guidelines as set forth in Chapters 3 

and 11, Tthe County will seek proffers from developers for public access trails along the Potomac River 

and designated sections of Goose and Catoctin Creeks. 

10. The County will seek to complete its portion of the Potomac Heritage Trail through public and private 

efforts as proactively coordinated with County resources. 

Steep Slope and Moderately Steep Slope Policies  

5. The County will encourage development rights to be sold, donated or, to the extent consistent with County 

Proffer Policies and Proffer Guidelines as set forth in Chapters 3 and 11, proffered from land with a 15-

to-25 percent grade. 

Greenways and Trails Policies 

4. The County will seek through public purchase, proffer, to the extent consistent with County Proffer Policies 

and Proffer Guidelines as set forth in Chapters 3 and 11, density transfer, donation or open-space 

easement, the preservation of greenways and the development of trails. Priorities for acquisition and/or 

development are: 

Airport Noise Policies 

7. For areas between the Ldn 60-65 aircraft noise contours, the County will require: 

c. Avigation Easements – For all new residential dwelling units to be constructed between the Ldn 60-65 

aircraft noise contours. Prior to or in conjunction with the approval of a rezoning application, and to the 

extent consistent with County Proffer Policies and Proffer Guidelines as set forth in Chapters 3 and 11, 

the applicant of a parcel or parcels contained within the Ldn 60-65 aircraft noise impact area associated 

with Washington Dulles International Airport, should proffer the dedication of avigation easements to 

the Metropolitan Washington Airports Authority, indicating the right of flights to pass over the property, 

as a means to securing the long-term economic viability of Washington Dulles International Airport. 
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Chapter 6 

Suburban Policy Area 

Land Use Pattern and Design 

As the primary location for suburban-scale residential and nonresidential development, the manner of growth 

and redevelopment in the Suburban Policy Area is of vital importance. The Plan anticipates that there will be 

four distinct communities within the Suburban Policy Area, separated from one another by associated Green 

Infrastructure components and major roads. The Plan introduces the concept of Community Plans that will 

guide the remaining build-out of Ashburn, Dulles, Potomac, and Sterling. To initiate the community plans, 

the County has adopted identified three sSmall Aarea Ccomprehensive Pplans (Small Area Plans) areas as 

defined in Virginia Code Section 15.2-2303.4 enacted in 2016, and designated the boundaries of such Small 

Area Plans to coincide coinciding generally with the community boundaries.  Each sSmall aArea pPlan area 

encompasses a range of development opportunities including higher density development adjacent toin the 

vicinity of each of the three Silver Line Metrorail stopsstations in the County.  These may be further refined 

as part of future planning processes.  The County’s goal is that the principles of Smart Growth and 

revitalization will guide the build-out and revitalization of the Suburban Policy Area through the detailed 

planning of the four communities. All future development applications in the policy area will be reviewed in 

the context of the four large communities: Ashburn, Dulles, Potomac, and Sterling. The four communities’ 

boundaries are as follows (see Suburban Community Boundaries Map): 

• The Ashburn Community stretches from the Potomac River north of Lansdowne and south of the Broad 

Run watershed boundary near Red Hill Road, and to the west extends along the Goose Creek and 

Beaverdam Reservoir. 

• The Dulles Community is bounded on the north by the Broad Run watershed boundary, on the south by 

Braddock Road, on the east by the Fairfax County line, and on the west by the relocated Route 659. 

• The Potomac Community includes the area north of Route 7 to the Potomac River between the Fairfax 

County line and the Broad Run. 

• The Sterling Community includes the area from the Washington Dulles International Airport north to 

Route 7 between the Fairfax County line and the Broad Run. 

As each new development is absorbed into the Suburban Policy Area’s built environment, it is important that 

it is viewed in the context of its larger community. New residential and non-residential projects should have 

a mix of complementary land uses and project designs that ensure the long-term sustainability, or 

environmental and economic health, of both the individual development and the broader community. In 

addition, the County seeks to answer the transit needs of the Suburban Policy Area along with its growing 

need for revitalization and redevelopment. 

The County’s vision for the Suburban Policy Area is that the four large communities increase in quality and 

become more distinct places. Policies below address ways to improve livability through (1) protecting and 

enhancing elements of the Green Infrastructure, including open space; (2) ensuring compatible and 

complementary infill development; and (3) revitalizing existing neighborhoods in a way that protects and 
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enhances our existing communities. 

All development and redevelopment, both residential and non-residential, will implement a conservation 

design approach. Conservation design places a priority on preserving both sensitive environmental and man-

made elements of a site. Site development will take place around these elements, incorporating them into the 

design. 

Land Use Pattern and Design Policies 

1. The County’s vision for the Suburban Policy Area is self-sustaining communities that offer a mix of 

residential, commercial, and employment uses; a full complement of public services and facilities; 

amenities that support a high quality of life; and a design that conforms to the County’s Green 

Infrastructure and incorporates Conservation Design. 

2. Suburban Policy Area communities will be developed as efficient, compact, mixed-use and pedestrian-

oriented communities with a range of residential lot sizes, in accordance with the community design 

policies of this Plan, will provide a measurable standard open space (active, passive, and natural) as 

specified in the land use matrix, and will fully integrate the County’s Green Infrastructure. 

3. The County, in collaboration with other govern-mental agencies and the private sector, will ensure 

through a variety of measures that all public spaces in residential and commercial areas are pedestrian 

friendly. These measures may include the construction, improvement, and maintenance of public 

squares, parks, and pedestrian malls, and the attention to street design details such as landscaping, 

lighting, and provision of attractive street furniture. 

4. The County will develophas adopted four three Small Area Plans encompassing the suburban 

cCommunity Plansies and the three Silver Line Metrorail Stations within the County. These plans, which 

may be redefined in the future that will provide for the development of the Suburban Policy Area. The 

four communities are Sterling, Potomac, Dulles, and Ashburn, as shown on the Suburban Community 

Boundaries Map. 

5. All new development proposals in the Suburban Policy Area will be designed using the “conservation 

design” approach as detailed in the Revised General Plan. 

6. The development phasing plan for a mixed-use project will establish a build-out relationship between 

the residential and non-residential components of the project that is consistent with the County’s goals 

for the project area. 

7. Alterations to approved land use projects will conform to the land use and design goals and policies of 

the Revised General Plan. 

8. For properties up to 50 acres outside of Keynote Employment designations, the land use mix attributed 

to the various land uses may not be achievable due to the small size of the parcel. In such cases, an 

applicant for rezoning may vary from the land use mix specified in the Plan by showing that an 

alternative is more appropriate to the specific site. This can be accomplished by providing the County 

with a survey of land uses within a 1,500-foot radius of the site. 

9. Development proposals proceeding through the legislative and site planning process will conform to the 

County’s community design guidelines. The design guidelines will be implemented as a part of 

legislative applications (e.g., rezonings and special exceptions) and incorporated into regulatory 

documents such as the Zoning Ordinance, Facilities Standards Manual (FSM), and Land Subdivision 

and Development Ordinance (LSDO) where applicable. 
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10. To protect and enhance the historic character and cultural importance of the historically significant areas 

in the Suburban Area, the County shall work with the local communities towards the designation of 

County Historic and Cultural Conservation Districts. Other historically significant areas within the 

Suburban Area shall be identified and protected/enhanced. Pedestrian access to and from existing and 

future neighboring residential communities also shall be encouraged for any new development. 

11. The County will discourage strip development of any type and accordingly will develop zoning 

performance standards to discourage this pattern of development. 

12. The County will pursue state enabling legislation for the establishment of a Transfer of Development 

Rights (TDR) Program within suburban communities to assist in the development of open space. 

13. There will be one (1) Transit-Oriented Development (TOD), one (1) Transit-Related Employment Center 

(TREC), one (1) Urban Center in the Suburban Policy Area, and up to three (3) Mixed-Use Office Center 

areas in the Route 28 Corridor. Town Centers may be considered for development west of Route 28 or 

south of Route 606 in the Suburban Policy Area. 

14. Undeveloped or minimally developed parcels shown on the Land Use Map for non-residential uses but 

zoned residential will be remapped to a corresponding non-residential district. Likewise, undeveloped 

or minimally developed parcels shown on the Land Use Map for residential uses, will be remapped to a 

density of 1.0 dwelling units per acre, if not currently zoned at a higher density. (Also see Economic 

Development Policy 15, page 4-10.) 

. 

Open Space Policies 

1. In Residential Areas, a mix of open space will be provided. This mix will include active and passive 

and/or natural open space areas as appropriate to the scale and location of the site. Types of active 

recreation open space include ballfields, tennis or basketball courts, swimming pools, tot lots, golf 

courses, dog parks, and other areas for recreational sports or games. Types of passive open space include 

trails (hiking, biking, walking, or equestrian), picnic, camping, hunting, or fishing areas. Natural open 

space is land left in a mostly undeveloped state including forests, meadows, hedgerows, and wetlands. 

2. Business and Industrial land use areas will provide open space of the following types: open space in its 

“natural” state, such as forests, wetlands, or meadows; trails and trail connections; water features or 

amenities. The placement of certain active recreational facilities such as lighted ballfields in Business 

and Industrial land use areas will be encouraged. Business and Industrial land use areas will provide 

public and civic space of the following types: plazas, public art, entrance features. The required open 

space and public & civic space will conform to the percentages required for each category of suburban 

area development as established in the relevant matrix. 

3. Interior open space will account for at least 75 percent of the required open space in residential areas. 

Thus, neither the required buffer areas nor “leftover spaces” and parking and street landscaping can 

account for more than 25 percent of the open space requirement. 

4. All dwelling units will have an open space area (active, passive, or natural) located within 1,500 feet.  

5. All active recreation open space will be readily accessible to pedestrians and cyclists by sidewalk, path, 

trail, and/or bike lane. 

6. Fifty percent (50%) of the open space requirement may be satisfied by the area of River and Stream 
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Corridor Overlay District (RSCOD). 

7. The entire area of the RSCOD on a given parcel will be protected in accordance with River and Stream 

Corridor Resource policies, regardless of the amount applied to the open space requirement of the land 

use mix. 

8. Residential developments in the Suburban Policy Area must have 30 percent of the land designated as 

open space. Up to 50 percent of the required open space, excluding RSCOD, may be obtained offsite 

within the same suburban community. Offsite open space can include priority open space areas, green-

belts, and components of the green infrastructure. 

9. Areas included on the following list will fulfill the open-space ratio requirement of the land use mix 

defined for residential communities: 

a. Community parks that are at least three acres in size; 

b. Neighborhood parks that are at least 20,000 square feet in size; 

c. Pocket parks, landscaped gardens, and greens that are at least 2,500 square feet in size; 

d. Linear path systems that connect to off-site path systems. Multi-modal path systems will conform 

to American Association of State Highway and Transportation Officials (AASHTO) standards; 

e. Required perimeter buffers (not to comprise more than 25 percent of the open space); 

f. Community gardens at least 2,500 square feet in size; 

g. Tot lots that are a minimum of 5,000 square feet in size; and 

h. The RSCOD that does not comprise more than 50 percent of the required open space in a 

community; 

i. Equestrian trails; 

j. Water features such as ponds and lakes that are wet year-round. Storm water management facilities 

will not be included unless they are developed as year-round amenities. (e.g., with gazebos, picnic 

areas, or walking paths added). 

10. No buffer standard reductions will be permitted without substitution for other open space on an acre-to-

acre basis. 

11. Development will be clustered away from the Beaverdam and Goose Creek reservoirs to help establish 

the primary greenbelt area and to help create a contiguous network of open space as part of the Green 

Infrastructure. 

12. The County will support and encourage private contractual exchanges of density within each of the four 

Suburban Communities to assist with the development of open space. 

13. Density transfer, both by voluntary action and through the Open Space Preservation Program, will be 

promoted within each of the four communities. All To the extent consistent with County Proffer Policies 

and Proffer Guidelines as set forth in Chapters 3 and 11Where consistent with County proffer policies, 

residential rezonings will be considered for voluntary participation in an open space preservation 

program. 

Infill, Redevelopment, and Revitalization Development Policies 

1. The County will evaluate proposed infill development applications during the legislative and/or 

regulatory process based on how the proposed use functions on the site relative to the established 
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development pattern, rather than simply based on the use itself. Evaluation criteria established to 

determine the relationship of surrounding uses with the proposed infill use will include the following: 

a. Size of the infill parcel relative to surrounding parcels, 

b. Residential densities established on adjacent parcels, 

c. Ability of the infill parcel to provide a compatible site design with or without buffering from the 

existing development pattern, 

d. Amount of open space and impervious surface, 

e. Use intensity, 

f. Development pattern and scale, 

g. Road and pedestrian network, and 

h. Impact of noise and light generated on the site. 

2. Redevelopment of existing uses will be based on the availability of adequate public facilities, 

transportation facilities, and infrastructure. The County desires the assemblage of small, adjacent under-

utilized sites to achieve a consistent and compatible development pattern. Established residential 

communities will be protected and enhanced through revitalization plans. 

3. Infill projects that propose substantially different uses from one or more of the adjoining properties will 

provide for an adequate transition through buffering, fencing, and setbacks to mitigate any negative 

impact. 

4. The Zoning Ordinance will promote the development of interim uses on vacant infill properties (i.e., 

which are initially interim but may become permanent such as community gardens, playgrounds, park-

and-ride lots, and farmer’s markets), provided that these uses are compatible with the surrounding 

neighborhood. 

5. The County will ensure that new development projects provide inter-parcel vehicular and pedestrian 

access opportunities to adjacent vacant parcels so that future infill projects may be efficiently connected 

and served. 

6. The County will work actively with residential development applicants to facilitate the integration of 

proposed homeowner’s associations (HOAs) into an adjoining HOA to maintain economies of scale and 

to augment the availability of amenities. 

7. Higher density development as defined in the Revised General Plan will occur in the Suburban Policy 

Area in the Transit-Oriented Development, Urban Center, in the Town Centers, or “community cores”, 

of the communities west of Route 28 or south of Route 606, and the Mixed-Use Office Center areas in 

the Route 28 Corridor. These areas will have the highest densities in the Suburban Policy Area. Town 

Centers should be identified through a community planning process. 

8. The The four Community Plans will identify the needs of each specific community such as where and 

what type of traffic calming is needed, and target specific areas for revitalization and redevelopment. 

9. Redevelopment and revitalization plans will include the recapture of the Green Infrastructure through 

methods such as the PDR program; the strategic purchase of infill sites for parks, athletic fields, and 

open space; and assisting homeowners’ associations to purchase open space. 

10. To provide for the sensitive redevelopment of existing areas to new uses, the County desires that small 

lots and tracts be consolidated into larger parcels that can support a more comprehensive design and 
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servicing approach. 

11. The County will direct public investment and resources and give priority to the redevelopment and 

enhancement of existing infrastructure, capital facilities, and services. The County also will implement 

an incentive program for redevelopment of the above. 

12. The County will provide incentives and resources for the revitalization of established neighborhoods to 

preserve the quality of life in these areas through the provision of community amenities, such as, but not 

limited to, pedestrian/bicycle facilities, traffic calming, street lighting, sidewalks, and improved retail 

and commercial establishments. 

13. The County will direct public investment and resources toward completing and recapturing the Green 

Infrastructure in the developed areas of the four communities and providing alternative transportation 

modes within the four communities. 

14. Loudoun County will exercise the power of eminent domain only for the development of public facilities, 

as defined in the State Code. 

Land Use Categories 

The Suburban Policy Area has four primary land uses: Residential, Business, Industrial, and Retail (see 

Planned Land Use Map). Retail policies are established in the Countywide Retail Policy Plan amendment. 

Within these primary land uses are subcategories. The County’s overall land-development strategy is to 

encourage compact, mixed-use developments that provide people with the opportunity to live, work, recreate, 

and shop in a pedestrian-friendly environment. The exceptions are for Keynote Employment areas and 

General Industrial areas in the County. Because much of the Suburban Policy Area is already developed, this 

Plan envisions that new projects will be modest in scope and therefore will be evaluated based on their 

compatibility with the larger community of which they will be a part. The land use categories and policies 

guiding their development are described below and summarized in the matrix on pg. 6-33. 

A. Residential 

Residential land uses include Residential Neighborhoods and High-Density Residential uses. Town Centers, 

the key commercial component of the four Suburban Communities, also are detailed in this section. Housing 

is the principal function in Residential Neighborhoods, but business and light/flex industrial uses also are 

permitted to provide support services and local employment opportunities to residents. The mix of uses at 

the core of larger Residential Neighborhoods should include retail and personal services, public and civic 

uses, and elements of the Green Infrastructure. Smaller neighborhoods will focus on a public green or park, 

civic buildings such as a church or community center, or a small neighborhood commercial center. 

Residential design features must include efficient and compact site and roadway layout with adequate open 

space (active, passive, and natural), streetscapes that include sidewalks, street trees, pedestrian-scale lighting, 

pedestrian and roadway linkages to other neighborhoods and communities, and the full protection and 

incorporation of the Green Infrastructure. Such neighborhoods will incorporate a mix of housing types and 

lot sizes to provide options for a range of lifestyles and incomes, as well as a mix of land uses to allow 

residents the opportunity to work and shop nearby. 

In larger Residential Communities made up of several neighborhoods, the focus will be a compact Town 

Center comprising residential uses, a commercial component larger than one that would serve a single 

neighborhood, plus public and civic uses, parks and greens. 
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General Residential Policies 

1. The Revised General Plan indicates the preferred location for Residential Areas on the Land Use Map. 

These locations may be modified when Community Plans are developed. 

2. The County may permit residential rezonings at densities up to 4.0 dwelling units per acre in Residential 

Neighborhoods and densities between 8.0 and 24.0 dwelling units per acre in High-Density Residential 

Areas, in accordance with the policies specific to each type of Residential land use. 

3. Residential development will continue to be located outside the adopted and projected Ldn 65+ 

(day/night average noise level) noise zone for Washington Dulles International Airport and the Leesburg 

Executive Airport. Residential development within the Route 28 Highway Improvement Transportation 

District will be limited to three (3) specific locations. These areas include the Old Sterling planning area, 

the Oak Grove area, the Eden Tract and Loudoun Village properties, and areas designated as high density 

residential on the Planned Land Use Map. Areas designated high density residential within the Route 28 

HITD will be compatible with the densities and unit types of surrounding neighborhoods. Specific 

densities for the high density residential areas are as follows: 

 a. Victoria Station-up to 10 dwelling units per acre 

 b. Pearson Reserve-up to 8 dwelling units per acre 

Furthermore, the identification of specific properties precludes the use of other Revised General Plan 

policies, which would permit the consideration of residential development on a case-by-case basis. 

 

1. Residential Neighborhoods 

Residential Neighborhoods are the largest land use component of the Sterling, Potomac, Ashburn, and Dulles 

Communities. The long-term livability of neighborhoods requires a systematic approach to incorporating 

them into the overall design of the larger communities, while retaining their distinct neighborhood identities. 

Residential Neighborhoods should have a variety of housing types and lot sizes, and they are to be developed 

in accordance with design guidelines and performance standards for efficient site layout, a pedestrian-friendly 

scale, adequate open space (active, passive, and natural), and the protection and incorporation of the Green 

Infrastructure. Design guidelines included in the implementation section of this Plan outline key design 

features and opportunities to be addressed in these developments (See Chapter Eleven). 

Residential Neighborhoods Policies 

1. New Residential Neighborhoods will develop at densities up to 4.0 dwelling units per acre, depending 

on the availability of adequate roads, utilities, and the provision of a full complement of public services 

and facilities. 

2. The land use mix (measured as a percentage of the land area) in a Residential Neighborhood generally 

will comply with the following ratios: 
 

Land Use Category* 

Minimum 

Required 

Maximum 

Permitted 

a. Residential 30% 60% 

b. Office & Light 

 Industrial 
0% 20% 

c. Public & Civic 10% No Maximum 

d. Public Parks & 

 Open Space 
30% No Maximum 

* Retail Policy guidance provided in Countywide Retail Plan 
 

3. Residential Neighborhoods will incorporate fully open space at a minimum of 30 percent of the gross 



8 

 

Chapter 6: Suburban Policy Area 

acreage of the property. In both residential areas, no more than 50 percent of the required open space 

may be located in the RSCOD. 

4. Residential Neighborhoods will exhibit the following design characteristics desired by the County: 

a. Compact site layout to reduce trips within the neighborhood, facilitate alternative forms of 

transportation, preserve the Green Infrastructure, and result in reduced transportation and utilities 

infrastructure costs; 

b. Pedestrian-scale streetscape including such features as street trees, sidewalks along all street 

frontage, and street lighting; 

c. A predominantly interconnected street pattern with inter-parcel connections; 

d. A combination of neighborhood parks, squares, and greens located throughout the neighbor-hood 

within 1500 feet of all residences, and a formal civic square or other public space located in 

conjunction with a civic facility, Neighbor-hood Center, or other use, to create a focal point for the 

community; 

e. The location of public and civic uses such as churches and community centers in prominent sites to 

act as landmarks within the neighborhood; 

f. Off-street parking lots located to the rear of civic and business uses to ensure the building is the 

prominent sight from the street; 

g. On-street parking that may be credited toward meeting residential parking requirements; and 

h. A variety of lot sizes. 

 

2. High-Density Residential Uses 

High-Density Residential uses accommodate a scale of human activity that is needed to develop viable, 

mixed-use communities and to implement key County objectives including the development of mass transit, 

provision of affordable housing, preservation of open space, and efficient use of public facilities and services. 

High-Density Residential uses will develop only in a limited number of locations that include designated 

areas along the Dulles Greenway, within the County’s Urban Center, in Town Centers, and as a component 

of mixed-use Business land use areas. Densities will be highest in the Dulles Greenway corridor, where transit 

is anticipated. Development within Transit-Oriented Developments (TODs) along the Dulles Greenway is 

governed by the policies in the TOD section of this Plan. The Dulles Greenway corridor is defined as 1.5 

miles on either side of the Dulles Greenway. 

High-Density Residential Use Policies 

1. High-Density Residential uses will include residential densities between 8.0 and 24.0 dwelling units per 

acre in mixed-use areas of the Dulles Greenway corridor, in the Urban Center, and densities between 8.0 

and 16.0 units per acre in other mixed-use Business developments based upon the availability of utilities, 

transportation facilities, public facilities, participation in open-space preservation efforts, and 

conformance to the community design and growth management policies of this Plan. 

2. Properties proposed for a rezoning to High-Density Residential uses may be located only in the following 

areas: 

a. Areas designated as High-Density Residential uses on the Land Use Map. 

b. In conjunction with an Urban Center or Town Center in accordance with policies applicable to each 

center; 
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c. As part of a Regional Office or Light Industrial use in accordance with policies applicable to each 

use; and 

d. In other areas specifically identified in the Revised General Plan, Small Area Plans, or Community 

Plans. 

3. The land use mix (measured as a percentage of the project land area) in a High-Density Residential area 

generally will comply with the following ratios: 
 

Land Use Category* 

Minimum 

Required 

Maximum 

Permitted 

a. High Density Residential 40% 60% 

b. Office, Light Industrial 0% 20% 

c. Public & Civic 10% 
No 

Maximum 

d. Public Parks & Open 

 Space 
30% 

No 

Maximum 

* Retail Policy guidance provided in Countywide Retail Plan 
 

4. High-Density Residential policies will be updated by Small Area and Community Plan policies. 

3. Town Centers 

The Plan anticipates that communities west of Route 28 or south of Route 606 may have one or more Town 

Centers that serve as the “downtown” or community core of the communities. Town Centers must be compact 

and designed to accommodate pedestrian and vehicular traffic with a full complement of services and 

amenities. Even though the potential exists to develop the Town Center and associated neighborhoods in 

phases, an overall concept plan should be developed so the interrelationship of its parts (residential, 

commercial, office, civic, public open space, and transportation network) can be evaluated. A key element 

of the Town Center’s design is its emphasis on pedestrian movement versus automobile movement, through 

the use of a grid street pattern and pedestrian-scale shops. Town Center development also should include a 

provision for transit facilities or stops. 

Town Center Policies 

1. A Town Center functions as the “downtown” of the local community with a mix of residential and 

business uses in a compact setting. The communities west of Route 28 or south of Route 606 may have 

Town Centers. The locations of Town Centers should be determined through a community planning 

process or established during the consideration of a land development proposal that includes a 

community outreach and input process. 

2. The Town Center will provide for a mix of land uses including dwellings, commercial and office uses, 

personal and household service establishments, institutional uses, public facilities, parks, playgrounds 

and other similar uses meeting the needs of the adjoining neighborhoods. 

3. The Town Center will range in size between 30 and 60 acres. 

4. The land use mix (measured as a percentage of the land area) in a Town Center generally will comply 

with the following ratios: 
 

Land Use Category* 

Minimum 

Required 

Maximum 

Permitted 

a. High Density Residential 25% 40% 

b. Commercial Retail & 

 Services* 
20% 45% 

c. Regional Office 10% 25% 

d. Overall Business Uses 30% 50% 



10 

 

Chapter 6: Suburban Policy Area 

 (b & c combined) 

e. Public & Civic 10% No Maximum 

f. Public Parks & Open 

 Space 
10% No Maximum 

* Retail Policy guidance provided in Countywide Retail Plan 
 

5. Housing densities from 8.0 to 16.0 dwelling units per acre will be permitted in a Town Center, contingent 

upon the availability of utilities, roads, and public facilities and in conformance with the community 

design and growth management policies of this Plan. The Residential component will be subject to the 

design guidelines outlined in the Residential policies. 

6. Business floor-area ratios will be sufficient to permit maximum use of small lots and the development 

of structures that support ground-floor shops and upper-level residential and office uses. 

7. An overall concept development plan will be required in sufficient detail to allow evaluation of the inter-

relationship of the Town Center’s parts (residential, commercial, office, civic, public open space, road 

network design, and other components). 

8. Approval of a request to rezone property to permit a Town Center will be contingent on the provision of 

a full complement of public facilities and services, the adequacy of roads and utilities, limited impact on 

existing neighborhoods, and compliance of the proposal with the community-design policies and 

guidelines of this Plan. 

B. Business 

Business land use policies address the location and character of large-scale office and light-industrial uses in 

the Suburban Policy Area. The County encourages a mix of uses in most of its office and light-industrial 

business developments. In addition to offices, Business land uses generally may feature housing and/or 

commercial/retail uses, and all of the uses have a component of public/civic uses and parks and open space. 

A mix of uses creates an environment where individuals not only can work, but where they can live and have 

convenient access to services, shops, and recreation. Policies guiding retail development are found in the 

Countywide Retail Policy Plan Amendment. Policies in Chapter Eleven of this Plan guide the design of these 

developments. 

Business land uses include Urban Centers, Keynote Employment Centers, Regional Offices, Light Industrial 

uses, and Transit Nodes. Generally, such regional uses should be near the Washington Dulles International 

Airport, the Route 28 Highway Transportation Improvement District, the Dulles Greenway Corridor, and the 

Route 7 Corridor. This section also addresses parking policies relating to Business land uses. 

General Business Land Use Policies 

1. Business land uses will be located in accordance with the Land Use Map and the goals and policies of 

this Plan. 

2. Office and Light-Industrial uses requiring markets outside the immediate neighborhood should locate in 

compact nodes at intersections of major collector and arterial roads in locations designated on the Land 

Use Map. 

3. In evaluating Business land use proposals, the following will be considered: 

a. The market area and population threshold (which should be large enough for the  proposed business 

use to financially support itself  and not depend upon that portion of the  population that  is already 

served by existing and proposed competing projects); 
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b. Steps taken to mitigate the impact of parking, signs, and other associated activities on the 

surrounding community; 

c. The available capacity of utilities and roads; 

d. The potential fiscal and environmental impacts of the proposal; 

e. The relationship of the proposed use to the land use and community design policies of the Plan; and 

f. Other matters that may determine how the proposal relates to County policy. 

4. All Business land use developments will be located in planned-development zoning districts to ensure 

the design and compatibility of new development with adjacent land uses and allows flexibility in site 

design. 

5. Business land uses will possess adequate on-site parking, storage, and loading areas as well as landscape 

screening of these functions from surrounding neighborhoods. Designers should seek to reduce the 

potential impact of building size, exterior cladding of the building, signs and other features of an 

employment use that may create negative visual impacts on the surrounding community. Pedestrian and 

vehicular circulation systems in and around the business uses will form a safe and convenient network. 

Outdoor lighting will be designed for effective nighttime use of the facility and to reduce off-site glare 

to a minimum. 

6. Access to Business land use areas will provide safe and efficient movement of traffic into the centers, 

without impeding traffic movements also on the adjacent roadways. Generally, entrances to and exits 

from the centers will be made from the minor arterials serving the center to cause the least disruption to 

traffic on the major arterials. 

7. The County’s CLI commercial zoning district allows for a wide variety of commercial uses, which 

generate high traffic volumes and which do not promote the coordinated and efficient land use or traffic 

pattern envisioned by the County for the U.S. 50 Corridor. Therefore, the County will consider 

alternative methods for addressing the conformance issue, such as modification of the by-right and 

special exception uses provided in the district to those more appropriate to achieve the objectives of the 

Plan. 

8. Business land use policies will be updated by Small AreaCommunity Plan and Community Plan policies. 

8a. The County may choose to apply the Business Land Use, Office and Light Industrial Land Use mix 

ratios on a sub-area wide basis for the sub-area depicted on the CPAM 2004-0008 map (dated August 

31, 2004) when such applications further the business and land use goals of the Revised General Plan. 

(1) Development proposals requesting a sub-area based application of the land use mix should include 

the following: (i) a sub-area concept plan that demonstrates how the Plan’s land use mix goals for 

either a Regional Office or Light Industrial community are achieved, and (ii) an inventory of existing 

land uses to be considered as part of the land use mix calculations. An individual project that would 

consume all of a single land use from the land use matrix is discouraged. 

(2) Development proposals requesting a sub-area based application of the land use mix should 

demonstrate compatibility with the Planned Land Use community type (Regional Office or Light 

Industrial) that exists or has already been proposed. 
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Chapter 6: Suburban Policy Area 

Arcola Area/Route 50 Corridor Plan 

Introduction 

Residential Development Policies 

1. The County may permit residential rezoning at densities up to 4.0 dwelling units per acre in the Village 

of Arcola and Village Perimeter Transition Area depending upon the availability of utilities, 

transportation infrastructure, public facilities, participation in open-space preservation efforts, and 

compatibility with surrounding uses. All residential proposals will offer convenient and safe access to 

surrounding recreation, retail and employment uses. 

2. Residential development above first floor retail or employment uses is strongly encouraged in the Village 

of Arcola and Village Perimeter Transition Area and shall not be calculated towards the planned 

residential density of a project. 

3. The County supports residential uses at a maximum of three stories in height. 

Unmet Housing Needs 

1. The County encourages a variety of housing types and innovative designs to be developed in mixed-use 

communities to assist fulfilling unmet housing needs. 

2. The County will identify options for unmet housing needs not covered by the ADU zoning ordinance 

and work toward an implementation plan. 

3. To the extent consistent with County Proffer Policies and Proffer Guidelines as set forth in Chapters 3 

and 11Where consistent with County proffer policies, dDevelopers of residential and mixed-use projects 

are encouraged to include proffers to fulfill unmet housing needs in their development proposals. 

4. The County will explore options for the creation of programs, tools and incentives both publicly and 

privately developed that will fulfill unmet housing needs. 

5. The County will examine the authority to establish and use the benefits of Housing Trust Funds to help 

fulfill unmet housing needs. 

6. The County will encourage public and private initiatives to provide increased housing opportunities for 

residents and the local workforce. Both programmatic and design approaches will be encouraged in all 

projects to fulfill unmet housing needs. 

7.  Unmet housing policies will apply until such times as the Board adopts additional housing policy. 
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Chapter 9 

The Towns 
 

 

The seven incorporated Towns in Loudoun County offer a window to the County’s past and are a key component 

of its unique character today. Most were incorporated more than a century ago. The Towns became agricultural 

business centers, providing markets for farm products and the necessary goods and services for rural residents. The 

origins of several towns are also in tourism as many city dwellers traveled on the train to stay in lovely boarding 

houses and inns for summer vacations. Over the years, the Towns have developed as the population centers as well 

as the location for employment and public facilities. 

Today, the Towns, while still influenced by their agricultural tradition, play a more varied role that includes retail 

and service-based businesses, home-based businesses, educational opportunities, and telecommuting as well as 

serving as bedroom communities for many who commute to jobs in the region. Yet, they have largely managed to 

retain their charm and distinct sense of community. 

Leesburg serves as the County seat and is the largest of the Towns. Hamilton, Purcellville, and Round Hill are 

located in close proximity along the western Route 7 corridor. Middleburg is the southernmost Town and is located 

astride Route 50. Lovettsville is located in the northern portion of the County along Route 287 and Hillsboro, the 

smallest incorporated Town in the County, is located in the northwest section of the County on Route 9. (Map of 

Towns) 

Town leaders have stated common goals of preserving the built and social heritage of the Towns. While growth in 

and around the Towns presents a challenge to preserve the historic and social fabric, Town leaders are determined 

to enhance and plan for increasingly autonomous and sustainable communities.  

The County values the character of each of the seven incorporated Towns and will be proactive in working with 

the Towns to assure a vibrant future for them. The County recognizes that the health of each Town contributes to 

the County’s overall strength and attractiveness as a place to live. To that end, the County is committed to a new 

era of partnership with the Towns. The County will provide resources to assist the Towns with facilities planning, 

economic development, and land use planning and supports an open and thorough process of working with the 

Towns. 

The following sections address general growth management, land use, transportation, public utility, and public 

facility strategies and policies. These sections are followed by specific discussion and policies for each Town. 

Growth Management 

The strategy of the Plan is to encourage compatible development within the Towns and the adjoining areas. The 

1991 General Plan established Urban Growth Areas (UGAs) for the Towns of Leesburg, Hamilton, Purcellville, 

Round Hill, and Lovettsville. The UGAs would provide an expansion area around the Towns that would 

concentrate development in order to maintain viable communities, limit development sprawl, and ensure that public 

facilities adequately and efficiently serve the Towns and surrounding areas. The UGA boundaries set the limits of 

municipal water and sewer extension that the Towns control and mark the edge of future town limits.  

Since the adoption of the 1991 General Plan, residential growth has boomed in the areas around the Towns. The 
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towns have reassessed their ability to serve the areas in the UGAs with public water and sewer and some Towns 

have decided to reduce the UGAs. The following revisions to these boundaries are made through this revised Plan: 

• Eliminate the Lovettsville UGA and concentrate development within the Town’s boundaries. 

• Reduce portions of the Hamilton and Round Hill UGAs. 

• Reduce the Leesburg UGA in the north and southwest.  

• Middleburg and Hillsboro have matured to their ultimate corporate limits and will not expand beyond the 

existing corporate limits. 

Along with the reassessment of boundaries, the County recognizes that the term “Urban Growth Area” no longer 

reflects the intent of either the County or the Towns. Therefore, “Urban Growth Area” has been changed to “Joint 

Land Management Area” (JLMA). The boundary of the JLMA, with an exception for the Town of Purcellville as 

set forth in Chapter 9 Public Utilities Policies, sets the limits of municipal water and sewer extension and in that 

respect, it continues to serve as an urban growth boundary. It defines a significant change in land use between the 

areas within the JLMA and that which is outside of the boundary. 

In the Joint Land Management Areas, there is the potential for 11,498 additional housing units, including 3,316 

units in the pipeline. It is anticipated that by the end of the twenty-year planning period, 9,227 housing units will 

have been absorbed, and a total of 11,562 housing units will exist. At that time, the JLMAs are projected to have 

a population of 31,171 persons, an increase of 512 percent over the year 2000 population estimate1. 

In the incorporated Towns, there is the potential for 6,816 additional housing units, including 3,385 units in the 

pipeline. It is anticipated that by the end of the twenty-year planning period, 5,011 housing units will have been 

absorbed, and a total of 18,154 housing units will exist. At that time, the incorporated Towns are projected to have 

a total population of 46,544 persons, an increase of 35 percent over the year 2000 population estimate2. 

The County will continue to work closely with each Town on development proposals within the JLMAs in order 

to promote a logical, cohesive extension of the existing Town fabric. While the Towns are responsible for the 

planning and zoning within their boundaries, the County and the towns have agreed to joint responsibility for 

planning of the JLMA and the County’s Zoning Ordinance applies to these areas. While this Plan calls for a 

remapping of the planned land uses in the County, current zoning densities will continue to apply in the JLMAs. 

Area plans have been adopted for Leesburg, Round Hill, and Hamilton. The jointly adopted Purcellville Urban 

Growth Area Management Plan (PUGAMP) has been superseded pursuant to CPAM 2012-0002. The area plans 

provide more specific guidance for land use in those JLMAs. Area plans will continue to be an important planning 

tool for the County and the Towns. Updating these plans and keeping them current will be a priority for the County. 

Annexation guidelines are key implementation tools. Annexation is a logical extension of the increased role played 

by Towns in the provision of public facilities, services, utilities and commercial products and services. Annexation 

will allow system providers a larger role in managing the services and facilities in each Town. Potentially 

annexation could result in the enhancement of the towns’ tax revenues. Leesburg has an annexation agreement 

with the County. All Towns can work with the County on possible annexations. (See Chapter Eleven for annexation 

                                                 
1With CPAM 2012-0002 Purcellville retains its JLMA, however, further central utility extension is not anticipated 

except for extensions to serve Autumn Hill, ZMAP 1990-0019.   
 

2The projected housing units and population is inclusive of higher residential densities within the Purcellville 

JLMA that were originally envisioned by PUGAMP. 
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guidelines) 

Growth Management Policies 

1. The Revised General Plan identifies Joint Land Management Areas around some of the Towns in the County 

to accommodate growth emanating from them and that will establish distinct boundaries between the Towns 

and the adjacent policy area. The County will work with Town Officials to improve coordination on land use, 

annexation and other matters affecting the Joint Land Management Areas.  

2. New non-government development is encouraged to locate within the corporate limits of the Towns before 

moving into contiguous designated Town Joint Land Management Areas (JLMAs) to facilitate the compact 

and efficient use of resources. 

3. Planning and policy documents in the JLMAs will be adopted by the County through cooperative planning 

efforts with the Towns, and decisions on land use applications concerning land in the JLMAs will be made by 

the County in consultation and collaboration with the Towns. 

4. The County will coordinate with the Towns on rezonings and subdivision development within the areas 

surrounding the Towns and in designated JLMAs regarding the provision of utilities, public facilities, and 

compliance with community design, growth management, and other goals and policies stated in the Revised 

General Plan and applicable area plans. 

5. The Board of Supervisors will establish joint Town and County committees to oversee planning efforts in the 

JLMAs, assign staff as required to provide technical support, and encourage a public process to invite the 

participation of Town and County residents. 

6. The Revised General Plan seeks the creation of a “greenbelt”, depending on topography and physical features, 

around the Towns and/or their JLMAs to assist in maintaining the distinct character of each Town. 

Development will be limited to that permitted by the underlying zoning and will observe all Green 

Infrastructure policies.  

7. The County will seek the implementation of a greenbelt through dedication of open-space easements, purchase 

of development rights, large-lot subdivisions, clustering, open space or cash-equivalent proffers, transfer of 

development potential, and other means. 

8. As water and sewer are extended into a Town JLMA, annexation of the area by the Town will be encouraged 

by the County. 

9. The County will coordinate closely with the Towns on residential subdivisions proposed outside the Town 

limits. 

10. The County will coordinate with the Towns on development issues in order to promote fiscally balanced 

growth that will not unduly strain County or Town resources, including County and Town budgets, the natural 

environment, public facilities and utilities. 

Leesburg 

Since the mid-1700s, Leesburg has been the social, judicial, business and political hub of Loudoun County. The 

Town was founded in 1758 and, as the County seat, is a key part of the County’s heritage. Preservation of the 

Town’s heritage is a priority in Leesburg, and much of the core area of the Town is on the National Register and  

has been designated as a historic district. Leesburg has been and will continue to be attractive as an employment 
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center, and it is a major retail and service center for Loudoun County. The County government should maintain its 

presence in Leesburg to contribute towards the ongoing economic stability and to honor the historic and cultural 

role of the Town. 

In 1984, the Town entered into an annexation agreement with the County, and 4,805 acres were added to the Town. 

The Town is approximately eleven square miles. Since then, the Town has completed water and sewer plants that 

are expected to continue to meet the projected service demands of Leesburg and the JLMA. (Refer to Leesburg 

and JLMA Map)  The estimated population of the Town is about 30,000, making it the largest town in the County. 

The Town of Leesburg sits on the divide between eastern and western Loudoun. It is a pass-through point for 

western residents who commute to jobs to the east and has become a significant crossroads for commuters from 

the northern part of the County and for Maryland residents. With the construction of the Dulles Greenway, 

Leesburg is at the terminus of a major east-west thoroughfare through Northern Virginia. The Leesburg Executive 

Airport is also an increasingly important transportation facility in the region serving private and corporate aircraft. 

Leesburg has always been a destination point for tourists and a business center as the seat of County government. 

Most recently, however, economic development associated with good road connections to the east, utility capacity 

and a growing residential population has elevated Leesburg’s position as an activity center and strengthened 

Leesburg’s interest in attracting emerging technology industries within the corporate limits and the JLMA. 

The combined effects of increased commuter travel and destination-oriented economic development activity are 

creating traffic congestion within and just outside of the Town. Town officials are considering initiatives to 

improve public transit and to develop more pedestrian and biking connections between residential subdivisions. 

The County will study development of Crosstrail Boulevard between Route 621 and Route 7 as a component of 

the Town’s future transportation network. In terms of land use planning, the Town continues to support the Joint 

Land Management Area as a growth area. 

The County will continue to work cooperatively with Leesburg to resolve issues of concern to both the County and 

the Town. The Town of Leesburg/County of Loudoun Joint Review Committee will continue to facilitate the 

review of issues concerning both jurisdictions. Issues relating to land development, comprehensive planning, and 

transportation planning will also be addressed through established planning procedures between the Town and the 

County. 

Leesburg Joint Land Management Area Policies 

1. The Town of Leesburg will continue to be the principal location of County Government offices and to serve 

as the County seat. 

2. Development within the Joint Land Management Area will comply with the Leesburg Area Management Plan, 

the Toll Road Plan, the Annexation Area Development Policies as may be amended, and the Leesburg Town 

Plan.  

3. Power generation plants are not compatible with existing residential areas within or near the Town JLMA, and 

therefore, are not allowed in the Leesburg JLMA. 

4. The Revised General Plan designates a greenbelt around the Town and within the JLMA consisting of the 

following areas: 

a. Land within the 100-year floodplain of the Sycolin and Goose creeks, provided that the County’s River 

and Stream Corridor Overlay District (RSCOD) policies also apply; 

b. To the west and north of the Town, where the corporate limits represent the JLMA, the greenbelt extends 

into the Rural Policy Area for 2,600 feet; and; 
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c. Adjacent to the JLMA along Route 15, north of Leesburg, the greenbelt extends 2,600 feet into the Rural 

Policy Area. 

5. Development to the west of Route 621 will preserve and enhance the rural character of the viewsheds along 

Route 15 and be compatible with the Town’s Historic Corridor Overlay District.  

6. The Town and County will work cooperatively to create a conservation area along the Potomac River in the 

northeast section of the JLMA as a component of the Green Infrastructure. 

7. The County will return the northern triangle and the southwestern section of the JLMA (the area west of the 

Toll Road and south of the Town Boundary) to the Rural Policy Area, with the exception of the small area on 

the west side of the Town located behind the Woodlea subdivision. 

8. The southeastern portion of the JLMA will be remapped to zoning classifications that are compatible with the 

Land Use Map and that are compatible with the Leesburg Executive Airport. 

9. The County will coordinate with the Town of Leesburg and VDOT on the feasibility of planning and building 

Edwards Ferry Road as a two-lane facility with a bike path. The County will work with the Town and VDOT 

to designate the road as a scenic by-way. 

10. The County supports the future study of extending the Dulles Corridor Bus Rapid Transit (BRT)/Rail project 

to Leesburg. 

11. The County will, in coordination with the Town of Leesburg, study the proposed design and function of 

Crosstrail Boulevard from Route 621 to Route 7. 

12. The County encourages a variety of housing types and innovative designs to be developed in mixed-use 

communities to assist fulfilling unmet housing needs. 

13. The County will identify options for unmet housing needs in the Leesburg area not covered by the ADU zoning 

ordinance and work toward an implementation plan. 

14. Where consistent with County proffer policies To the extent consistent with County Proffer Policies and 

Proffer Guidelines as set forth in Chapters 3 and 11, Ddevelopers of residential and mixed-use projects are 

encouraged to include proffers to fulfill unmet housing needs in their development proposals. 

15. The County will explore options for the creation of programs, tools, and incentives both publicly and privately 

developed that will fulfill unmet housing needs. 

16. The County will examine the authority to establish and use the benefits of Housing Trust Funds to help fulfill 

unmet housing needs. 

17. The County will encourage public and private initiatives to provide increased housing opportunities for 

residents and the local workforce. Both programmatic and design approaches will be encouraged in all projects 

to fulfill unmet housing needs. 
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Chapter 11 

Implementation 

Proffer Guidelines 

(Refer to Proffer Policies, Chapter Three, pg. 3-5.) 

The Board may accept reasonable proffered conditions as a part of an amendment to the zoning map 

provided they comply with the applicable provisions of the Code of Virginia, Sections 15.2-2303, or 

15.2-2297, and 15.2-2303.4 as described in Chapter 3Three.  The following guidelines shall apply to 

zoning amendment applications for land areas and applications exempt from the provisions of 15.2-

2303.4, which and includes all applications for non-residential uses and all applications for land areas 

within the boundaries of the Small Area Plans referenced in Chapter 6, and Service Districts that 

encompass Silver Line Metrorail stations, where the Board may accept a broader range of reasonable 

proffers.  For all zoning amendment applications that are subject to Section 15.2-2303.4, applies,the 

Board will accept only proffers that are consistent with the provisions of Section 15.2-2297 and are not 

deemed unreasonable under Section 15.2-2303.4.  In no case will the County request, suggest, require, 

or accept proffers that are deemed unreasonable under applicable Code of Virginia provisions. 

A. Capital Facilities 

1. To assist the County in an equitable and uniform evaluation of developer proffers and other proposals 

for densities above the specified base density for each planning policy area, which otherwise 

conform with the policies of this plan, the County anticipates developer assistance valued at 100 

percent of capital facility costs per dwelling unit. 

2. Estimated capital facilities costs per unit by unit type will be calculated by a Capital Facility Intensity 

Factor (CIF) based on the adopted service plans and levels for each type of development. The CIF 

will be calculated using the following formula: 

CIF = (Household Size x Facility Cost Per Capita) + (Students Per Household x School Cost per 

Student) 

The Board of Supervisors will review the CIF on a biennial basis. If revisions are proposed, the 

revisions will be subjected to Board Public Hearing. 

3. The following definition of “Capital Facility Proffer” will be used for the purpose of evaluating 

proffers: 

A contribution consistent with county policies and service needs, in cash or in kind (land or 

improvement), that benefits county residents at large, which is agreed to as a condition of a rezoning. 

To be considered a proffer based on this definition, the following criteria need to be met: Tthe facility 

proffered is dedicated to the County or to a local, state, federal or regional authority or otherwise 

satisfies a need identified in the County’s Service Plan(s) and Levels, Capital Needs Assessment 

(CNA), and/or Capital Improvement Program (CIP). Facilities that are not dedicated for the 

exclusive use of a subdivision or group of subdivisions may be partially credited toward capital 

facility proffers. The partial credit is dependent on the Board of Supervisor’s adopted service levels 

and plans, CNA and CIP, at the date of the official acceptance or at the date or reactivation of an 

inactive application. The measure of credit will be determined on a case-by-case basis and may not 

exceed what the County would expect to supply given the BOS adopted service plans and level-of-

service standards for the population served at the date of official acceptance of the application or at 

the date of reactivation of an inactive application. 
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b. The contribution has a quantifiable value. 

c. The value of land contributed for public use or use as a public facility site is recognized as a 

capital facility proffer. Land for County facilities should be conveyed to the County or its 

designee. The value of land to be retained by an owners’ association or land developer is not 

recognized as a capital facility proffer. 

d. The contribution would not be required under existing statutes or ordinances. 

e. The proffer is irrevocable. 

f. Transportation and road improvement proffers will not be included. 

4. Base density thresholds are to be specified by planning policy areas as follows: 

a. Rural Policy Area: The Rural Policy Area policies contained in Chapter Seven and related 

policies elsewhere in the plan address the County’s rural strategy. Both the planned density for 

the Rural Policy Area and the resulting zoning pattern do not portend future zoning map 

amendments. In the event that planned densities are to be equivalent to potential density in the 

rural zoning district(s), a specified base density figure is not necessary. However, the County 

anticipates that residential zoning map amendment applications within existing villages and 

other similar applications in the rural policy area will include capital facility contributions. 

b. Transition Policy Area: The Transition Policy Area policies contained in Chapter Eight and 

related policies elsewhere in the Plan address the County’s vision for a separate and distinct 

planning area between the Rural and Suburban Policy Areas. For subareas of the Transition 

Policy Area that are planned for higher densities than those permitted by zoning district 

regulations applicable to property in the subarea, zoning map amendments may be pursued and 

capital facilities proffers will be anticipated. Such contributions will be evaluated in accordance 

with a base density equivalent to that contained in the existing zoning district regulations 

applicable to the property, and in effect at the time of application for a change in zoning. 

c. Suburban Policy Area: The Suburban Policy Area policies contained in Chapter Six and related 

policies elsewhere in the Plan address the County’s vision for unique communities with stringent 

design guidelines and performance standards. For zoning applications within the Suburban 

Planning Area that propose increases in residential densities, capital facilities proffers will be 

anticipated. Such contributions will be evaluated in accordance with a specified base density of 

1.0 dwelling unit per acre or a base density equivalent to the density requirements contained in 

the existing zoning district regulations applicable to the property and in effect at the time of 

application for a change in zoning, whichever represents the lower base density. 

d. Joint Land Management Areas: The Joint Land Management Area policies contained in Chapter 

Nine and related policies elsewhere in the plan address the mutual vision of the County and the 

Towns with respect to the delineation of joint land management areas proximate to the Town’s 

corporate limits. For zoning applications within designated management areas that propose 

increases in residential densities, capital facilities proffers will be anticipated. Such contributions 

will be evaluated in accordance with a specified base density of 1.0 dwelling unit per acre or a 

base density equivalent to the density requirements contained in the existing zoning district 

regulations applicable to the property and in effect at the time of application for a change in 

zoning, whichever represents the lower base density. 

5. A developer proffering a land site as a part of an active re-zoning application shall contact Loudoun 

County for a list of appraisal firms approved by the County to determine the market value of land at 

its planned land use designation in the Revised General Plan. The developer shall contact one of the 

approved appraisal firms and request an appraisal. The cost of the appraisal will be paid for by the 
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developer. 

B. Open Space 

In this Plan, the County has outlined a number of methods for acquiring open space. In the past, the 

Open Space Preservation Program was linked to increases in density. In the Revised General Plan, 

sufficient open space is recognized as a key component to all development regardless of density. 

However, where consistent with the applicable provisions of the Virginia Code Section 15.2-2303, the 

Open Space Preservation Program remains in place for the highest suburban density levels – from 3.5 

dwelling units per acre to 4.0 dwelling units per acre. The County’s program for obtaining open space 

comprises a “toolbox” approach with a number of mechanisms to ensure the adequate provision of 

active, passive, and natural open space in the County. 

1. Open space within a development will be obtained through conservation design and clustering as 

detailed in this Plan and subsequent regulations. Conservation design provides for the on-site transfer 

of density away from environmentally sensitive or culturally significant areas (i.e., components of 

the green infrastructure including RSCOD). 

2. Participation in the Open Space Banking Program permits up to 50 percent of required open space 

on an individual site to be provided off-site. 

3. To achieve higher densities in residential communities, the Board of Supervisors anticipates 

evidence of participation in the Open Space Preservation Program according to the following 

guidelines: 

a. Residential Neighborhoods: Densities ranging from 1.0 dwelling units per acre for the Suburban 

Policy Area up to 4.0 dwelling units per acre may be considered by the County in accordance 

with the capital facilities guidelines of this Plan and may be considered by the County for 

voluntary participation in the Open Space Preservation Program. Residential densities above 3.5 

and up to and including 4.0 dwellings per acre may be considered by the County in return for 

voluntary participation in the open space preservation program according to the guidelines 

presented below and the Density Transfer Guidelines. 

b. To achieve higher densities in High-Density Residential areas, the Board of Supervisors 

anticipates evidence of participation in the Open Space Preservation Program. Five percent of 

all residential units associated with densities above 4.0 dwellings per acre should result from the 

acquisition of an equivalent number of open space easements according to the guidelines 

presented below and the Density Transfer Guidelines. Offsite open space can include priority 

open space areas, greenbelts, and components of the green infrastructure. A land contribution on 

an acre-by-acre basis is desired. If the land offered does not suit the County in terms of quality 

or location, the County may consider cash in lieu of the land for the purchase of open space. The 

County will pursue the purchase of open space to provide additional active recreation, to create 

key trail connections, and to protect environmentally sensitive areas. The County will create a 

database of infill or other sites targeted for possible purchase. A per unit cash donation may be 

made to the County for the purchase of open space, according to policies of this Plan. Cash 

donations for open space will be spent in the density transfer area from which the proffer 

contribution is obtained. 

4. Although the County does not have the authority from the state to conduct a formal Transfer of 

Development Rights program, the County will seek enabling legislation to do so. Until a formal 

program is in place, the County will guide development to desired areas through conservation design 

and the purchase of open space easements. The purchase of easements for additional density has 

been referred to as voluntary transfer of density, and not to be mistaken with a formal TDR program. 
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5. The County’s Purchase of Development Rights (PDR) program compensates property owners who 

voluntarily agree to sell the right to develop their land. The PDR program protects agricultural, 

natural, historic, and scenic resources and seeks to retain open space in the Suburban Policy Area. 

6. Where consistent with the applicable provisions of the Code of Virginia Code, Section 15.2-2303, 

cCash contributions may be provided for the enhancement and/or improvement of historic features 

within the policy area to fulfill the open space guidelines if the County agrees to or requests the 

exchange. 
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Funding 
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VIII. Proffers 
Proffers are voluntary commitments made by a land-owner at the time that an application for a zoning map 

amendment is approved, and the County will not suggest, request, require or accept any proffered commitments 

unless and to the extent such proffers are consistent with County Proffer Policies and Proffer Guidelines as set forth 

in Chapters 3 and 11 of the Revised General Plan. Proffers are enforceable agreements that run with the land and are 

intended to offset the impacts of a proposed development. Proffers are reviewed for implementation during the site 

plan and subdivision processes that come after a rezoning process. Proffers, in the form of physical improvements or 

cash contributions, assist in improving the public infrastructure needed to serve new residents and users of new 

developments. 

 

Ensuring that the impacts of a project on both the regional and local transportation system are addressed is of 

primary importance to the County. Preferably, the County seeks physical transportation improvements in accordance 

with all applicable policies of the Revised General Plan. However, to the extent consistent with Proffer Policies and 

Proffer Guidelines, the County will consider cash contributions when construction is not practicable. In order to 

address the potential that a proffered improvement may be constructed by others, a “cash-in-lieu” clause can be 

considered. The development community and the County maintain the flexibility to coordinate the timing and 

location of improvements between projects in response to changing needs and opportunities. Generally, the County 

will seek to have proffered improvements “up-front” or phased to address the impacts of the project prior to the 

resulting traffic coming on-line. 

 

Dependence on proffers as a key instrument for the financing of transportation improvements can be problematic. 

When proffers for different components of a local system (for example, different segments of the same road) are 

offered by different developers, there can be no assurance that all of the segments will be built in a timely way so 

that the system will be fully functional when it is needed. To address these concerns, the County promotes 

coordination of improvements amongst developers through public/private road clubs, etc. 

 

Proffer Policies – The following policies are subject to the overriding County Proffer Policies and Proffer 

Guidelines as set forth in Chapters 3 and 11 of the Revised General Plan. In its consideration and acceptance of all 

proffers, the County will apply the standards of Virginia Code Sections 15.2-2297, 15.2-2303, and 15.2-2303.4, as 

applicable, to evaluate the reasonableness of proffered conditions, and for those applications subject to Section 15.2-

2303.4, the County shall accept only those proffers permitted or deemed reasonable under Virginia Code Section 

15.2-2297 and not deemed unreasonable under Section 15.2-2303.4. 
  
1. The County will actively seek transportation fund proffers, including those for roads, transit (including transit 

capital and route start-up costs), and bicycle and pedestrian facilities from residential and nonresidential rezonings. 

 

2. The County prefers proffers that provide physical transportation improvements, as warranted, in accordance with 

all applicable policies of the Revised General Plan. However, the County will consider cash contributions when 

construction is not practicable. A case-by-case analysis of the needs for road improvement construction and/or 

regional road contributions must be made for each project. The construction of full frontage improvements to 

existing roads and construction of planned new roads will be coordinated with each development project. 



 

3. Private participation in the funding and/or development of the transportation system may include, but need not be 

limited to: 

a. Access improvements beyond those required by the County Land Subdivision and Development 

Ordinance (LSDO); 

b. Frontage improvements beyond those required by the LSDO; 

c. Appropriate right-of-way for on-site roads not required by the LSDO; 

d. Appropriate cross-section of a roadway to accommodate traffic beyond that generated by the project; 

e. Regional improvements (on and off-site) and/or contribution to a regional road improvement trust fund, 

if needed; 

f. Warrant studies and traffic signalization at intersections; 

g. Development and improvement phasing; 

h. Interparcel connections beyond those required by the LSDO; 

i. Design and implementation of alternative mode transportation networks; 

j. Sidewalks, pedestrian road crossings, bicycle trail; with accompanying public access easements and 

maintenance agreements for those sidewalks and/or trails constructed outside of the right of way; 

k. Land acquisition or contributions toward eminent domain proceedings; 

l. Routing and scheduling construction and industrial traffic to minimize impacts on adjoining areas; 

m. Contributions towards abandonment/vacation of right-of-way proceedings; 

n. Travel Demand Management measures; and 

o. Traffic calming measures. 

 

4. When a roadway running through a property is designed for capacity in excess of that needed for the project, and 

County pProffer pPolicies and gguidelines permit, the excess capacity will be credited toward anticipated regional 

transportation impact mitigation measures. 

 

5. The transportation capacity to serve a project must be in service at the commencement of the project, or when 

phasing a project, the transportation capacity to serve each phase of the project must be in service at the 

commencement of that phase. 

 

6. Bicycle and pedestrian facilities along CTP roads will be provided at the commencement of a project, regardless 

of whether connections from adjacent properties are already in place. 

 

7. Transportation proffers will contain a “cash-in-lieu” trade-in clause that may be exercised by the County when 3rd 

parties actually construct a proffered road improvement. The value will be based on actual cost at the time the cash-

in-lieu trade-in is exercised. 

 

8. When converting a constructed improvement to a “cash-in-lieu” contribution, the area in which those funds can be 

used will be determined by the Board of Supervisors but shall be located within the Policy Area in which the project 

is located. For projects located within the Suburban Policy Area, the area for which the “cash-in-lieu” contribution 

will be located will be further defined by the Suburban Community in which the project is located. 

 

9. Where appropriate, the County will combine proffer funding from two or more funding sources (i.e. “road club”) 

to provide expedited construction schedules for alternative transportation networks and road improvements. 

 

10. The County will value right-of-way dedications based on County pre-zoned assessment values at the time of the 

zoning map amendment application in accordance with Capital Facilities Proffer guidelines. 

 

11. Transportation improvements required by the LSDO or state regulations will not be accepted for transportation 

proffer credit except in accord with the pProffer pPolicies and gGuidelines of the Revised General Plan. 

 

12. When Where transportation proffers are can be accepted in the form of a cash contribution to a regional road 

improvement trust fund, the appropriate amount of such contribution will be guided by an analysis of acceptable 

levels of service based on volume to capacity ratios, the projected costs of additional road improvements, and 

projected funding levels throughout the plan horizon.  
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15.2-2297. Same; conditions as part of a rezoning 

or amendment to zoning map. 

A. A zoning ordinance may include and provide for the voluntary proffering in writing, by the owner, 

of reasonable conditions, prior to a public hearing before the governing body, in addition to the 

regulations provided for the zoning district or zone by the ordinance, as a part of a rezoning or 

amendment to a zoning map; provided that  

(i) the rezoning itself must give rise for the need for the conditions;  

(ii) the conditions shall have a reasonable relation to the rezoning;  

(iii) the conditions shall not include a cash contribution to the locality;  

(iv) the conditions shall not include mandatory dedication of real or personal property for open space, 

parks, schools, fire departments or other public facilities not otherwise provided for in § 15.2-2241;  

(v) the conditions shall not include a requirement that the applicant create a property owners' 

association under Chapter 26 (§ 55-508 et seq.) of Title 55 which includes an express further 

condition that members of a property owners' association pay an assessment for the maintenance of 

public facilities owned in fee by a public entity, including open space, parks, schools, fire departments 

and other public facilities not otherwise provided for in § 15.2-2241; however, such facilities shall 

not include sidewalks, special street signs or markers, or special street lighting in public rights-of-

way not maintained by the Department of Transportation;  

(vi) the conditions shall not include payment for or construction of off-site improvements except 

those provided for in § 15.2-2241;  

(vii) no condition shall be proffered that is not related to the physical development or physical 

operation of the property; and  

(viii) all such conditions shall be in conformity with the comprehensive plan as defined in § 15.2-

2223. The governing body may also accept amended proffers once the public hearing has begun if 

the amended proffers do not materially affect the overall proposal. Once proffered and accepted as 

part of an amendment to the zoning ordinance, the conditions shall continue in effect until a 

subsequent amendment changes the zoning on the property covered by the conditions. However, the 

conditions shall continue if the subsequent amendment is part of a comprehensive implementation of 

a new or substantially revised zoning ordinance. 

 

Attachment 5

http://law.lis.virginia.gov/vacode/15.2-2241/
http://law.lis.virginia.gov/vacode/55-508/
http://law.lis.virginia.gov/vacode/15.2-2241/
http://law.lis.virginia.gov/vacode/15.2-2241/
http://law.lis.virginia.gov/vacode/15.2-2223/
http://law.lis.virginia.gov/vacode/15.2-2223/


B. In the event proffered conditions include a requirement for the dedication of real property of 

substantial value or construction of substantial public improvements, the need for which is not 

generated solely by the rezoning itself, then no amendments to the zoning map for the property subject 

to such conditions, nor the conditions themselves, nor any amendments to the text of the zoning 

ordinance with respect to the zoning district applicable thereto initiated by the governing body, which 

eliminate, or materially restrict, reduce, or modify the uses, the floor area ratio, or the density of use 

permitted in the zoning district applicable to such property, shall be effective with respect to such 

property unless there has been mistake, fraud, or a change in circumstances substantially affecting 

the public health, safety, or welfare. 

C. Any landowner who has prior to July 1, 1990, proffered the dedication of real property of 

substantial value or construction of substantial public improvements, the need for which is not 

generated solely by the rezoning itself, but who has not substantially implemented such proffers prior 

to July 1, 1990, shall advise the local governing body by certified mail prior to July 1, 1991, that he 

intends to proceed with the implementation of such proffers. The notice shall identify the property to 

be developed, the zoning district, and the proffers applicable thereto. Thereafter, any landowner 

giving such notice shall have until July 1, 1995, substantially to implement the proffers, or such later 

time as the governing body may allow. Thereafter, the landowner in good faith shall diligently pursue 

the completion of the development of the property. 

Any landowner who complies with the requirements of this subsection shall be entitled to the 

protection against action initiated by the governing body affecting use, floor area ratio, and density 

set out in subsection B, unless there has been mistake, fraud, or a change in circumstances 

substantially affecting the public health, safety, or welfare, but any landowner failing to comply with 

the requirements of this subsection shall acquire no rights pursuant to this section. 

D. The provisions of subsections B and C of this section shall be effective prospectively only, and 

not retroactively, and shall not apply to any zoning ordinance text amendments which may have been 

enacted prior to March 10, 1990. Nothing contained herein shall be construed to affect any litigation 

pending prior to July 1, 1990, or any such litigation nonsuited and thereafter refiled. 

Nothing in this section shall be construed to affect or impair the authority of a governing body to: 

1. Accept proffered conditions which include provisions for timing or phasing of dedications, 

payments, or improvements; or 

2. Accept or impose valid conditions pursuant to subdivision A 3 of § 15.2-2286 or other provision 

of law. 

 

http://law.lis.virginia.gov/vacode/15.2-2286/


1 
 

Revised 1993 Zoning Ordinance 
Article VI 
 
Section 6-600 Notice Required For Public Hearings. 
 
6-601 Required Notice. Each public hearing involving planning and zoning matters before the Planning 
Commission, the Board of Supervisors and the Board of Zoning Appeals, requires notice as set forth below. 
 
(5) Landowner Initiated Cases. In any case involving a zoning map amendment, special exception, appeal or 
variance which is initiated at the request of a landowner, such landowner may be designated by the Planning 
Commission, Board of Supervisors or Board of Zoning Appeals, as appropriate, as responsible for sending any 
notice required by this Section. 
 
(6) Notice by County. Notwithstanding any other provisions of this section, whenever the notices required 
under this Section are sent on behalf of an agency, department or division of the County, such notice shall be 
sent by the Director of Planning and Zoning and may be sent by first class mail; however, the Director of 
Planning shall make affidavit that such mailings have been made and file such affidavit with the papers in the 
case. 
 
(B) Placard Notice. Each application, except for zoning map amendment cases involving 500 or more tax map 
parcels, shall be posted by the applicant, or, in the discretion of the Director of Planning and Zoning, by the 
County, using a form of placard approved by the Board of Supervisors, at least twenty-one (21) and no more 
than thirty (30) calendar days prior to each public hearing. Certification of posting shall be provided to the 
Director of Planning and Zoning, except that such certification shall be provided to the Zoning Administrator 
for public hearings before the Board of Zoning Appeals. 
 
(3) Maintenance and Removal of Placards. The applicant, or, in the discretion of the Director of Planning and 
Zoning, the County, shall maintain all placards up to the time of the hearing and shall remove all posted 
placards no later than fifteen (15) calendar days after the public hearing has been closed. 
 
Division D: Special Development Approvals 
Section 6-1200 Zoning Amendment. 
 
6-1201 Authority. The Board of Supervisors may, by ordinance, amend, supplement, change or repeal the 
provisions of this Ordinance or the boundaries of zoning classifications established in the official Zoning Map. 
 
6-1202 Initiation of Amendment. Either a zoning map or text amendment may be proposed by resolution of 
the Board of Supervisors or Planning Commission. In the case of a zoning map amendment, an application 
may be filed by a person who owns or has a legal interest in or is a duly authorized representative of the 
owner. In the case of an application by a person who has a legal interest in the property or is a duly authorized 
representative of the owner, the application must exhibit the consent of those with a legal ownership interest 
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in the property under consideration. In the case of a zoning text amendment, a landowner may file a petition 
for a resolution of intent to amend the ordinance text to be acted upon by the Board of Supervisors. The Board 
shall either adopt such resolution, initiating the text amendment requested, or deny such petition. 
 
6-1203 Review of Application. The Board of Supervisors shall adopt by resolution regulations establishing the 
minimum requirements for formal acceptance and a standard review process to be followed for the 
processing of each application provided for in this Section 6-1200, which process shall constitute the schedule 
and procedures for review of such application to ensure consistency with the requirements of this Ordinance. 
Such process shall include but not be limited to: 
 
Applications that shall be subject to Virginia Code Section 15.2-2303.4. County staff shall not at any time, 
whether prior to submission or during the processing of an application, suggest, request, require or engage in 
any discussion or consideration of any cash contributions or off-site improvements or any other improvements 
or provisions that may be deemed unreasonable under the said Section 15.2-2303.4. 
 
(B) Notification of Acceptance of Complete Application. The Director shall notify the applicant when the 
application is deemed complete and is accepted for review.  
 
6-1204 [Reserved]  
 
Decision Deadline. The Board shall adopt as part of the resolution adopted pursuant to this Section 6-1203, a 
decision deadline time period, consist with the requirements of the Virginia Code, for each type of application 
including circumstances under which the decision deadline may be suspended.  
 
(D) Planning Commission Public Hearing; Report and Notice to Applicant. The Director of Planning and Zoning 
shall compile comments received from any town and any county or state agencies and any applicant responses 
received during the review process and any other necessary information, prepare a written staff report with 
proposed findings and a recommendation, provide a copy of the report to the applicant, and notify the 
applicant that the application is being referred to the Planning Commission and scheduled for hearing. 
 
6-1204 Required Action By Other Board. In the event this Ordinance requires that an application not be 
granted until acted upon by some government board or agency other than the Planning Commission or Board 
of Supervisors, then the Director of Planning and Zoning shall forward the application to such board or agency 
for appropriate action prior to the notification to an applicant that such application is ready to be presented 
to the Board of Supervisors or Planning Commission. If they deem it appropriate, the Planning Commission 
may recommend, and the Board of Supervisors may approve, an application contingent on required action by 
the other board. 
 
6-1205 Amendment to Application. 
 
(A) Changes to Application Prior to Public Hearing. If an applicant submits additional, unsolicited information 
or proposes changes to an application after it has been accepted, such as, without limitation, a significant 
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change to the traffic analysis, additional environmental studies including but not limited to lighting and noise 
studies, the addition of new uses or roads, or the addition of a new application, the Director of Planning and 
Zoning shall review such additional information or proposed changes within five (5) business days of receipt 
and determine whether such additional information or proposed change is a substantial change to the 
application. If such information or proposed change is determined to be substantial, the application will be 
considered to be an amended application and the applicant will be deemed by the submission of such 
additional information or proposed change to have requested and consented to an extension of the decision 
deadline required by law. If the application is determined to be an amended application, then within five (5) 
business days following such determination, the Director of Planning and Zoning will send a written notice to 
the applicant that the additional information or proposed changes will result in an automatic extension of the 
application decision deadline prescribed by law and such notice shall specify the date of such decision 
deadline. The applicant will then have five (5) business days to provide the Director with a written request to 
withdraw the additional information or proposed changes which necessitated the extension. If the applicant 
chooses to withdraw the additional information or proposed change, then the application will proceed based 
on its original timeline. 
 
(B) Changes to application After Public Hearing. Any unsolicited, new information submitted by the applicant 
after the Planning Commission has completed its review or after the Board of Supervisors public hearing shall 
be subject to the provision of Section 6-1205(A) above. In addition, the Board may refer an application back 
to the Planning Commission and direct that such unsolicited information or any other previously un-submitted 
information be reviewed by the Commission. Any unsolicited information submitted by the applicant after the 
Planning Commission review is complete or after the Board of Supervisors public hearing shall result in a forty-
five (45) calendar day automatic extension of the application decision deadline, unless such extension is 
reduced by the Director of Planning and Zoning. 
 
6-1206 Withdrawal of Application. An application may be withdrawn upon written request by the applicant 
any time prior to the beginning of the Board of Supervisors public hearing on the application; provided, that 
if the request for withdrawal is made after such deadline, such withdrawal shall be permitted only with the 
consent of the Board of Supervisors. No new application concerning any or all of the same property which is 
substantially the same as the one withdrawn shall be filed within twelve (12) months of the date of 
withdrawal, unless the Board of Supervisors specifies at the time it consents to withdrawal that said time 
limitation shall not apply.  
 
6-1207 Limitation on Application After Denial. After the official denial of an application, no new application 
concerning any or all of the same property, which is substantially the same as the one denied shall be filed 
within twelve (12) months of the date of denial. 
 
6-1208 Conditional Zoning. As part of an amendment to the zoning map by legislative action, the County may 
adopt reasonable conditions governing the use of such property, as provided for by Virginia Code Section 15.2-
2303, when proffered by the landowner in conformance with Section 6-1209, such conditions being in 
addition to, or modification of, the regulations provided for a particular zoning district by this Ordinance.  
However, for applications for rezoning or amendment to a zoning map subject to the provisions of Virginia 
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Code Section 15.2-2303.4, the County shall accept only such reasonable conditions as are defined by and in 
accordance with Virginia Code Section 15.2-2297 that may not be deemed unreasonable as defined in Section 
15.2-2303.4.  
 
6-1209 Proffered Conditions. Proffered conditions in accordance with Section 6-1208 may include written 
statements, development plans, profiles, elevations, or other demonstrative materials and shall be subject to 
the procedures set out in, or established by resolution pursuant to, Section 6-1203 and the following: 
 
(A) Contents and Timing of Proffers. Proffered conditions shall be signed by all persons having an ownership 
interest in the property and shall be notarized and submitted to the Director of Planning and Zoning prior to 
a public hearing before the Board of Supervisors. The Board of Supervisors may also accept amended proffers 
after the public hearing has begun if the amended proffers impose a more restrictive standard and do not 
materially affect the overall proposal. Proffered conditions shall contain a statement that the owners 
voluntarily enter into the conditions contained therein. 
 
(B) Filing and Notice Of Accepted Proffers. If the amendment to the Zoning Map is adopted subject to 
proffered conditions, then the property in question shall be appropriately annotated on the Zoning Map and 
the proffers shall be placed in the Zoning Administrator's official proffer file. 
 
(C) Proffers Govern Development. Proffered conditions shall become a part of the zoning regulations 
applicable to the property unless subsequently changed by an amendment to the Zoning Map, which 
amendment is not part of a comprehensive implementation of a new or substantially revised zoning 
ordinance, and such conditions shall be in addition to the specific regulations set forth in this Ordinance for 
the zoning district in question. 
 
(D) Substantial Conformance Required. Upon approval of a rezoning with proffers, any site plan, subdivision 
plat, development plan or other application for development thereafter submitted shall be in substantial 
conformance with all proffered conditions. No development shall be approved by any County official in the 
absence of said substantial conformance. 
 
(E) Substantial Conformance Defined. For the purpose of this Section, substantial conformance shall be 
determined by the Zoning Administrator and shall mean that conformance which leaves a reasonable margin 
for adjustment due to final design or engineering data but conforms with the general nature of the 
development, the specific uses, and the general layout depicted by the plans, profiles, elevations, and other 
demonstrative materials proffered by the applicant. 
 
(F) Enforcement of Proffers. The Zoning Administrator shall be vested with all necessary authority on behalf 
of the Board of Supervisors to administer and enforce proffered conditions. Such authority shall include the 
ability to order, in writing, the remedy of any noncompliance with a proffered condition and the ability to 
bring legal action to ensure compliance including injunction, abatement, or other appropriate action or 
proceedings, as provided for in Section 6-500 of this Ordinance. Any person, group, company, or organization 
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aggrieved by an interpretation of the Zoning Administrator may appeal such interpretation in accordance with 
Section 6-1209(I) of this Ordinance.  
 
(G) Guarantee for Construction of Improvements. A guarantee, satisfactory to the Board, may be required 
by the Zoning Administrator in an amount sufficient for and conditioned upon the construction, installation, 
provision or performance of any public improvements, site improvements, facilities or obligations required by 
the proffered conditions. This guarantee may be reduced or released by the Board or agent thereof, upon 
satisfactory evidence that the construction, installation, provision or performance of such improvements, 
facilities or obligations has been completed in whole or in part. Said guarantee shall be required prior to the 
approval of the applicable site plan or subdivision. 
 
(H) No Permits Shall Be Approved Not In Compliance With Proffers.  Failure to meet or comply with any 
proffered conditions shall be sufficient cause to deny the approval of any site plan or subdivision, grading 
permits, zoning permits, building permits, or certificates of occupancy as may be determined appropriate by 
the Zoning Administrator. In addition to the other penalties appropriate for violations of this Ordinance, 
failure to meet or comply with any proffered condition shall be sufficient cause to deny the issuance of any 
development approvals or permits relating to the land area which was the subject of the conditional zoning. 
To this end, each application for a development approval or permit shall include an affidavit by the applicant 
that all applicable proffers have been or will be complied with as agreed upon at the time of rezoning. The 
burden shall be on the applicant to verify that proposed development complies with any and all proffered 
conditions. 
 
(I) Appeal of Proffer Decision. Any person aggrieved by a decision of the Zoning Administrator regarding any 
proffered condition may appeal such decision to the Board of Supervisors. Such appeal shall be filed within 
thirty (30) calendar days from the date of the decision appealed by filing a notice of appeal with the Zoning 
Administrator. Such notice shall be a written statement specifying the grounds on which aggrieved and the 
basis for the appeal and shall include the materials specified in Section 6-1209(J). Upon receipt of the appeal 
notice, the Board of Supervisors shall take such testimony as it deems appropriate and shall render its decision 
within ninety (90) calendar days after receipt of the appeal notice and following a public hearing. 
The Board of Supervisors may reverse or affirm wholly or partly or may modify the decision of the Zoning 
Administrator. 
 
(J) Proffer Appeal Submission Materials. Any appeal presented in accordance with the provisions of Section 
6-1209(I) of this Ordinance shall include the following materials within the thirty (30) calendar day filing time 
frame. The ninety (90) day timeline set forth in Section 6- 1209(I) above shall not commence until all of the 
following are received by the Zoning Administrator and the Chairman of the Board of Supervisors: 
  

(1) Two copies of an application form, signed by the appellant or appellant’s representative, accompanied 
by the following information: 

(a) A copy of the decision or proffer determination which is the subject of the appeal. 
(b) The date upon which the decision or determination being appealed was made. 
(c) The grounds for the appeal. 
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(d) Specification as to how the appellant is an aggrieved person (for example, owner of property affected 
by the determination or adjacent owner affected by the determination, etc). 

(e) Any additional supportive data such as plats, plans, drawings, charts or other related material desired 
to be included in the record. 

 
(2) An application fee in the amount set forth by resolution of the Board of Supervisors. 

 
(K) Proffer Amendment. 
 
(1) Once accepted and incorporated into an approved amendment to the zoning map, there shall be no 
amendment or variation of any such proffered conditions, except as permitted under Section 6-1216(A), until 
after public hearings in accordance with the same process and procedures that applied to the review and 
approval of the original amendments to the zoning map. However, the Director of Planning and Zoning may 
modify the applicable schedule for agency comments (referrals) based on the complexity, scope or nature of 
the requested proffer amendment. 

 
(2) Notwithstanding subsection (K)(1), above, when an amendment to such proffered conditions is requested, 
the Board of Supervisors may waive the requirements for public hearing before the Planning Commission and 
Board provided that the requested amendment to the proffered conditions does not affect conditions of use 
or density. In such cases, upon granting such waiver request, the requested amendment shall be referred to 
the Planning Commission for review. Staff and Planning Commission recommendations shall be provided to 
the Board of Supervisors within such period of time as specified by the Board of Supervisors at the time it 
grants the waiver. In granting the waiver, the Board shall require that written notice of such application be 
provided in the manner and to the persons as set forth in Virginia Code Sections 15.2-2204 and 15.2-2302 and 
Section 6-600 of this Ordinance; may establish a schedule for staff and Planning Commission review; and may 
approve a reduced fee reflecting the modified schedule. 
 
6-1210 Report by Planning Commission. 
 
(A) Hearing Before Planning Commission. Unless waived as provided in Section 6-1209 (K), the Planning 
Commission shall hold a duly noticed public hearing regarding an application for a zoning amendment and 
thereafter report its recommendations to the Board of Supervisors. 
 
(B) Planning Commission Recommendation. The Planning Commission need not confine its recommendation 
to the proposed amendment as set forth in the application. If the proposed amendment consists of a change 
in the text of this ordinance, it may recommend a revision to the proposal. If the proposed amendment 
consists of a change in zoning district boundaries, it may reduce or enlarge the extent of land that it 
recommends be rezoned; or it may recommend that the land be rezoned to a different zoning district 
classification than that requested if, in either case, the Commission is of the opinion that such revision is in 
accordance with sound zoning practice and the adopted Comprehensive Plan, and is in furtherance of the 
purposes of this ordinance. Before recommending a larger extent of land or a rezoning to a more intensive 
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classification than was set forth in the application, the Commission shall hold an additional duly noticed public 
hearing on the matter. 
 
(C) Planning Commission Report. In recommending the adoption of any proposed amendment to this 
Ordinance, the Planning Commission may state its reason for such recommendation, describing any changes 
in conditions, if any, that it believes make the proposed amendment advisable and specifically setting forth 
the manner in which, in its opinion, the proposed amendment would be in harmony with the adopted 
comprehensive plan and would be in furtherance of the purpose of this Ordinance. 
 
(D) Text Amendments. If the request is for an amendment of the text of this Ordinance, the Planning 
Commission shall consider the following matters: 
(1) Whether the proposed text amendment is consistent with the Comprehensive Plan. 
(2) Whether the proposed text amendment is consistent with the intent and purpose of this Ordinance. 
 
(E) Zoning Map Amendments. If the application is for a reclassification of property to a different zoning district 
classification on the Zoning Map, the applicant shall address all the following in its statement of justification 
or plat unless not applicable and the Planning Commission shall give reasonable consideration to the following 
matters: 

(1) Appropriateness of the proposed uses based on the Comprehensive Plan, trends in growth and 
development, the current and future requirements of the community as to land for various purposes as 
determined by population and economic studies and other studies and the encouragement of the most 
appropriate use of land throughout the locality. 

(2) The existing character and use of the subject property and suitability for various uses, compatibility with 
uses permitted and existing on other property in the immediate vicinity, and conservation of land values. 

(3) Adequacy of sewer and water, transportation, and other infrastructure to serve the uses that would be 
permitted on the property if it were reclassified to a different zoning district. 

(4) The requirements for airports, housing, schools, parks, playgrounds, recreational areas and other public 
services. 

(5) Potential impacts on the environment or natural features including but not limited to wildlife habitat, 
wetlands, vegetation, water quality (including groundwater), topographic features, air quality, scenic, 
archaeological, and historic features, and agricultural and forestal lands. 

(a) For applications for rezoning or amendment to a zoning map subject to the provisions of Virginia Code 
Section 15.2-2303.4, any proposed on-site mitigation of those potential impacts. 
(b) For applications for rezoning or amendment to a zoning map not subject to the provisions of Virginia Code 
Section 15.2-2303.4, any proposed mitigation of those potential impacts. 

 
(6) The protection of life and property from impounding structure failures. 
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(F) Planning Commission Deadline. Failure of the Planning Commission to report to the Board within one 
hundred (100) calendar days after the first meeting of the Commission following the date the proposed 
amendment has been referred to the Commission or such shorter period as the Board may direct shall be 
deemed a recommendation of approval by the Commission. 
 
6-1211 Hearing Before Board of Supervisors. Except as provided in 6-1209(K), the Board of Supervisors shall 
hold a duly noticed public hearing regarding an application for a zoning amendment as soon as practicable 
following the Planning Commission’s report of its recommendations  
 
6-1212 Action by Board of Supervisors. The Board of Supervisors need not confine its action to the proposed 
amendment as set forth in the application. If the proposed amendment consists of a change in the text of this 
ordinance, it may act on a revision to the application. If the proposed amendment consists of a change in 
zoning district boundaries, it may reduce or enlarge the extent of land that it rezones or it may rezone the 
land to a different zoning district classification than that requested if, in either case, it is of the opinion that 
such revision is in accordance with sound zoning practice and the adopted Comprehensive Plan and is in 
furtherance of the purposes of this Ordinance. Before rezoning a larger extent of land or rezoning the land to 
a more intensive use classification than was set forth in the public notice, the Board shall hold a further duly 
noticed public hearing on the matter. 
 
6-1213 Evidentiary Matters Before Board of Supervisors. All information, testimony or other evidence 
presented by an applicant for zoning amendment shall be presented to the Planning Commission in 
conjunction with its review and hearing on the application. If the Board of Supervisors determines that an 
applicant is presenting evidence, including without limitation written statements, development plans, 
profiles, exhibits, studies, elevations, or other demonstrative materials, which is substantially or materially 
different from that presented to the Commission, the Board may refer the application back to the Commission 
for such additional consideration and action as the Board may deem appropriate. 
 
6-1214 Concept Development Plan. An application for a zoning amendment shall include a Concept 
Development Plan and such additional information as the applicant may deem necessary to provide a detailed 
understanding of the proposed development. The Concept Development Plan shall be sufficiently detailed to 
be evaluated with respect to the criteria of 6-1210. 
 
6-1215 Contents of a Concept Development Plan. The approved Concept Development Plan shall contain the 
following information, which shall apply to the project as a whole and to land bays within the project:  
 
(A) Nonresidential Uses. (a) the floor area ratio or ratios; (b) the maximum gross floor area for the project as 
a whole and for land bays within the project for each use type (retail, office, industrial, institutional); (c) a 
notation or depiction of the setbacks, height, and bulk restrictions for the project as a whole and for land bays 
within the project; (d) any applicable performance standards that are imposed and restrictions regarding the 
location and nature of nonresidential activities.  
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(B) Residential Uses. (a) The maximum number of each dwelling unit type for the project, (b) a notation or 
depiction of applicable lot and building restrictions for the project as a whole and for land bays within the 
project; (c) maximum residential densities for the project and individual land bays within the project; and (d) 
any applicable performance standards that are imposed and restrictions regarding the location and nature of 
residential activities. 
 
(C) Civic Uses. (a) The floor area ratio or ratios; (b) the maximum gross floor area for the project as a whole 
and for land bays within the project and the location of civic facilities provided, if not otherwise provided in 
the proffers; provided, however, that for applications for rezoning or amendment to a zoning map subject to 
the provisions of Virginia Code Section 15.2-2303.4, neither civic uses nor any of the foregoing information in 
this subsection (C) shall be shown to the extent that the provision of such uses may be deemed unreasonable 
as defined in Section 15.2-2303.4. 
 
(D) Public Uses. (a) The floor area ratio or ratios; (b) the maximum gross area for the project as a whole and 
for land bays within the project; and (c) the location of public land and facilities provided, if not otherwise 
provided in the proffers; provided, however, that for applications for rezoning or amendment to a zoning map 
subject to the provisions of Virginia Code Section 15.2-2303.4, neither public uses nor any of the foregoing 
information in this subsection (D) shall be shown to the extent that the provision of such uses may be deemed 
unreasonable as defined in Section 15.2-2303.4. 
 
(E) Transportation/Access. The approved location and general design of transportation improvements and 
ingress and egress to the project, along with such access restrictions imposed to promote and ensure the 
integrity and function of the County's thoroughfare system, the safe and efficient circulation of vehicles and 
pedestrians within the district and consistency with the Countywide Transportation Plan; provided, however, 
that for applications for rezoning or amendment to a zoning map subject to the provisions of Virginia Code 
Section 15.2-2303.4, neither transportation improvements nor any of the foregoing information in this 
subsection (E) shall be shown to the extent that the provision of such improvements may be deemed 
unreasonable as defined in Section 15.2-2303.4. 
 
(F) Open Space Areas. The location and nature of environmentally or historically sensitive areas, active and/or 
passive recreation areas, perimeter landscape buffers and screening intended to mitigate impacts on adjacent 
properties and other areas that are to remain as open space; provided, however, that for applications for 
rezoning or amendment to a zoning map subject to the provisions of Virginia Code Section 15.2-2303.4, the 
provision of active and/or passive recreation areas and/or perimeter landscape buffers and/or screening shall 
not be shown to the extent that the provision of such areas, buffers and/or screening  may be deemed 
unreasonable as defined in Section 15.2-2303.4.  
 
(G) Modifications. The location, text and a clear description of any approved modifications to any provisions 
of this Ordinance, the Land Subdivision and Development Ordinance, or any other applicable County 
ordinance, which would otherwise be applicable to the development. 
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6-1216 Changes to Concept Development Plan After Approval.  
 
(A) Administrative Change. Any of the following modification(s) to an approved Concept Development Plan 
shall be considered an administrative change and may be permitted if approved by the Zoning Administrator: 
(1) Decreases by five percent (5%) or less the area approved for public and private open space. 

(2) Relocates or modifies approved circulation elements as a result of more detailed engineering or changes 
requested by county staff or VDOT. 

(3) Alters the orientation or relocates approved uses within the same land bay unless such modification would 
decrease the ability of such elements to function efficiently, adversely affect their relation to surrounding 
lands and uses, or is otherwise prohibited or limited elsewhere in the proffers. 
 
(B) Minor Zoning Concept Plan Amendment Change. The following change(s) to an approved Concept 
Development Plan may be made by Zoning Concept Plan Amendment, in accordance with the procedures for 
zoning amendments set forth in this Article VI Section 6-1200, except that such application shall be processed 
pursuant to the special exception review schedule outlined in 6-1300: 
 
(1) Changes by five percent (5%) or less the total number of units or the floor area to be devoted to any 
specified residential or nonresidential use. 

(2) Changes the arrangement of approved land uses, structures, or relocates approved uses between land 
bays, unless such modification would decrease the ability of such elements to function efficiently or adversely 
affect their relation to surrounding lands and uses, or unless such change is otherwise prohibited or limited 
elsewhere in the proffers. 

(3) Changes the arrangement of land bays. 

(4) Modifies the regulations applicable to the Concept Development Plan in accordance with Section 6-1217. 
 
(C) Zoning Concept Plan Amendment Change. Other than those changes authorized by Section 6-1216(A) or 
(B), any other changes to an approved Concept Development Plan shall be reviewed pursuant to the 
procedures established by this Section for its original approval unless waived pursuant to 6-1209(K)(2). The 
minimum submission requirements for such change(s) to an approved Concept Development Plan shall be the 
same for either a new or an amended plan. Such proposed change(s) may be shown only for those areas 
affected, and need not show the entire Concept Development Plan. 
 
6-1217 Modifications. 
(A) The regulations of the Planned Development district sought shall apply after rezoning is approved unless 
the Board of Supervisors approves a modification to the zoning, subdivision or other requirements that would 
otherwise apply. 
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(1) No such modifications shall be approved which affect uses, density, or floor area ratio of the district. 
 
(2) No such modification shall be approved unless the Board of Supervisors finds that such modification to the 
regulations will achieve an innovative design, improve upon the existing regulations, or otherwise exceed the 
public purpose of the existing regulation. 
(3) No such modification shall be approved for the primary purpose of achieving the maximum density on a 
site. 
(4) An application for such modification shall include materials demonstrating how the modification will be 
used in the design of the project. 
 
(B) The regulations for a Suburban Zoning District (Article 3) sought shall apply unless the Board of Supervisors, 
as part of a rezoning application, approves a modification to the zoning, subdivision, or other requirements 
that would otherwise apply. 
(1) No such modifications shall be approved which affect uses, density, or floor area ratio of the district. 
(2) No modifications to the Affordable Dwelling Unit Developments regulations of Article 7 shall be permitted 
except in accord with Section 7-108. 
(3) Such modifications shall be set forth on a Concept Development Plan as set forth in Section 6-1215. 
(4) No such modification shall be approved unless the Board of Supervisors finds that such modification to the 
regulations will achieve an innovative design, improve upon the existing regulations, or otherwise exceed the 
public purpose of the existing regulation. 
(5) No such modification shall be approved for the primary purpose of achieving the maximum density on a 
site. 
(6) No such modification shall be approved unless the Board of Supervisors finds that it is applicable to an 
entire development or to a defined portion of a development that is proposed to contain multiple lots. 
(7) An application for such modification shall include materials demonstrating how the modification will be 
used in the design of the project. 
 
(C) In approving any such modifications under subsections (A) or (B) of this Section 6-1217, the Board of 
Supervisors may impose such conditions, safeguards and restrictions upon the premises benefited by such 
modification as may be necessary to avoid or minimize any potentially adverse or injurious effect of such 
modification upon other property in the neighborhood and to carry out the general purpose and intent of this 
Ordinance. 
 
(D) Modifications to an approved Concept Development Plan may be approved as set forth in Section 6-1216. 



Zoning Map Amendment 
An application for a zoning map amendment shall be filed pursuant to, shall contain such material as 
required by, and be processed pursuant to the following schedule adopted by the Board of 
Supervisors on [date]. 
 
Pre-Application Conference.  

Prior to filing an application, an applicant shall meet with the Director of Planning and Zoning and 
appropriate staff to discuss the applicant’s intentions and questions regarding the procedures or 
substantive requirements of this Ordinance.  
 
1. The Director of Planning may waive the preapplication conference requirement in cases where 

the Director finds that such waiver is not anticipated to affect the submission or review of the 
proposed application. 

2. A request for a pre-application conference, or to waive the preapplication conference, shall be 
made in writing to the Director of Planning and shall be accompanied by a sketch map(s) of the 
site illustrating the location of proposed uses, a description of the proposed project or use, and 
a list of the issues to be discussed at the conference or justification for the waiver.  

3. No matters discussed at said meeting shall be binding on either the applicant or the County. The 
Director of Planning shall respond to each written request for a pre-application conference or 
waiver within (5) business days. 

Submission Requirements. 

(A) Submission Requirements. The Board of Supervisors shall adopt by resolution regulations 
enumerating those materials required to be included with each application provided for in this 
Ordinance, which materials shall constitute the minimum submission requirements for such 
application and be consistent with the requirements of this Ordinance. Such submission 
requirements shall include but not be limited to: 

(1) A letter signed by the applicant and by the owner of the property granting the right of entry upon 
the property to the Zoning Administrator, application review staff and County inspectors. 

(2) A statement signed by the property owner and the applicant consenting to the application being 
“Dismissed Deemed Withdrawn” if so determined pursuant to section 6-405. 

(3) A completed Disclosure of Real Parties In Interest Form disclosing the equitable ownership of the 
real estate to be affected including, in the case of corporate ownership, the name of stockholders, 
officers and directors and in any case the names and addresses of all of the real parties of interest. 
However, the requirement of listing names of stockholders, officers and directors shall not apply to 
a corporation whose stock is traded on a national or local stock exchange and having more than 500 
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shareholders. In the case of a condominium, the requirement shall apply only to the title owner, 
contract purchaser, or lessee if they own 10%or more of the units in the condominium. 

(4) A Copy of the Board Resolution dated June 23, 2016, signed by the owner indicating they have 
read and understand and agree to abide by the development review process adopted by the Board.  

 Acceptance of Complete Application (Checklist review) 

Only a complete application shall be accepted for review. A complete application is one which the 
Director of Planning and Zoning has determined includes all minimum submission materials, studies 
and documents as may be established pursuant to Section 6- 403, except that an application may be 
deemed complete if it contains documentation from the Department of Planning that a waiver of the 
submittal requirement has been granted with respect to any required item that has not been 
submitted. The County shall maintain a current log of all pending applications. 
 
Within fifteen (15) calendar days of receipt of an application, the Director of Planning and Zoning 
shall complete checklist review and either: 

(A) Accept the application, if it is complete, and send notice to the applicant of acceptance; or 

(B) Notify the applicant that the application is incomplete, specifying the submission materials, 
studies, corrections or documents required in order for the application to be complete. The applicant 
may resubmit the same application, which shall include all documents with the deficiencies 
corrected, in which event the application will be reviewed in the same schedule as the original 
submittal. 

(2) If neither a notice of acceptance nor incompleteness is sent within fifteen (15) calendar days, the 
application shall be deemed accepted for the purposes of beginning the time limits of this Ordinance.  

 

Staff Review of Application. 

(A) Referrals. Upon acceptance of the application for zoning amendment, the Director of Planning 
shall forward a copy of the application to any town and any county or state agencies whose 
comments are necessary or desirable for full and appropriate review of the merits of the application. 
The agency reviews and referral reports shall be completed in accord with the schedules in Table 1. 
 
1. Initial Referral Responsibilities. Each county reviewing agency shall prepare and each town and 

State agency will be requested to prepare, a referral report which sets out in writing its comments 
and recommendations regarding the application and shall forward such referral report to the 
Director of Planning and Zoning. 

2. First Referral Report to Applicant. Referral comments and recommendations from county 
agencies received by the Director of Planning and Zoning shall be forwarded to the applicant.  
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3. Applicant Requested Meeting. Staff may, if requested by the applicant, meet to discuss the First 
Referral Report. The running of the decision deadline time period for the application will be 
suspended from the date of the applicant’s request for the meeting until the date of the meeting, 

4. Second Referral Responsibilities. A second round of referral reports may be requested from the 
reviewing agencies based upon the applicant’s response to the first referral report. The second 
referral reports shall be completed and a report from such reviewing agencies forwarded to the 
Director of Planning. 

5. Second Report to Applicant. The Director of Planning shall forward the referral reports to the 
applicant. Following the transmittal of the second referral reports, if there are unresolved issues, 
a meeting will be scheduled with the applicant and those referral agencies with remaining issues, 
if requested by the applicant. 

6. Decision Deadline. The running of the decision deadline time period for the application will be 
suspended from date of the applicant’s request for the meeting referenced in item 3, above, until 
the date of receipt by the Director of Planning of either the applicant’s response to all of the 
issues identified in the second referral report and the meeting, or a written request from the 
applicant to proceed to public hearing without further response. 

Applicant Response. 

(1) The applicant shall respond in writing to all of the issues identified in the referral reports. 
(2) Failure on the part of the applicant to respond within the timeframe specified in Table 1, Review 
Schedule, shall result in the suspension of the running of all time deadlines for any action on such 
application until the date of receipt of the applicant’s response to all of the issues identified in the 
referral reports or the applicant’s request to proceed to public hearing without further response. 
(3) Should the applicant’s response to issues in the referral reports result in any additional 
application(s) (for example, a new special exception or modification), a materially revised traffic 
statement or an increase in the ultimate proposed build out of land uses, the application shall be 
sent to agencies for review in accordance with the provisions, above.. 
 

Rezoning Review Schedule.  

Table 1. 
Review Schedule 

Rezoning Review Schedule Action Schedule  
Initial referral review Application acceptance plus 45 calendar days 
Referral reports to applicant Referral due date plus 10 calendar days 
Applicant Response to initial referral reports Referral reports transmittal date plus 30 calendar 

days (see Note 1) 
Second referral review (if needed) Date of receipt of applicant response plus 30 

calendar days 
Second referral reports to applicant Second referral due date plus 10 calendar days 
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Applicant response to second referral reports All time deadlines for any action on the application 
is suspended until receipt of the applicant’s 
response 

Staff-applicant issues meeting (if requested) Second referral due date plus 20 calendar days 
 
Note 1: Should the applicant choose not to respond within the timeframe specified for applicant responses in 
Table 1, Rezoning Review Schedule, the running of all time deadlines for any action on such application shall 
be suspended until the date of receipt of the applicant’s response to all of the issues identified in the referral 
reports or the applicant’s request to proceed to public hearing without further response. 
 
Public Hearing Scheduled. Upon receipt of the applicant’s response to all of the issues identified in the second 
referral report, or subsequent referral report if required, or the applicant’s request to proceed to public 
hearing, the Director of Planning shall proceed to prepare the report, and notify the applicant that the report 
is complete and the application is ready to be presented to the Board of Supervisors or Planning Commission, 
as appropriate, for hearing.  
 
Report and Notice to Applicant. The Director of Planning shall prepare a written staff report with proposed 
findings and a recommendation,  
 

 Changes to Application Prior to Public Hearing.  

If an applicant submits additional, unsolicited information or proposes changes to an application after it has 
been accepted, such as, without limitation, a significant change to the traffic analysis, additional 
environmental studies including but not limited to lighting and noise studies, the addition of new uses or 
roads, or the addition of a new application, the Director of Planning shall review such additional information 
or proposed changes within five (5) business days of receipt and determine If such information or proposed 
change is determined to be substantial, the applicant will be deemed by the submission of such additional 
information or proposed change to have requested and consented to an extension of the decision deadline 
required by law. Within five (5) business days following such determination, the Director of Planning will send 
a written notice to the applicant that the additional information or proposed changes will result in an 
automatic extension of the application decision deadline prescribed by law and such notice shall specify the 
date of such decision deadline. The applicant will then have five (5) business days to provide the Director with 
a written request to withdraw the additional information or proposed changes which necessitated the 
extension. If the applicant chooses to withdraw the additional information or proposed change, then the 
application will proceed based on its original timeline. 
 

Changes to application After Public Hearing.  

In the event of unsolicited, new information submitted by the applicant after the Planning Commission has 
completed its review and public hearing and any unsolicited information submitted by the applicant after the 
Board of Supervisors public hearing the Board may require an extension of the application decision deadline, 
a new public hearing before the Board, or additional review before the Planning Commission. 
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