
 

Date of Hearing: November 19, 2019 

 

 

 

 

PLANNING COMMISSION 

PUBLIC HEARING 

STAFF REPORT 

 

SUBJECT: ZMAP-2019-0007, SPEX-2019-0014, & ZMOD-2019-0013, 

Sterling Meadow 

 

ELECTION DISTRICT: Algonkian 

 

CRITICAL ACTION DATE: May 1, 2020 

 

STAFF CONTACTS: Richard W. Hancock, AICP, Project Manager, Planning and 

Zoning 

 James David, Deputy Director, Planning and Zoning 

 

APPLICANT: Brian Cullen and Andrew Brown, Sterling Meadow LLC 

 

PURPOSE: To consider the request to rezone approximately ten acres of a commercial center to 

residential in order to permit the development of 166 stacked multi-family residences in place of 

the existing Regal Countryside movie theater. Also included are requests to modify front and rear 

yard requirements, allow parking between buildings and streets without berming and screening, 

and allow access by private street to existing commercial neighbors. 

 

RECOMMENDATION: Staff recommends the Planning Commission (Commission) stay action 

on this item until and unless the applicant meets all seven criteria for utilization of the Suburban 

Compact Neighborhood Land Use option outlined in the Loudoun County 2019 General Plan 

(2019 GP) Suburban Policy Area Action 2.1.I.; specifically, provision of unmet housing units 

above ordinance requirements and building design. Furthermore, full capital facilities 

contributions are necessary to fully mitigate the capital impact of the project consistent with 

County policy. Minor transportation issues also need to be addressed. Staff recognizes that 

reinvestment is an important County goal, and can support the proposal should the required 2019 

GP criteria and infrastructure policies be met. Further explanation and analysis is provided below. 

______________________________________________________________________________ 
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APPLICATION INFORMATION: 

APPLICANT: 

Sterling Meadow, LLC 

Brian Cullen Andrew Brown 

571-223-0001 301-718-1804 

bcullen@keaneenterprises.com abrown@stanfordprop.com 

REPRESENTATIVE: 

Cooley LLP 

Molly M. Novotny 

703-456-8105 

mnovotny@cooley.com 

PARCELS/ACREAGE: 

PIN Acreage 

029-40-8452 0.844 

029-40-8502 (portion) 9.141 

Total Acreage 9.985 
 

ACCEPTANCE DATE: 

April 17, 2019 

LOCATION: 

South side of Tripleseven Road, south of 

Westwick Court, at 4590 Regal Plaza, Sterling 

ZONING ORDINANCE: 

Revised 1993 

EXISTING ZONING: 

PD-CC (SC) 

POLICY AREA: 

Suburban 

PLACE TYPE: 

Suburban Mixed Use 

 

CONTEXT:  

 

Location/Site Access – The subject site is located on the south side of Tripleseven Road 

(Route 777), south of Westwick Court (Route 1660), at 4590 Regal Plaza, Sterling. Access is 

provided from two driveways onto Tripleseven Road and at three points to the commercial center 

to the northwest. 

 

Existing Conditions – The site is currently developed as the Regal Countryside movie theater with 

associated parking. 

 

Surrounding Properties – Retail commercial uses are located to the west and south. To the north 

and east across Tripleseven Road is a church. Multifamily condominiums are located to the 

northwest. 

 

Directions – From central Leesburg, travel east on East Market Street/Route 7 for approximately 

9.6 miles. Turn left onto Countryside Boulevard (Route 1570) then right again after about 0.1 miles 

onto Pidgeon Hill Drive. In less than 500 feet turn right again to stay heading east on Pidgeon Hill 

Drive. Continue for about 0.2 miles, turning left onto Regal Plaza. The subject site is in 100 feet 

at the end of Regal Plaza. 

 

mailto:bcullen@keaneenterprises.com
mailto:abrown@stanfordprop.com
mailto:mnovotny@cooley.com
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Figure 1. Vicinity Map 

 

 
 

PROPOSAL: In order to develop 166 stacked 

multifamily residences in place of the existing 

Regal Countryside movie theater, the following 

applications are requested: 

 

ZMAP – A Zoning Map Amendment (ZMAP) 

request to change the zoning designation of 

9.985 acres from Planned Development – 

Commercial Center (Small Regional Center) 

PD-CC (SC) zoning district to the 

Townhouse/Multifamily Residential (R-16) 

zoning district. 

 

SPEX – A Special Exception (SPEX) request to 

modify Section 7-903(C)(2)(a) and (c) to reduce 

the front and rear yard requirements for 

multifamily structures from 25 feet to 14 feet. 

 

ZMOD – Zoning Modification (ZMOD) 

requests to modify: 

 

Figure 2. Conceptual Development Plan 
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1. Section 3-608(B) in order to allow off street parking for multifamily residences between 

buildings and street without berming or screening to the street; and 

 

2. Section 3-610(A) in order to allow existing neighboring commercial uses to be accessed 

from the project’s private streets. 

 

BACKGROUND: Parc City Center/Triangle Center (ZMAP-1994-0004) was approved by the 

Board on July 6, 1994, to rezone 33.5 acres from PD-CH, PD-OP, and A-3 to the PD-CC (SC) 

zoning district to allow the development of a commercial center with a movie theater. Another 

three-acre portion of the subject site was added when Regal Cinemas Parc City Center (ZMAP-

1996-0005) was approved by the Board July 3, 1996. This three-acre portion expanded the parking 

area at the northern end of the subject site. Since that time additional movie theaters in the general 

area at Dulles Town Center and One Loudoun have limited the activity at this location.  

 

The applicant has held three community meetings, July 25, September 4, and October 8, 2019. 

Staff has received four unique comments on the Loudoun Online Land Applications System 

(LOLA), three in opposition to and one in support of the request. The comments included concerns 

about road and school capacities and keeping the area commercial. The staff reports and associated 

attachments can be viewed online at www.loudoun.gov/lola; search “ZMAP-2019-0007.” 

 

OUTSTANDING ISSUES: Staff has identified three outstanding issue areas for the 

Commission’s consideration: 

 

1. Place Type – The site is designated Suburban Mixed Use Place Type. Limited areas within 

the Suburban Mixed Use Place Type may be allowed to develop as the Suburban Compact 

Neighborhood Place Type if they meet all seven criteria of Suburban Policy Area Action 

2.1.I. The proposal does not meet two of the seven criteria relative to provision of unmet 

housing needs units and building design. 

 

2. Capital Facilities Contributions – This proposal includes no capital facilities contributions. 

Instead the applicant proposes to donate approximately 40 percent (40%) of the anticipated 

capital facilities contributions to private groups for the purpose of facility improvements at 

Countryside Elementary School and Potomac View High School. None of these 

improvements have previously been identified through the County’s capital improvement 

program. The County would have no oversight to assure their completion. 

 

3. Transportation – The request fails to mitigate Regional Road and Regional Transit impacts 

consistent with County practice. Also, some triggers for proposed transportation 

improvements will need to be clarified in the Proffers. Transportation is discussed in the 

Transportation analysis section below. 

 

http://www.loudoun.gov/lola
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POLICY ANALYSIS:  

 

Zoning Map Amendment Petition (ZMAP) Criteria for Approval - Zoning Ordinance Section 

6-1210(E) of the Revised 1993 Loudoun County Zoning Ordinance states that if an application is 

for a reclassification of property to a different zoning district classification on the Zoning Map, 

the Planning Commission shall give reasonable consideration to six (6) factors or criteria for 

approval. These criteria for approval are organized below by category, followed by staff’s analysis.  

 

Special Exception (SPEX) Criteria for Approval - Zoning Ordinance Section 6-1309 of the 

Revised 1993 Loudoun County Zoning Ordinance states that in considering a minor special 

exception or special exception application, six (6) factors shall be given reasonable consideration. 

These criteria for approval are organized below by category, followed by staff’s analysis.  

 

A. Land Use: 

ZO §6-1210(E)(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. ZO §6-1309(1) 

Whether the proposed minor special exception or special exception is consistent with the 

Comprehensive Plan. (5) Whether the proposed special exception at the specified location will 

contribute to or promote the welfare or convenience of the public.  

 

Analysis – With the adoption of the 2019 GP, anticipated land uses for this site have changed. The 

subject site is now located within the Suburban Mixed Use Place Type. The existing PD-CC (SC) 

zoning district is generally not consistent with the mix of uses of the Suburban Mixed Use Place 

Type. Limited areas within the Suburban Mixed Use Place Type may be allowed to develop under 

the standards of the Suburban Compact Neighborhood Place Type if they meet all seven 

performance-based criteria of Suburban Policy Area Action 2.1.I. Without meeting these seven 

criteria, the change to the R-16 zoning district is not consistent with the 2019 GP. The seven 

criteria and whether the application meets each is provided below in Table 1.  

 

Table 1. Suburban Policy Area Action 2.1.I 

Criteria Application Component 

i. The proposal includes housing 

units that address unmet housing 

needs that exceed the applicable 

regulatory requirements. 

Criterion not met. The applicant has not committed to 

providing unmet housing needs units beyond the 

Affordable Dwelling Units (ADU) required per the 

requested zone change. Commitments to provide cash 

to the Housing Trust Fund and to provide at least three 

of the ADUs as the larger upper units do not address 

this criterion. See unmet housing discussion after this 

chart. 
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ii. The site is located at the periphery 

of a mixed use development or 

along a major transportation 

corridor. 

Criterion met. The site is located along the Route 7 

corridor at the periphery of an area planned for the 

Suburban Mixed Use Place Type. 

iii. Transit options are available 

within the direct vicinity. 

Criterion met. The site is located along the Local 

Sterling Bus Route 81 Countryside Collector. A local 

bus stops is located at Pidgeon Hill Drive and 

Davenport Drive about 150 feet from the project 

entrance. 

iv. The site is proximate to 

employment options and a 

complementary mix of uses (e.g., 

neighborhood serving retail and 

services). 

Criterion met. The site is adjacent to commercial 

centers providing employment opportunities in addition 

to a mix of neighborhood-serving retail and service. 

v. The site is proximate to public 

facilities with existing or planned 

capacity to serve the proposed 

development. 

Criterion met. Loudoun Water provides sewer and 

water service to the site. The local transportation 

network has capacity to serve the proposed use. The 

proposal does not trigger the need for any whole new 

public facilities. However, staff notes that the current 

iteration of the proposal does not fully mitigate capital 

facilities impacts. See discussion in the Capital 

Facilities analysis below. 

vi. The proposal conforms to the 

transition techniques and 

guidelines of the originally 

designated Place Type and any 

adjacent Place Types. 

Criterion met. Medium density residential uses 

generally provide an appropriate transition, both in 

terms of intensity and visual impact, between the 

planned Suburban Mixed Use areas to the south and the 

Suburban Neighborhood Place Type to the north. The 

proposal utilizes small block sizes and similar building 

heights to transition to surrounding developments.  

vii. The proposal demonstrates 

innovation in design, including 

techniques that result in a 

perceived density that 

complements the scale of the 

surrounding built environment. 

Criterion not met. There are no commitments to 

building design. See discussion in the Compatibility 

analysis section below. 

 

The proposed site design, however, is consistent with 

the building sizes of the neighboring commercial and 

multifamily developments. Site design also provides 

additional parking and active recreation beyond zoning 

minimums. 

 

Unmet Housing – Exceeding the standard regulations for unmet housing needs units—housing 

units that are affordable to households earning up to 100 percent of the Area Median Income (AMI) 

—would include providing additional ADUs, Affordable Housing Units (AHU), or Affordable 

Market-rate Purchase Units (AMPU) with the proposed development. Although substantial, the 
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$1,000,000 proffered cash contribution to the Housing Trust Fund does not fulfill this policy. A 

main focus of the 2019 GP performance-based criteria that allows a departure from the Suburban 

Mixed Use Place Type is facilitating construction of physical housing units that meet unmet 

housing needs and are located in areas that would be near major transportation corridors, transit, 

employment options, and adequate public facilities. Proper transition and design to complement 

to surrounding uses are also crucial. Since the application does not provide additional unmet 

housing units at this location, it does not comply with the 2019 GP criteria for utilization of the 

Suburban Compact Neighborhood Place Type on the subject site. The application should include 

a commitment that provides additional ADUs, AHUs, or AMPUs within the development if the 

project scope remains 100 percent residential. 

 

B. Compatibility: 

ZO §6-1210(E)(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. ZO §6-1309(2) Whether the level and impact of any noise, light, 

glare, odor or other emissions generated by the proposed use will negatively impact surrounding 

uses. (3) Whether the proposed use is compatible with other existing or proposed uses in the 

neighborhood, and on adjacent parcels. 

 

Analysis – Staff has identified one outstanding issue with this application related to compatibility. 

As previously mentioned in Table 1 above, there are no commitments for building design. Only 

the type of residential buildings (“multi-family, rear-loaded, stacked dwelling units”) and the 

general orientation (“front” or “back”) have been specified. Providing commitments to building 

design is needed to ensure consistency with 2019 GP policies. Building design commitments 

should include building forms, materials, and fenestration to create visually interesting and 

compatible neighborhoods. The design elements shall be consistent with the Suburban Policy Area 

Design Guidelines in the 2019 GP Appendix, page 6.  

 

Six-foot-tall masonry walls are provided to help screen the existing loading dock for commercial 

properties. Staff recommends evergreen trees in addition to the code-required Type 1 Buffering to 

help reduce potential impacts from introducing residential adjacent to existing commercial 

development. 

 

C. Environmental and Heritage Resources: 

ZO §6-1210(E)(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 and any proposed mitigation of those impacts. ZO §6-1309(4) Whether the 

proposed special exception or minor special exception adequately protects and mitigates impacts 

on the environmental or natural features including, but not limited to, wildlife habitat, vegetation, 

wetlands, water quality (including groundwater), air quality, topographic, scenic, archaeological 

or historic features, and agricultural and forestal lands.  
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Analysis – The proposal consists of redeveloping an existing commercial site. The application 

adequately addresses potential impacts to the environment, including floodplain management, 

water quality, and urban forestry. There are no outstanding environmental or heritage resource 

issues. 

 

D. Transportation: 

ZO §6-1210(E)(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 

[emphasis added]. ZO §6-1309(6) Whether the proposed special exception can be served 

adequately by public utilities and services, roads, pedestrian connections and other transportation 

services and, in rural areas, by adequate on-site utilities [emphasis added]. 

 

Analysis – There are two outstanding transportation issues: 1) transportation contributions, and 2) 

clarifying some of the triggers for proffered transportation improvements.  

 

Regional Road Contributions and Regional Transit Contributions of $5,000 and $625 respectively, 

are less than the recommended amounts of $6,000 and $1,000. These values are a guide and are 

not specified by the Loudoun County 2019 Countywide Transportation Plan (2019 CTP). The 

proposed development is consistent with 2019 CTP policies for new development. The 166 

stacked multifamily residences are anticipated to generate fewer vehicular trips than expected from 

the movie theater use existing on site. See Table 2 below. 

 

Trip Generation – The applicant’s Transportation Impact Study indicates that the application 

would generate fewer trips than anticipated with the movie theater use currently developed, as 

detailed in Table 3 below: 

 

 

Transportation Improvements – The application improves upon existing transportation 

infrastructure by providing the following improvements:  

 

Table 3. Proffered Transportation Improvements 

Location/Facility Description Installation Timing 

Tripleseven Road 

(Westwick Court to 

Pidgeon Hill Drive) 

Restripe to provide on-street bike lane as 

provided in 2019 CTP 

Installed prior to 50th 

occupancy permit 

Table 2. Existing and Permitted Trip Generation Comparisons 

Land Use 
AM Peak 

Trips 

PM Peak 

Trips 

Weekday 

Total Trips 

Total Movie Theater Trips 0 275 3,534 

Total Proposed Trips with these Applications 60 72 852 

   Difference (Proposed minus Existing) +60 -203 -2,682 
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Tripleseven Road 

Shortened existing northbound left-turn lane 

onto Pidgeon Hill Drive to 100 feet with 100-

foot-taper 

Timing not specified 

in Proffers 

Intersection of 

Tripleseven Road / 

Palisade Parkway 

Restripe to provide third southbound lane for 

right-turn, shared through/left-turn, and left-

turn lanes 

Installed prior to 50th 

occupancy permit 

Intersection of 

Cromwell Road / 

Tripleseven Road 

Restripe to provide two eastbound and one 

westbound lane 

Timing not specified 

in Proffers 

Tripleseven Road Add bus shelter 
Install prior to 70th 

occupancy permit 

Tripleseven Trail 

(project frontage) 

Construct or replace existing trail to provide 

six-foot-wide trail 

Install prior to 70th 

occupancy permit 

Tripleseven Trail 

(Heather Glen to 

Cromwell Road) 

Contribute $90,000 for offsite trail 

construction 

Prior to the first 

occupancy permit 

 

The cost of the proffered off-site Tripleseven Trail, Tripleseven Road/Palisade Parkway and 

Cromwell Road/Tripleseven Road intersection improvements would be included as a part of the 

Regional Road Contributions. Likewise the cost of the proffered bus shelter would come from the 

Regional Transit Contributions. The applicant should update the Proffers to the recommended 

amounts. Also, the timing of all these improvements needs to be clearly specified in the Proffers. 

 

E. Fiscal Impacts: 

ZO §6-1210(E)(4) The requirements for airports, housing, schools, parks, playgrounds, 

recreational areas and other public services.  

 

Analysis – The applicant has not mitigated the capital facilities impacts of the proposed project in 

accordance with County public facilities policies. Plan policy is to provide capital facilities 

contributions in cash, or in-kind assistance to mitigate capital facilities costs associated with that 

development, at the full calculated amount. Appropriate capital facilities contributions to serve the 

proposed 166 multifamily stacked units are calculated as $3,877,567.1 Capital facilities impacts 

are independent of ongoing operational expenses for public facilities. They are also calculated 

based on the capital needs and costs for capital facilities planning areas of the County. They are 

then allocated based on the six-year Capital Improvements Program (CIP) as provided in the 

annual budget. Generally, before items are considered for the CIP they are identified in the ten-

year Capital Needs Assessment (CNA). 

 

                                                           
1The anticipated capital facilities contribution of proposed developments is based on the number of market rate 

units multiplied by the capital intensity factor (CIF) of the housing type for the specific CIF region of the County. 

Sterling Meadow includes 155 market rate, multifamily stacked residences in the Eastern Region. Therefore the 

anticipated Capital Facilities Contribution is 155 × $25,015.56 = $3,877,566.80. 
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The applicant has proffered to provide cash to the Countryside Elementary School Parent Teacher 

Association (Countryside PTA) and Potomac Falls High School Parent Teacher Student 

Organization (Potomac Falls PTSO), as provided in Table 4 below, which is inconsistent with the 

County’s process for addressing capital facility impacts associated with the proposed project. The 

money would then be used to improve specific community facilities. The total value of the 

improvements at $1,540,000 is approximately 40 percent (40%) of the anticipated capital facilities 

contribution for this development.  

 

Table 4. Proffered Community Improvements 

Community 

Facility 
Improvement Timing Value 

Countryside 

Elementary 

Playground 

Contribute $75,000 to the Countryside PTA for 

a rubberized surface for the play area and new 

play equipment. 

Within 30 

days of 

project 

approval 

$75,000 

Countryside 

Elementary 

Walking Path 

Contribute $250,000 to the Countryside PTA to 

improve the field and construct a walking 

track/path at the school. 

Prior to 

approval of 

84th zoning 

permit 

$250,000 

Potomac Falls 

High Weight 

Room 

Contribute $125,000 to the Potomac Falls 

PTSO to improve its weight room—purchase 

and installation of weight and exercise 

equipment, HVAC/ventilation improvements, 

and new flooring. 

Within 30 

days of 

project 

approval 

$125,000 

Potomac Falls 

High Stadium  

Contribute $1,000,000 to the Potomac Falls 

PTSO to purchase or construct bleachers and 

press boxes, or to further enhance the weight 

room.  

Prior to 

approval of 

84th zoning 

permit 

$1,000,000 

 

These funds are provided to nongovernmental groups with no County oversight. Additionally, 

although unforeseen, there is no guarantee that the students from the proposed development will 

attend these schools. Since these improvements are not anticipated by the County’s capital 

improvement program, this money would not go to facilities identified by the Board as a priority 

for funding. Staff recommends the application provide the full capital facilities contributions and 

that the allocation of these funds remain as determined by County policy. The application should 

not receive credit for these proffered improvements. If the Board chooses to credit the value of any 

or all of the proffered community facility improvements toward the project’s overall anticipated 

capital facilities contributions, then additional discussion will be needed to assure that the 

proffered improvements are completed. 

 

F. Public Utilities/Public Safety:  

ZO §6-1210(E)(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. 
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(6) The protection of life and property from impounding structure failures [emphasis added]. ZO 

§6-1309(6) Whether the proposed special exception can be served adequately by public utilities 

and services, roads, pedestrian connections and other transportation services and, in rural areas, 

by adequate on-site utilities  [emphasis added].  

 

Analysis – There are no outstanding public utility or public safety issues. The following table 

summarizes how this application addresses public utilities, fire and rescue services, fire and rescue 

contributions, and public safety. 

 

Table 5. Public Utilities and Public Safety 

Water and Sewer – Loudoun Water has reviewed the applications. Service is contingent upon 

compliance with Loudoun Water policy, rules, and design requirements. Due to the increase in 

sanitary sewer needs for the proposed development, a sewer capacity analysis of the existing 

system will be required. Likewise, a hydraulic water model analysis will be required to determine 

main sizing an interconnection. Any resulting improvements and easements will be the 

responsibility of the applicant. 

Fire & Rescue Service – The Cascades Station 18/25 Fire and Rescue Station would serve the 

subject property with an approximate response time of five minutes. 

Fire & Rescue Contribution – The applicant has agreed to provide an annually adjusted one-time 

contribution of $120 per each market-rate dwelling unit for volunteer fire and rescue services.  

 

ZONING ANALYSIS: The application includes a SPEX application to modify Section 7-

903(C)(2)(a) and (c) to reduce front and rear yards for buildings from 25 feet to 14 feet in six locations 

shown on the SPEX plat. Staff is supportive of this request due to the overall design of the site as 

discussed in the Compatibility analysis section above. Of particular note is that the application 

includes more open space than required and has appropriate passive and active recreational areas 

throughout the site. 

 

Although the request includes a modification to allow neighboring commercial businesses to be 

accessed by private residential roads, the applicant has proffered to provide the required public access 

easement on the private streets since commercial uses of the PD-CC (SC) zoning district are not 

permitted in the R-16 zoning district.  

 

The CDP provides a loading space to remain in the PD-CC (SC) zoning district to serve the adjacent 

commercial uses along Pidgeon Hill Drive. The loading area will be screened from the proposed 

residential buildings with a masonry wall and Type 1 Buffer. 

 

ZONING MODIFICATIONS: The applicant proposes the zoning modification(s) summarized in 

the table below. The Revised 1993 Loudoun County Zoning Ordinance authorizes the Board to 

approve modifications to Suburban District regulations provided that the proposal meets the 

criteria of Section 6-1217(B): 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) 



ZMAP-2019-0007, SPEX-2019-0014, & ZMOD-2019-0013, Sterling Meadow 

Planning Commission Public Hearing 

November 19, 2019 

Page 12 

 

 

 

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; 4) No such 

modification shall be approved for the primary purpose of achieving the maximum density on a 

site; 5) 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. 

 

Table 6. Zoning Modifications 

Zoning Ordinance Section Proposed Modification 

§3-608(B), R-16 Townhouse/Multifamily 

Residential, Additional Development 

Standards, Off Street Parking. 

Permit off street parking for multifamily residences 

between buildings and street without berming or 

screening to the street. 

Inconsistency of the overall proposal with Place Type notwithstanding, Staff supports the 

requested zoning modification to allow the placement of parking in this multifamily development 

without screening or berming from the streets. The modification would allow the parking to be 

conveniently placed. 

§3-610(A), R-16 Townhouse/Multifamily 

Residential, Development Setback and 

Access From Major Roads, Private 

Streets. 

Permit access to commercial uses from private 

streets. 

Inconsistency of the overall proposal with Place Type notwithstanding, Staff supports the 

requested zoning modification to permit access to the existing commercial businesses with a 

condition that the Type 1 Buffer be enhanced to include evergreen trees where adjacent to 

residents. This request reduces the impacts upon existing businesses without increasing density 

and improving upon the minimum buffering requirements. 

 

DRAFT MOTIONS: 

 

1. I move that the Planning Commission forward ZMAP-2019-0007, SPEX-2019-0014, & 

ZMOD-2019-0013, Sterling Meadow, to a Planning Commission Work Session for further 

discussion, and direct the applicant to meet all seven of the 2019 GP criteria for utilization of 

the Suburban Compact Neighborhood Place Type. 

 

OR 

 

2. I move an alternate motion. 

 

ATTACHMENTS: 

 

1. Proffer Statement (November 4, 2019) 

2. Concept Development Plan (November 4, 2019) 

3. Statement of Justification 
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4. Review Agency Comments 

5. Response to Referral Comments 



1 
207709611 v4

STERLING MEADOW 
ZMAP-2019-0007 

PROFFER STATEMENT 

July 11, 2019  
Revised September 13, 2019 
Revised November 4, 2019 

PREAMBLE 

Sterling Meadow, LLC, the owner (the “Owner”) of property described as Loudoun County Tax 

Map 81 Parcels 3A and 2  (PINs: 029-40-8502 and 029-40-8452), on behalf of itself and its 

successors in interest, hereby voluntarily proffers, pursuant to Section 15.2-2303, Code of Virginia 

(1950), as amended, and Section 6-1209 of the Revised 1993 Loudoun County Zoning Ordinance 

(the “Zoning Ordinance”), that in the event all of PIN 029-40-8452 and the approximately 9.141-

acre portion of PIN 029-40-8502 (collectively the “Property”) is rezoned by the Board of 

Supervisors of Loudoun County, Virginia (hereinafter referred to as the “County”), to the R-16 

(Residential-16 Townhouse ) Affordable Dwelling Unit (Section 7-800 of the Zoning Ordinance, 

herein referenced as the “R-16 ADU zoning district”), under the Zoning Ordinance as may be 

amended from time to time, in accordance with the Concept Development Plan, as defined below, 

the development of the Property shall be in substantial conformance with the proffers as set forth 

below (the “Proffers”). 

All proffers made herein are contingent upon approval of this ZMAP-2019-0007 (the 

“Application”), and the Concept Development Plan, as defined below.  If approved, this rezoning 

and these Proffers shall supersede and fully replace all previous proffers applicable to the Property. 

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

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

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

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

or record plat approval shall be deemed to be required to be performed prior to the recordation of 

any such condominium declaration or plat or other similar document that would have the legal 

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

Attachment 1
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When any plan submission, signal warrant analysis submission, noise or other impact study 

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

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

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

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

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

documentation from County Building and Development or Zoning Administration staff that the 

said payment, act, or activity has been made or completed, or provided documentation from Zoning 

Administration staff that the said payment, act, or activity is no longer a prerequisite for issuance 

or approval of said permits or plans.   

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

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

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

Administrator determines that an extraordinary, unforeseeable event or circumstance beyond the 

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

I. CONCEPT DEVELOPMENT PLAN 

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

defined as Sheets 1, 2, 5, 5A, 5B and 8 of 8 (the “CDP”) of the rezoning plan set entitled “Sterling 

Meadow Zoning Map Amendment, Special Exception, and Zoning Modifications (ZMAP-2019-

0007, SPEX-2019-0014, ZMOD-2019-0013 and ZMOD-2019-0014)” dated April 2, 2019, and 

revised through November 4, 2019, prepared by Urban (the “Plans”), incorporated herein by 

reference as Exhibit A, and the Zoning Ordinance Modifications, approved  pursuant to Section 6-

1217 of the Zoning Ordinance, as described in Exhibit B attached hereto and incorporated herein 

by reference (“Zoning Ordinance Modifications”).  Minor adjustments to the locations of the 

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

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

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

engineering considerations, and to accommodate the recommendations of archaeological studies, 

if any. Special exception applications for special exception uses may be filed and considered by 



3 
207709611 v4  

the County provided that any special exception use shall receive the requisite County approval 

prior to establishment of such use.   

II. DEVELOPMENT SCOPE 

Up to 166 multi-family, rear-loaded, stacked dwelling units shall be permitted on the Property.  

The Owner shall construct a minimum of eleven (11) of the 166 multi-family stacked dwelling 

units as affordable dwelling units on the Property that will comply with Article 7 of the Zoning 

Ordinance and Chapter 1450 of the Codified Ordinances of Loudoun County.  Provision of such 

affordable dwelling units (the “ADUs”) shall be phased, with at least six (6) ADUs constructed 

with Notices of Availability of such units provided to the County prior to the issuance of the 

occupancy permit for the 77th non-ADU dwelling unit, and the remaining ADUs constructed with 

Notices of Availability of such units provided to the County prior to the issuance of the occupancy 

permit for the 116th non-ADU dwelling unit.  At least three (3) of the required ADUs will be upper-

story units.  The issuance of the said occupancy permit shall be subject to compliance with the 

provisions of Proffer X.C below. 

III. PROPERTY OWNERS ASSOCIATION  

The owners of all property will be subject to one Property Owners Association (the “POA”). The 

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

and private streets and street lighting; the landscaping of common areas; the maintenance and 

replacement of trails and sidewalks located outside of public rights-of-way; snow removal from 

private streets and parking areas; maintenance of all storm drainage easements and stormwater 

management/BMP facilities; and trash removal and recycling services for the Property.  The POA 

for the Property will be established and POA documents recorded in the land records, subject to 

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

site plan for the Property, whichever is first in time.  

IV. TRANSPORTATION 

A. Tripleseven Road 

1. Bicycle Lane. The Owner shall, within the existing right of way, 

restripe Tripleseven Road as shown on Sheet 8 of the CDP to accommodate an on-street, 
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southbound bike lane with a minimum width of five (5) feet.  The bike lane shall begin at Westwick 

Court and continue along the Property’s frontage before transitioning to the existing trail prior to 

or at Pidgeon Hill Drive, depending upon available right of way.  The Owner shall show this on-

street bike lane on a striping plan submitted directly to VDOT prior to the approval of the 1st zoning 

permit at the Property and construct the improvement prior to the approval of the 50th occupancy 

permit at the Property.  The final striping of the bike lane is subject to review and approval by 

VDOT and may change based upon that review.  The issuance of the said occupancy permit shall 

be subject to compliance with the provisions of Proffer IX.C below. 

2. Palisade Parkway Intersection.  Subject to VDOT and the Loudoun 

County Department of Transportation and Capital Infrastructure (“DTCI”) approval, the Owner 

shall, within the existing right of way, restripe Tripleseven Road as shown on Sheet 8 of the CDP 

to add a dedicated left turn lane, such that there are three eastbound lanes (dedicated right lane, 

shared thru, left lane and dedicated left turn) (the “Palisade Parkway Intersection Improvement”).  

The Owner shall show this restriping on a separate striping plan submitted directly to VDOT prior 

to the approval of the 1st zoning permit at the Property with the final striping subject to review and 

approval by VDOT and may change based upon that review.  Provided the Owner has bonded this 

improvement prior to the approval of the first zoning permit at the Property, the Owner shall 

receive a credit against its Regional Transportation Contribution defined in Proffer IV.C below in 

the amount of $______, the cost of the Palisade Parkway Intersection Improvement.  The Owner 

shall construct the Palisade Parkway Intersection Improvement prior to the approval of the 50th 

occupancy permit at the Property.   The issuance of the said occupancy permit shall be subject to 

compliance with the provisions of Proffer IX.C below. 

B. Cromwell Road 

1. Subject to VDOT and DTCI approval, the Owner shall, within the 

existing right of way, restripe Cromwell Road as shown on Sheet 9 of the CDP to add an additional 

right turn lane onto Tripleseven Road, such that there will be two eastbound lanes and one 

westbound lane on Cromwell Road (the “Cromwell Intersection Improvement”).  The Owner shall 

show this restriping on a separate striping plan submitted directly to VDOT prior to the approval 

of the ____ zoning permit at the Property with the final striping subject to review and approval by 

VDOT and may change based upon that review.  Provided the Owner has bonded the Cromwell 
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Intersection Improvement prior to the approval of the ____ zoning permit at the Property, the 

Owner shall receive a credit against its Regional Transportation Contribution defined in Proffer 

IV.C below in the amount of $______, the cost of the Cromwell Intersection Improvement.  The 

Owner shall construct the improvement prior to the approval of the ____ occupancy permit at the 

Property.   The issuance of the said occupancy permit shall be subject to compliance with the 

provisions of Proffer IX.C below. 

C. Internal Street Design 

The Owner shall submit street layouts as part of the preliminary final record plat, site plan, or 

construction plans and profiles submission, whichever comes first, with such layouts consistent 

with the section shown on Sheet 5B of the CDP and showing appropriate roadway design speeds 

and function designed to discourage speeding and cut-through traffic.   At least two crosswalks 

will be striped, both as shown as dashed arrows on Sheet 5 of the CDP.  The Owner shall locate 

the internal streets, not alleys, at the Property within a Public Access Easement. 

D. Regional Transportation Contribution 

The Owner shall make a transportation contribution to the County valued at $5,000.00 per market 

rate unit developed at the Property.  This contribution may be reduced by $________ which is the 

cost of the Palisade Parkway Intersection improvements in Proffer IV.A.2, by _____ which is the 

cost of the Cromwell Intersection Improvements in Proffer IV.B.1 above and by $90,000, which 

is the cost of the Off-site Tripleseven Trail in Proffer VII.A below, bringing the total anticipated 

regional transportation contribution to $_________ (155 market rate units at $5,000 less the 

$_____ cost of the Palisade Parkway Intersection Improvement, the $_____ cost of the Cromwell 

Intersection Improvement and the $_____ cost of the Off-site Tripleseven Trail).  The amount of 

the said regional transportation contribution payable for each dwelling unit, adjusted pursuant to 

Proffer IX.B. below, shall be calculated at the time of the approval of the zoning permit for each 

said dwelling unit and shall be payable prior to the issuance of the occupancy permit for such 

dwelling unit.  If the regional transportation contribution is not reduced per Proffer IV.A.2 and 

IV.B.1 above and Proffer VII.A below, the Applicant shall make a per-unit regional transit 

contribution of $4,668.70 for each of the residential units developed at the Property.  

E. Regional Transit Contribution 
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The Owner shall make a transit contribution to the County valued at $625 per market rate unit 

developed at the Property.  Per Proffer IV.E below, this contribution may be reduced by $30,000 

which is the cost of the offsite bus shelter, bringing the total anticipated regional transit 

contribution to $66,875 (155 market rate units at $625 less the $30,000 cost of the bus shelter).  

The amount of the said transit contribution payable for each dwelling unit, adjusted pursuant to 

Proffer IX.B. below, shall be calculated at the time of the approval of the zoning permit for each 

said dwelling unit and shall be payable prior to the issuance of the occupancy permit for such 

dwelling unit. Said contribution shall be deposited in a Transit/Rideshare County trust fund or 

otherwise used by the County in the Potomac subarea to support transit services as described in 

the Loudoun County 2019 Countywide Transportation Plan (the “2019 CTP”).  If the regional 

transit contribution is not reduced by $30,000 per Proffer IV.E below, the Applicant shall make a 

per-unit regional transit contribution of $583.50 for each of the residential units. 

F. Bus Shelter 

The Owner shall construct a bus shelter along Tripleseven Road that shall be enclosed on three 

(3) sides, have a roof and shall meet the County’s minimum bus shelter design standards.  The 

Owner shall work with the Department of Capital Infrastructure during the first site plan 

approval process for the Property to coordinate the location of the bus shelter and shall install the 

bus shelter prior to the issuance of the 70th occupancy permit at the Property.  The issuance of the 

said occupancy permit shall be subject to compliance with the provisions of Proffer IX.C below.  

Provided the Owner has bonded the bus shelter prior to the approval of the first (1st) zoning 

permit at the Property, the Owner shall receive a credit against its Regional Transit Contribution 

in the amount of $30,000, the cost of the Bus Shelter, as set forth in Proffer IV.D above.    

 
V. PEDESTRIAN NETWORK 

A. Internal Sidewalks 

The Owner shall construct sidewalks of a minimum width of five feet (5’) along the private street 

segments fronting the dwelling units within the Property in accordance with applicable FSM 

standards and as shown on Sheet 5 of the CDP.  The sidewalks shall be constructed concurrently 

with the dwelling units which they serve. 

B. Tripleseven Road Trail 
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The Owner shall construct and/or replace existing trail segments to ensure a trail of a minimum 

width of six feet (6’) along the Property’s Tripleseven Road frontage as shown on Sheet 5 of the 

CDP.  The curb ramps at both of the Property’s entrances from Tripleseven Road shall be upgraded 

or replaced to meet current ADA standards, including providing a detectable warning surface.  The 

trail will be located either wholly within the right of way or wholly within the Property.  If located 

within the Property, the trail shall be within a 10-foot wide public access easement granted to the 

County at no public cost and will be maintained by the POA. The trail shall be constructed and 

open for use prior to the issuance of the 50th occupancy permit at the Property.  The issuance of 

the said occupancy permit shall be subject to compliance with the provisions of Proffer IX.C 

below. 

VI. SITE DESIGN 

The Owner shall construct and install recreational and passive spaces throughout the Property to 

include the amenities described below. 

A. Active Recreation Space 

The Owner shall provide four areas of active recreation spaces at the Property, of the general size 

and in the general location as Active Recreation Spaces 1, 2, 3 and 4, depicted on Sheet 5 of the 

CDP.  Collectively, the active recreation spaces shall be a minimum of 35,200 square feet.   

 

1. Active Recreation Space 1 and 2.  Within Active Recreation Space 

1 and/or 2, the Owner shall install at least one tot lot, a sport court and a grassed open play area, 

with such amenities reflected on the first approved site plan for the Property.  Additionally, Active 

Recreation Space 1 and 2 shall be adorned with seating, landscaping and hardscaping to encourage 

gathering.   Active Recreation Space 1 shall be established, completed, and open for use prior to 

the issuance of the occupancy permit for the 30th dwelling unit surrounding the activated space.  

Active Recreation Space 2 shall be established, completed, and open for use prior to the issuance 

of the occupancy permit for the 40th dwelling unit surrounding the activated space.  The issuance 

of the said occupancy permits shall be subject to compliance with the provisions of Proffer IX.C. 

below. 
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2. Active Recreation Space 3 and 4.  Within Active Recreation Space 

3 and/or 4, the Owner shall install at least one area for dogs and a fitness cluster with at least three 

pieces of exercise equipment, with such amenities reflected on the first approved site plan for the 

Property.  Additionally, Active Recreation Space 3 and 4 shall be adorned with seating, 

landscaping and hardscaping to encourage gathering.   Active Recreation Space 3 shall be 

established, completed, and open for use prior to the issuance of the occupancy permit for the unit 

immediately adjacent.   Active Recreation Space 4 shall be established, completed, and open for 

use prior to the issuance of the 150th occupancy permit at the Property.  The issuance of the said 

occupancy permits shall be subject to compliance with the provisions of Proffer IX.C. below. 

B. Passive Open Space 

The Owner shall establish at least 145,800 square feet at the Property as open space, which will 

include the following amenities. 

1. Pocket Park.  The Owner shall establish at least one pocket park of 

a minimum size of 2,500 square feet as shown on Sheet 5 of the CDP.  The Pocket Park shall have 

seating for a minimum of four people and be landscaped with shrubs and bushes.  The Pocket Park 

shall be shown on the first site plan at the Property and constructed and open to pedestrians prior 

to the issuance of the first occupancy permit of the adjacent units.  The issuance of the said 

occupancy permits shall be subject to compliance with the provisions of Proffer IX.C below. 

C. Access 

The recreational amenities defined above in this Proffer VI.A and VI.B shall be managed and 

maintained by the POA and access to such amenities shall be provided to all homeowners within 

the Property. 

D. Perimeter Buffers   

1. Prior to the issuance of the 50th occupancy permit at the Property, 

the Owner shall install the Type 2 Front buffer along Tripleseven Road as shown on Sheet 5B of 

the CDP.   This timing correlates with the construction of the Tripleseven Road Trail.  The issuance 

of the said occupancy permits shall be subject to compliance with the provisions of Proffer IX.C. 

below. 
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2. The Applicant shall install the Type 1 Side/Rear buffers, as shown 

on Sheet 5B of the CDP, concurrently with the adjacent dwelling units to the specific buffers. 

E. Bicycle Racks 

The Owner shall provide at least one bicycle rack to accommodate a minimum of five bicycles at 

the Property. The location of the bicycle rack shall be shown on the first site plan and shall be 

installed prior to the issuance of the 30th occupancy permit at the Property.  The issuance of the 

said occupancy permit shall be subject to compliance with the provisions of Proffer IX.C below. 

F. Lighting 

All lighting fixtures used in parking areas and on building exteriors shall be full cutoff, fully 

shielded, directed downward, and designed and installed to prevent glare onto adjacent properties 

and streets.  The lighting details shall be depicted on the first site plan approved for the Property.   

VII. COMMUNITY BENEFITS 

Owing to the completion of the capital facilities and amenities in the Algonkian District 

and in the immediate vicinity of the Property, the Applicant has identified and is hereafter 

proffering to complete or fund the following capital improvements, instead of making a capital 

facilities contribution, many of the improvements which are identified as necessary or desirable 

within the School Board’s Capital Asset Preservation Program, the County’s Capital 

Improvement Program, the 2019 CTP and/or are policy priorities established by the Board of 

Supervisors. 

A. Off-site Tripleseven Trail 

The Owner shall contribute $90,000 to Loudoun County to construct 2,000 linear feet of trail 

along Tripleseven Road between Heather Glen and Cromwell Road.  This contribution shall be 

made prior to the issuance of the first occupancy permit at the Property and shall be credited 

against the Applicant’s Regional Transportation Contribution in Proffer IV.C above. 

 

B. Countryside Elementary School 



10 
207709611 v4  

1. Playground Improvements.  The Owner shall contribute $75,000 to 

the Countryside Elementary School PTA (the “Countryside PTA”) to improve the kindergarten 

playground.  The money shall be used for the purchasing and installation of a rubberized surface 

for the play area and new play equipment, both needs the school has identified.  This contribution 

shall be made no later than 30 days following the expiration of any appeal periods following 

approval of this zoning case by the Loudoun County Board of Supervisors.  In the event these 

improvements have been constructed or funded by the time this proffer payment was to be made, 

this money shall be redirected toward other capital facility needs as identified and agreed to by the 

Owner and the Algonkian School Board representative. 

2. Walking Track/Field.  The Owner shall contribute $250,000 to the 

Countryside PTA to improve the field and construct a walking track/path at the school, a need the 

school has identified.  This contribution shall be made prior to the approval of the 84th zoning 

permit at the Property.  In the event these improvements have been constructed or funded by the 

time this proffer payment was to be made, this money shall be redirected toward other capital 

facility needs as identified and agreed to by the Owner and the Algonkian School Board 

representative.  The issuance of the said occupancy permit shall be subject to compliance with the 

provisions of Proffer IX.C below. 

C. Potomac Falls High School 

1. Weight Room Improvements.  The Owner shall contribute $125,000 

to the Potomac Falls High School Parent-Teacher-Student Organization (the  

“Potomac Falls PTSO”) to improve its weight room.  The money shall be used for the purchasing 

and installation of weight and exercise equipment, HVAC/ventilation improvements and/or new 

flooring, all needs the school has identified.  This contribution shall be made no later than 30 days 

following the expiration of any appeal periods following approval of this zoning case by the 

Loudoun County Board of Supervisors.  In the event these improvements have been constructed 

or funded by the time this proffer payment was to be made, this money shall be redirected toward 

other capital facility needs as identified and agreed to by the Owner and the Algonkian School 

Board representative. 
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2. Stadium Improvements.  The Owner shall contribute $1,000,000 to 

the Potomac Falls PTSO to purchase or construct bleachers and press boxes, both needs the school 

has identified, or to further enhance the weight room.  This contribution shall be made prior to the 

approval of the 84th zoning permit at the Property.  In the event these improvements have been 

constructed or funded by the time this proffer payment was to be made, this money shall be 

redirected toward other capital facility needs as identified and agreed to by the Owner and the 

Algonkian School Board representative.  The issuance of the said occupancy permit shall be 

subject to compliance with the provisions of Proffer IX.C below. 

D. Unmet Housing Needs  

The Owner shall contribute $1,000,000 to the County of Loudoun Housing Trust, with such funds 

to be used for purposes as, without limitation, facilitating the creation of rental housing units or 

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

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

(“AMI”) as published by the U.S. Department of Housing and Urban Development from time to 

time. This contribution shall be paid in two installments with $500,000 paid prior to the issuance 

of the 50th occupancy permit and the remaining $500,000 paid prior to the issuance of the 110th 

occupancy permit.  The amount of the said contribution, adjusted pursuant to Proffer IX.B. below, 

shall be calculated at the time of the approval of the 50th zoning permit at the Property and again 

prior to the approval of the 110th zoning permit at the Property.  Said contributions shall be placed 

by the County in an account for affordable housing to serve households with incomes between 0% 

and 100% of the AMI at the discretion of the Board of Supervisors.   The issuance of the said 

occupancy permit shall be subject to compliance with the provisions of Proffer IX.C below. 

VIII. EMERGENCY SERVICES 

A. Fire and Rescue Contribution 

The Owner shall make a one-time contribution of $120.00 per dwelling unit for each dwelling unit 

on the Property payable to the County for distribution by the County to the volunteer fire and 

rescue companies providing service to the Property.  The amount of such contribution payable for 

each dwelling unit, adjusted pursuant to the provisions set forth below in this Proffer IX.A, shall 

be calculated at the time of the approval of the zoning permit for each said dwelling unit and shall 
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be payable prior to the issuance of the occupancy permit for such dwelling unit. The amount of the 

contribution shall be adjusted on a yearly basis from the base year of 1988 and change effective 

each January 1 thereafter, in accordance with changes to the Consumer Price Index for all urban 

consumers (CPI-U), 1982-1984=100 (not seasonally adjusted), as published by the Bureau of 

Labor Statistics, U.S. Department of Labor, for the Washington-Baltimore, MD-VA-DC-WV 

Consolidated Metropolitan Statistical Area (the “CPI”).  Contributions pursuant to this paragraph 

shall be divided equally between the servicing fire and rescue companies providing service to the 

Property.  Notwithstanding the foregoing, if at the time of the application for any such zoning 

permit, the primary servicing fire and rescue company does not utilize, to any significant extent, 

either volunteer staff or apparatus owned by a volunteer organization, then the Owner may elect 

to make no contribution. The intent of this provision is to support volunteer fire and rescue staffing 

and operations so long as any significant element of the primary provider of fire and rescue services 

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

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

remaining company. 

IX. MISCELLANEOUS 

A. Severability 

Any portion of the Property may be the subject of a Zoning Concept Plan/Proffer Amendment, 

Rezoning, Special Exception, Commission Permit, Zoning Modification, Variance or other zoning 

application without the joinder and/or consent of the owners of other land areas within the 

Property, provided (1) that such application is compatible with these Proffers, (2) that the approval 

of such application would have no material, adverse impact upon any other land within the 

Property or the performance of any of these Proffers by the owners of the other land within the 

Property, (3) that such application complies with the relevant Zoning Ordinance and Virginia Code 

provisions, (4) that such application includes a proffer audit outlining the status of each 

commitment in these Proffers, and (5) that such application shall not be approved by the Board of 

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

hearings as required by law.  Previously approved proffered conditions or development conditions 
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applicable to a particular portion of the Property which are not the subject of such an application 

shall remain in full force and effect.  

B. Annual Adjustment 

All cash contributions enumerated in these Proffers, other than the fire and rescue contributions of 

Proffer IX.A above which are subject to a separate adjustment provision, shall be subject to an 

annual adjustment based on the CPI with a base year of 2019.  The first such adjustment shall 

occur on January 1, 2020 and change effective each January 1 thereafter.  

C. Occupancy Permit Trigger 

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

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

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

in these Proffers is required to be performed, submitted, recorded, paid, or completed prior to the 

issuance of an occupancy permit, the said occupancy permit shall not be issued until the Owner 

has provided (i) written documentation from County Building and Development or Zoning 

Administration staff that the said payment, action, or other act or activity has been made, 

performed, or completed, or (ii) written documentation from Zoning Administration staff that the 

said payment, action, or other act or activity is no longer a prerequisite for issuance of such 

occupancy permit, or (iii) such other documentation or evidence of either of the foregoing which 

may hereafter be established by the County as suitable confirmation of same. 

 

--- Signature Page Follows ---  
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The undersigned hereby warrants that all owners with any legal interest in the Property have signed 

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

to be binding and enforceable in accordance with their terms, that it, together with any others 

signing this document, has full authority to bind the Property to these conditions, and that the 

Proffers are entered into voluntarily. 

 

OWNER 

By: _________________________, 

_______________________________ 

 

STATE OF    

   ) 

COUNTY/CITY OF      ) 

The foregoing Proffer Statement was acknowledged before me this _______ day of 

____________, 2019, by ___________________________, as ___________________ of 

______________________ 

      

Notary Public 

 

My Commission Expires:      
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EXHIBIT A 

CONCEPT DEVELOPMENT PLAN 

 

 

 



16 
207709611 v4  

EXHIBIT B 

ZONING ORDINANCE MODIFICATION 

 
The Owner is requesting the following modifications for the Property: 

 
1) A modification of Section 3-608(B) to allow parking for the stacked multi-family dwellings 

to be located between the buildings and streets without adding berming or screening.    

2) A modification of 3-610(A) to allow the private streets that serve the multifamily uses to 
also be accessed by commercial vehicles. 
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THE SUBJECT PROPERTIES ON THIS PLAN ARE IDENTIFIED AS LOUDOUN COUNTY PIN# 029-40-8502

(PORTION OF) AND 029-40-8452. BOTH PARCELS ARE CURRENTLY ZONED PD-CC-SC. THE SUBJECT

PROPERTIES LIE COMPLETELY WITHIN THE ROUTE 28 TAX DISTRICT.

ALL REFERENCE HEREIN TO ZONING ORDINANCE SHALL REFER TO THE REVISED 1993 LOUDOUN COUNTY

ZONING ORDINANCE.

THIS APPLICATION PROPOSES A ZONING MAP AMENDMENT ON THE SUBJECT PROPERTIES TO R-16

UNDER THE REVISED 1993 LOUDOUN COUNTY ZONING ORDINANCE.

THE PROPERTY LIES COMPLETELY WITHIN LOUDOUN COUNTY AND IS CURRENTLY WITHIN THE

ALGONKIAN ELECTION DISTRICT.

BOUNDARY INFORMATION IS BASED ON AN ALTA SURVEY COMPLETED BY MKA ASSOCIATES LLC ON JULY

8, 2018.

TOPOGRAPHIC INFORMATION IS BASED ON LOUDOUN COUNTY GIS. THE CONTOUR INTERVAL IS 4 FEET.

THE PROPERTY IS TO BE SERVED BY PUBLIC WATER AND SANITARY SEWER. ALL PROPOSED SANITARY

SEWER AND WATER SERVICES WILL BE DESIGNED IN ACCORDANCE WITH APPLICABLE LOUDOUN WATER

REQUIREMENTS AND WILL CONNECT TO LOUDOUN WATER MAINTAINED FACILITIES.

PRIVATE OPEN SPACE AREAS WILL BE OWNED AND MAINTAINED BY  A HOMEOWNERS ASSOCIATION

(HOA) OR PROPERTY OWNER ASSOCIATION (POA). HOA AND/OR POA WILL BE ESTABLISHED PRIOR TO

APPROVAL OF THE FIRST BUILDING PERMIT, IN A FORM APPROVED BY THE COUNTY.

UTILITIES INCLUDING TELEPHONE, ELECTRIC, CABLE AND OTHER  UTILITIES WILL BE EXTENDED TO THE

SITE.

ALL EXISTING STRUCTURES SHALL BE REMOVED, UNLESS NOTED OTHERWISE.

A PHASE I ENVIRONMENTAL SITE ASSESSMENT WAS CONDUCTED BY GEO-TECHNOLOGY ASSOCIATES,

INC. ON MAY 4, 2018. THE PHASE I ESA REVEALED NO EVIDENCE OF RECOGNIZED ENVIRONMENTAL

CONDITIONS (REC'S) IN CONNECTION WITH THE SUBJECT PROPERTY. BEYOND THAT DESCRIBED ABOVE,

THERE ARE NO KNOWN HAZARDOUS OR TOXIC SUBSTANCES ON THE SUBJECT PROPERTY.

THERE IS NO FLOODPLAIN WITHIN THE PROPOSED REZONING DISTRICT. THERE IS FLOODPLAIN NEAR THE

PROPERTY THAT IS THE SUBJECT OF THIS APPLICATION. THE CURRENT FLOOD INSURANCE RATE MAP

(FIRM) OF LOUDOUN COUNTY COMMUNITY PANEL NUMBER FOR THE PROPERTY THAT IS THE SUBJECT OF

THIS APPLICATION IS 51107C0266E, EFFECTIVE FEBRUARY 17, 2017. THE DEPICTED BOUNDARY OF THE

EXISTING FLOODPLAIN IS BASED ON THE FIRM.

THERE ARE NO KNOWN WETLANDS OR WATER OF THE US IN THE PROJECT AREA.

TRASH AND GARBAGE COLLECTION WILL BE PROVIDED BY PRIVATE COLLECTION COMPANIES WHICH

WILL BE PAID BY HOMEOWNER FEES.

UNLESS MODIFIED OTHERWISE, LANDSCAPE BUFFERS WILL BE PROVIDED IN ACCORDANCE WITH THE

ZONING ORDINANCE.

DEVELOPMENT OF THE PROPERTY WILL BE DETERMINED BY MARKET DEMAND. NO PHASING PLAN IS

PROPOSED.

ALL PROPOSED UTILITY DISTRIBUTION LINES SHALL BE PLACED UNDERGROUND.

THIS DEVELOPMENT WILL COMPLY WITH THE LIGHT AND GLARE STANDARDS IN SECTION 5-1504 OF THE

ZONING ORDINANCE.  PROPOSED EXTERIOR LIGHTING WILL BE SHIELDED TO ELIMINATE GLARE AND

LIGHT TRESPASS.

ANY EXISTING WELLS OR DRAIN FIELDS ON THE APPLICATION PROPERTY MUST BE ABANDONED IN

ACCORDANCE WITH COUNTY HEALTH DEPARTMENT REQUIREMENTS.

THE LOCATION OF ROADWAYS, OPEN SPACE, AND LOT LAYOUT WILL BE IN SUBSTANTIAL CONFORMANCE

WITH THE CDP. ADMINISTRATIVE AND MINOR CHANGES MAY ONLY BE COMPLETED PURSUANT TO

SECTION 6-1216(A) OR SECTION 6-1216(B) OF THE ZONING ORDINANCE.

ALL SIGNS WILL BE IN COMPLIANCE WITH SECTION 5-1200 OF THE ZONING ORDINANCE.

STORMWATER MANAGEMENT AND BEST MANAGEMENT PRACTICES WILL BE PROVIDED IN ONSITE

FACILITIES WHERE REQUIRED BY THE FSM.

PARKING SPACES WILL BE PROVIDED PURSUANT TO ZONING ORDINANCE REQUIREMENTS.

THE PROPERTY IS CURRENTLY SERVED BY THE FOLLOWING PUBLIC FACILITIES:

ELEMENTARY SCHOOL: COUNTRYSIDE ELEMENTARY SCHOOL

MIDDLE SCHOOL: RIVER BEND MIDDLE SCHOOL

HIGH SCHOOL: POTOMAC FALLS HIGH SCHOOL

FIRE/RESCUE: CASCADES FIRE & RESCUE

ALL PRIVATE STREETS WILL CONFORM TO SECTION 3-610 OF THE ZONING ORDINANCE.

PRIVATE ROAD INGRESS/EGRESS EASEMENTS SHALL BE  RECORDED PRIOR TO BUILDING PERMIT

APPROVAL.

THE FOLLOWING MINIMUM SUBMISSION CHECKLIST ITEMS HAVE BEEN WAIVED: J. TREE SURVEY, K.

ARCHEOLOGICAL SURVEY, AND L. ENVIRONMENTAL FEATURES.

THERE ARE NO KNOWN GRAVES AND/OR CEMETERY SITES ON THE PROPERTY.

THERE ARE NO KNOWN STATE OR FEDERAL REGULATIONS THAT WOULD IMPOSE LIMITATIONS ON THE

DEVELOPMENT OF THE SUBJECT PROPERTY.

WATER QUALITY NARRATIVE: THIS PROJECT WAS ANALYZED AS A REDEVELOPMENT SITE USING THE

VRRM REDEVELOPMENT SPREADSHEET. THE PRELIMINARY ANAYSIS USING THE VRRM SPREADSHEET

YIELDED A REQUIRED PHOSPHORUS REMOVAL OF APPROXIMATELY 0.50 LB/YR. THE REQUIRED

PHOSPHORUS REMOVAL WILL BE ACHIEVED THROUGH THE PURCHASE OF OFFSITE NUTRIENT CREDITS,

MANUFACTURED DEVICES, BIORETENTION FACILITIES, REDUCTION OF IMPERVIOUS AREAS, OR SOME

COMBINATION OF THOSE AS WILL BE DETERMINED AT TIME OF FINAL SITE PLAN.

WATER QUANTITY NARRATIVE: WATER QUANTITY HAS BEEN PRELIMINARILY ANALYZED FOR THE SITE

USING SECTION 5.230.A.2.c OF THE FSM FOR CHANNEL PROTECTION AND SECTION 5.230.A.3.a.i(a) OF THE

FSM FOR FLOOD PROTECTION. BECAUSE SECTION 5.230.A.2.c WAS USED TO ANALYZE CHANNEL

PROTECTION, THE DOWNSTREAM ANALYSIS IS LIMITED TO ANALYZING THE FIRST 150' DOWNSTREAM OF

THE SITE'S OUTFALL. EITHER A PIPE ANALYSIS OR DITCH CROSS-SECTIONS WILL BE PROVIDED TO

DEMONSTRATE COMPLIANCE. BECAUSE THE SITE DISCHARGES INTO THE FLOODPLAIN, DOWNSTREAM

ANALYSIS FOR FLOOD PROTECTION IS SATISFIED AS LONG AS THE POST-DEVELOPMENT DISCHARGE IS

LESS THAN THE PRE-DEVELOPMENT DISCHARGE FOR THE 10-YEAR 24-HOUR STORM. DUE TO THE

DECREASE IN IMPERVIOUSNESS OF APPROXIMATELY 2 ACRES IN THE POST-DEVELOPMENT CONDITION,

THE ALLOWABLE RELEASE RATES FROM THE SITE ARE MET IN ACCORDANCE WITH THE ABOVE

REFERENCED CODE SECTIONS WITHOUT ANY DETENTION FACILITIES. THEREFORE, NO STORM

DETENTION FACILITIES ARE PROPOSED WITH THIS APPLICATION.

THE PROPOSED SITE WILL MEET THE MINIMUM TREE CANOPY REQUIREMENTS AS SPECIFIED IN THE

ZONING ORDINANCE.

ADUS SHALL BE A BUILDING TYPE AND OF AN ARCHITECTURAL STYLE COMPATIBLE WITH THE ZONING

DISTRICT AND INTERSPERSED AMONG THE MARKET RATE UNITS IN THE PROPOSED DEVELOPMENT.

PURSUANT TO SECTION 7-104(B), ADUS SHALL MEET THE REQUIREMENTS ESTABLISHED BY THE

AFFORDABLE DWELLING UNIT ADVISORY BOARD PER THE CODIFIED  ORDINANCE.

THE PROPERTY MAY BE SUBDIVIDED DURING OR AFTER DEVELOPMENT.

16.

18.

17.

19.

20.

21.

22.

23.

24.

25.

26.

PARCEL PIN # OWNER EX. ZONING USE INSTR.NUMBER

A

B

PARCEL PIN # OWNER EX. ZONING USE INSTR.NUMBER

11

10

9

8

7

6

5

4

3

2

1

7.

27.

28.

29.

30.

31.

32.

33.

34.

35.
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PROPOSED ZONING DISTRICT: R-16
PORTION OF PIN #029-40-8502

STERLING MEADOW LLC
DB. 1890 PG. 1971
DB. 1455 PG.1864
DB. 1465 PG. 228

EX. ZONE: PD-CC-SC
SUBJECT AREA = 9.141 AC.

PROPOSED  ZONING DISTRICT: R-16
PIN #029-40-8452

STERLING MEADOW LLC
DB. 1890 PG. 1971

DB. 1464 PG.56
DB. 1455 PG. 1846
DB. 1465 PG. 228

EX. ZONE: PD-CC-SC
SUBJECT AREA = 0.844 AC.

NOT INCLUDED IN THE
APPLICATION

1. THE SUBJECT PROPERTIES DELINEATED ON THIS PLAN ARE IDENTIFIED AS

LOUDOUN COUNTY PIN# 029-40-8502 & 029-40-8452, CURRENTLY ZONED

PD-CC-SC.

2. PROPERTY INFORMATION IS BASED  ON A BOUNDARY SURVEY OF THE

PROPERTY OF STERLING MEADOW LLC PRODUCED BY MKA ASSOCIATES

LLC AND DATED JULY 8, 2018; AND LOUDOUN COUNTY MAPPING SYSTEM.

REPRESENTS LIMITS OF PROPERTY

SUBJECT TO ZONING MAP AMENDMENT

AREA TABULATION PER PIN. NUMBERS
PIN EX. ZONE TOTAL PARCEL AREA AREA TO SUBJECT APPLICATION

029-40-8502 10.400 AC 9.141 AC

TOTAL 9.985 AC

029-40-8452 PD-CC-SC 0.844 AC 0.844 AC
PD-CC-SC
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APPROX. 415' TO BUS STOP

xxx EXISTING FENCE

SOILS INFORMATION

300

FLOOD PLAIN

EXISTING TREE LINE

EXISTING CONTOUR

EXISTING PROPERTY

PROJECT LIMITS

TOPOGRAPHIC INFORMATION BASED ON LOUDOUN COUNTY GIS. CONTOUR INTERVAL: 4'.

PHYSICAL FEATURES ARE BASED ON AN ALTA/ACSM SURVEY OF THE PROPERTIES OF STERLING

MEADOW LLC PREPARED BY MKA ASSOCIATES,  DATED JULY 8, 2018; AND LOUDOUN COUNTY GIS

AND MAPPING SYSTEMS.

THE SUBJECT PROPERTY IS COMPOSED PRIMARILY OF EXISTING PARKING LOT AND BUILDINGS.

SOIL INFORMATION IS IDENTIFIED ON SHEET 4.

PER LOUDOUN COUNTY GIS THERE ARE TWO EXISTING WELLS ONSITE. ALL WELLS WILL BE

PROPERLY ABANDONED AT TIME OF CONSTRUCTION IN ACCORDANCE WITH THE LOUDOUN

COUNTY HEALTH DEPARTMENT.

3.

2.

1.

VA. STATE GRID NORTH
4.

5.

TREE COVER ON THE SITE CONSISTS OF LANDSCAPE PLANTINGS INCLUDING A VARIETY OF

CANOPY AND UNDERSTORY TREES AND SHRUBS.  TREES RANGE IN SIZE FROM THREE TO

TWELVE (3 - 12) INCHES IN CALIPER AND INCLUDE RED MAPLE (ACER RUBRUM), WILLOW OAK

(QUERCUS PHELLOS), SWEET GUM (LIQUIDAMBAR STYRACIFLUA), JAPANESE ZELKOVA (ZELKOVA

SERRATA), KOUSA DOGWOOD (CORNUS KOUSA), REDBUD (CERCIS CANADENSIS), NORWAY

SPRUCE (PICEA ABIES), WHITE PINE (PINUS STROBUS), AND SOUTHERN MAGNOLIA (MAGNOLIA

GRANDIFLORA).  SHRUBS INCLUDE BURNING BUSH (EUONYMUS ALATA).  THERE ARE NO TREES

WITH A DBH OF THIRTY (30) INCHES OR MORE.   THIS DESCRIPTION IS BASED UPON FIELD

OBSERVATIONS CONDUCTED ON MARCH 28, 2019 BY KEVIN J. TANKERSLEY, ISA CERTIFIED

ARBORIST #MA-5871A.

6.

EXISTING BUILDING

EXISTING CURB AND GUTTER

W EXISTING WATERMAIN

EXISTING SANITARY SEWER

EXISTING STORM SEWER

EXISTING ASPHALT TRAIL
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SOILS INFORMATION
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PROPOSED 5' PEDESTRIAN SIDEWALKS
AND STREET

APPROXIMATE LOCATION OF
PROPOSED MULTIFAMILY RESIDENTIAL
BUILDING ENVELOPE
APPROXIMATE LOCATION OF
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 SITE PROP. LINE

LEGEND

APPROXIMATE LOCATION OF
PROPOSED VEHICULAR  ACCESS

EDGE OF BUFFER

APPROXIMATE LOCATION OF
PROPOSED PASSIVE OPEN SPACE

APPROXIMATE LOCATION OF
PROPOSED POCKET PARK

APPROXIMATE LOCATION OF
PROPOSED ALLY

MASONRY WALL

PROPOSED CROSSWALK

PRIVATE ROAD

VA. STATE GRID NORTH

1.  MODIFICATION OF SECTION 3-608(B) TO PERMIT OFF-STREET PARKING FOR MULTI-FAMILY DWELLINGS

IN AREAS BETWEEN BUILDINGS AND STREETS WITHOUT BERMING OR SCREENING.

2. MODIFICATION OF SECTION 3-610A TO PERMIT COMMERCIAL/RETAIL USES TO ACCESS RESIDENTIAL

STREETS.
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 SITE PROP. LINE

LEGEND

APPROXIMATE LOCATION OF
PROPOSED VEHICULAR  ACCESS

APPROXIMATE LOCATION OF
PROPOSED PASSIVE OPEN SPACE

APPROXIMATE LOCATION OF
PROPOSED POCKET PARK

APPROXIMATE LOCATION OF
PROPOSED ALLY

PROPOSED CROSSWALK

APPROXIMATE LOCATION OF
PROPOSED SPECIAL EXCEPTION 1 2

PRIVATE ROAD

VA. STATE GRID NORTH

1. MODIFICATION OF SECTION 7-903(C)(2)(a) TO REDUCE THE 25' MINIMUM FRONT YARD REQUIREMENT TO

A 14' MINIMUM FRONT YARD REQUIREMENT.

2. MODIFICATION OF SECTION 7-903(C)(2)(c) TO REDUCE THE 25' MINIMUM REAR YARD REQUIREMENT TO

A 14' MINIMUM REAR YARD REQUIREMENT.
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1. TOTAL CANOPY COVERAGE PROVIDED SHALL BE CALCULATED AT TIME OF SITE PLAN.  MINIMUM CANOPY COVERAGE REQUIREMENTS WILL BE MET.
2. PROPOSED PLANTINGS ARE MEANT TO CONVEY THE GENERAL CHARACTER AND QUALITY OF DESIGN. THE LOCATION, SPECIES, SIZES, AND QUANTITIES
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1. THE LANDSCAPED OPEN SPACE, SIDEWALKS, BUILDINGS, TRAILS & ROADS, SIGNAGE, WALLS,

AMENITY FEATURES  ARE CONCEPTUAL AND SUBJECT TO ADJUSTMENT WITH FINAL ENGINEERING.

2. THESE IMAGES ARE CONCEPTUAL AND REPRESENT THE GENERAL APPEARANCE, QUALITY OF

DESIGN, AND MATERIALS PROPOSED. FINAL PRODUCT SELECTIONS AND LOCATION OF ELEMENTS

INCLUDING PLANT MATERIAL, SITE FURNITURE AND PAVING MAY BE ADJUSTED SUBJECT TO

TOPOGRAPHY, LOCATION OF UTILITIES, AND OTHER ENGINEERING CONSTRAINTS.

NOTES:
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Sterling Meadow 

Statement of Justification  

ZMAP-2019-0007, SPEX-2019-0014, ZMOD-2019-0013, and ZMOD-2019-0014 

April 16, 2019 
Revised July 11, 2019 

Revised September 13, 2019 

Introduction 

Sterling Meadow, LLC (the “Applicant”) is the owner of approximately 11.27 acres of land located between 
Harry Byrd Highway (“Route 7”) and Tripleseven Road (Route 777) in Sterling, identified as Loudoun 
County Tax Map 029-40-8502 and 029-40-8452.  The Applicant seeks a zoning map amendment on a 
portion of PIN 029-40-8502 and all of PIN 029-40-8452 to change the existing zoning from the Planned 
Development – Commercial Center – Small Regional Center (the “PD-CC-SC”) district to R-16 
Townhouse/Multifamily Residential ADU (“R-16 ADU”), to permit the construction of an infill stacked multi-
family residential community. The rezoning will encompass 9.985 acres (the “Property”). 

Description of the Site 

The Property, located at 45980 Regal Plaza, is developed with a multi-screen movie theater that is past its 
prime, having been constructed a generation ago.  It contains the physical movie theater, its associated 
surface parking, and significant frontage along Tripleseven Road, with two existing entrances, and frontage 
along the internal Pigeon Hill Drive.  The movie theater is one of the many anchors of the larger commercial 
shopping center that extends from Palisades Parkway to the east to Countryside Boulevard to the west. 
This application only involves the Property; no other commercial properties are included.   

The Property was developed according to ZMAP-1994-0004, which rezoned 33.5 acres to the PD-CC-SC 
zoning district to allow a variety of commercial uses including a hotel, bank, restaurant, shopping center 
and movie theater.  The Countryside Regal Cinema was ultimately constructed on the Property in 1996.  At 
the time, it was a state-of-the art theater, created as a secondary anchor to a grocery-anchored shopping 
center, as was typical of suburban movie theaters 25 years ago.  Since then, times have greatly changed 
and theaters are now mainstays in shopping malls and mixed-use activity hubs, where they can both 
support and be supported by the other retail and restaurant offerings.  As a result, theaters of that generation 
are being repurposed or demolished to support the changing environment, much like the Potomac Yards 
Regal theater and this proposed project.  The age of the theater and its subpar location, coupled with the 
opening in the past six years of a theater at Dulles Town Center (also a Regal flag theater) and one within 
One Loudoun, the Countryside Regal theater now shows second-tier movies, finding it difficult to remain 
competitive with the newer theaters in more desirable commercial centers.  As located, the site originally 
worked as a theater because the theater was a destination unto itself; however, it is a challenge for more 
traditional retail uses as it lacks frontage along a major road and is disjointed from the other retail stores. 
Rather than maintain an outdated facility with a use that is well-represented elsewhere along this section 
of the Route 7 corridor, the Applicant looks to redevelop the Property and create a new housing option to 
diversify the residential that exists immediately adjacent along Tripleseven Road, and support the remaining 
retail adjacent to the Property. 

Rezoning Request 

The Applicant seeks to rezone the Property from the PD-CC-SC to the R-16 ADU zoning district to develop 
a stacked multi-family residential community. Providing additional residential units in this well-established, 
yet aging, portion of Sterling will bolster the amount of people who can walk to support the proximate 
commercial uses, while taking a small portion of the underutilized commercial space and the associated 
sea of parking offline.  Additionally, the stacked multi-family will bring a diversity in housing opportunities 
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that will complement the character of the adjacent established communities and serve as a transition 
between the existing single-family homes and the more intense commercial uses.   
The R-16 ADU district allows up to 17.6 dwelling units per acre (the “DU/AC”) inclusive of the ADU’s and 
the 10% in bonus density.  The Applicant’s proposal stays under the maximum density permitted at 16.63 
DU/AC inclusive of the ADU’s and the 10% bonus density provisions.   
 
The proposal envisions 166 stacked multi-family units, each unit supported by a garage parking space and 
additional driveway and street parking.  The units would be arranged largely rectilinearly, and all load from 
the rear, such that the pedestrian experience occurs along the open spaces and uninterrupted sidewalks.  
This creates a more urban layout and encourages pedestrian interaction.  Two significant areas for public 
recreation are centerpieces of the project, each with 15+ units fronting on them.  The Property will be 
primarily accessed from Tripleseven Road, yet remain integrated with the adjacent shopping center as the 
three points of access to the other retail uses will be maintained.  This permeability through the project to 
both public roads and proximate commercial amenities further urbanizes the project. 
 
This rezoning signifies an important opportunity to address the dearth of housing diversity options, 
especially at lower price points, while simultaneously generating meaningful tax revenue in a portion of 
Loudoun County that is largely established and continuing to age.   
 
Modifications 
 
The Applicant is requesting two zoning modifications, both of which recognize the existing, adjacent 
shopping center’s access rights through the Property, despite the streets being private.  Each is articulated 
in detail below. 
 
Special Exception 
 
Section 7-903(C)(2)(a) and (c) require 25-foot front and rear yards for multifamily structures.  The 
Applicant’s project is more urban in nature where the stacked multifamily units closely relate to each other 
and the integrated open space.  As such, there are four areas of the project that need relief from the front 
yard setbacks and two areas that need relief from the rear yard setback, all as shown on Sheet 5A of the 
CDP.  In all instances, the modified setbacks would be reduced to no less than 14 feet.  Five of the six 
areas being modified are adjacent to open space, be it active or passive, such that the individual yards may 
appear more expansive.   The final area seeks a rear-yard reduction when adjacent to an existing drive 
aisle. 
 
Affordable Dwelling Units  
 
The Commissioner of the Revenue, Robert S. Wertz Jr., provided in the 2019 Loudoun County Real 
Property Update that at the conclusion of 2019 Loudoun County’s Affordable Dwelling Unit Program will 
have a total of 2,056 units.  However, the 2,056 units within the program are not equitably divided among 
the election districts, rather a significant disparity exists among them.  For example, the Algonkian election 
district, in which the Property is located, has only forty-six (46) ADU’s within the program compared with 
other election districts such as Dulles with 833 and Blue Ridge with 656 units.  Within Loudoun County, 
ADU units are created by way of meaningful rezoning applications.  Therefore, the only mechanism 
available to replenish the dwindling supply in the County and the Algonkian District in particular, is through 
rezoning applications.  The Applicant recognizes the importance of affordable housing within Loudoun 
County and has committed to providing 6.25% of the total number of units within the development as ADU’s 
thereby generating 11 ADU units.  The Applicant has also proffered to a sizeable contribution to the 
County’s workforce housing/unmet housing needs programs. 
 
Transportation  
 
The proposed development is anticipated to generate 2,766 fewer daily trips than a successful movie 
theater.  Additionally, all intersections serving the Property, at full build out will operate at acceptable levels 
of service.  Within the Property, the Applicant will develop a network of rectilinear streets with sidewalks to 
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provide access and to serve the residents of Sterling Meadow.  The pedestrian paths will connect to a 
multiuse trail along Tripleseven Road which will allow walkers a direct path to the existing bus stop, which 
is served by the Countryside Connector, Route 81.   The Applicant has proffered to install a bus shelter to 
serve Route 81.  To improve the traffic flow along Tripleseven, the Applicant is proposing to restripe the 
lanes to integrate an on-street bike lane along the Property’s frontage and to convert the through/left lane 
into a through/left/right lane, to add additional left-turning capacity at the Palisades/Tripleseven intersection. 
The proposed development is anticipated to generate 54 trips during the AM peak hour, 65 trips during the 
PM peak hour, and 768 trips during an entire weekday, which is significantly less trips than would be 
generated by the movie theater on a daily basis.   
 
Compliance with the Loudoun County 2019 Comprehensive Plan  
 
The Property is designated a Suburban Mixed Use Place Type by the Loudoun County 2019 
Comprehensive Plan (the “2019 Plan”) and further targeted for infill redevelopment, which ascribes the 
Suburban Compact Neighborhood Place Type designation to it as well.  When considering the Applicant’s 
proposal against the Suburban Mixed Use Place Type, it would introduce the desired residential component 
to that place type, so, when looked at holistically, the land originally subject to ZMAP-1994-0004 and ZMAP-
1996-0005 would be more in compliance with the Suburban Mixed Use Place Type.  This proposed 
suburban compact neighborhood will provide an effective transition between the existing single family 
attached and detached homes to the West and the commercial development to the East and South.  As a 
targeted redevelopment site, the 2019 Plan calls for the Property to be developed under the Suburban 
Compact Neighborhood plan guidance, which allows 8-24 DU/AC.  The proposed project has approximately 
17 units per acre. 
 
Summary  
 
The proposed infill project is consistent with the objectives of both the Suburban Mixed Use and Suburban 
Compact Neighborhood place types as it provides additional housing diversity within a convenient and safe 
distance from existing shopping, dining, and employment opportunities.  The introduction of this new 
housing type to Tripleseven Road will serve as a transition of uses, bridging the more suburban, lower-
density residential units to the west with the higher-density commercial uses to the east and south, exactly 
as is called for in the 2019 Plan.  The rezoning converts underutilized PD-CC-SC land and allows it to be 
developed in a complementary manner to the existing residential uses in this part of Sterling.  The Applicant 
respectfully requests the County’s support of this stacked multi-family residential project that promises to 
help alleviate the dearth of housing diversity opportunities available in Loudoun County.   
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Issues for Consideration for the Rezoning to the R-16 ADU Zoning Districts (Section 6-1210 (E)) 
 

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. 

 
The Property is consistent with the objectives of both the Suburban Mixed Use and Suburban 
Compact Neighborhood place types as it provides additional housing in an area designated for 
residential uses.  The application proposes to redevelop a 22-year-old movie theatre, along with its 
associated surface parking, with stacked multi-family residential units that will bring vibrancy, 
walkability, and a mix of uses to an existing commercial center within an established community.  
The 2019 Plan calls for between 8 and 22 homes per acre.  The Applicant’s request for 17 DU/AC 
is consistent with this recommendation.     

 
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. 

   
Nestled within the Countryside Commercial and Professional Center development, the Property is 
within walking distance of a grocer, fast-food, quick-service food, and retail and commercial uses.  
This proposal will bring stacked multi-family residential units, creating a balance of mixed uses that 
are complementary and compatible with one another in such a way that creates a symbiotic 
relationship between the different uses.  This proposal looks to complement the existing character 
of the community with high-quality architectural stacked multi-family units.     
 

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.  
  
As noted above, the proposal will develop a network of rectilinear streets within the Property to 
provide access and to serve the residents of Sterling Meadow.  The proposed development is 
anticipated to generate 54 trips during the AM peak hour, 65 trips during the PM peak hour, and 
768 trips during an entire weekday, which is significantly less trips than are currently generated by 
the existing movie theater on a daily basis.  The proposed development is anticipated to generate 
2,766 fewer daily trips.  Additionally, at full build out, all intersections serving the Property will 
continue to operate at acceptable levels of service.   

 
The proposed development will provide multi-family units, which according to Loudoun County 
Public Schools, generates the least number of students per household at 0.28 students per 
household.  The Property is currently served by Countryside Elementary, River Bend Middle, and 
Potomac Falls High School.  According to the Loudoun County Public School Board Adopted FY 
2020 - FY 2025 Capital Improvement Program Capital Asset Preservation Program, all three 
aforementioned schools are expected to experience a decline in student capacity over the course 
of the next six academic years.  Therefore, we anticipate a negligible impact on the existing school 
system.  The Applicant will ensure the appropriate connections to public infrastructure.   

 
4. The requirements for airports, housing, schools, parks, playgrounds, recreational areas and other 

public services.   
 
The development will provide almost an acre of programmed active recreational uses for the 
residents to enjoy.  A total of 41 percent of the site will be open space. 

 
The proposed development will not generate an impact on the airports, school, park, playground, 
recreational areas and/or other public services.   Rather, the proposed development will provide 
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the County with a tremendous opportunity to enhance the dearth of housing diversity available to 
County residents within a well-established mix of walkable commercial and retail uses while 
bolstering the tax base.     
  

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 forestall lands and any proposed 
mitigation of those impacts.   
 
The Property is fully developed and does not contain any environmental or natural features thereby 
eliminating any potential impacts.  

 
6. The protection of life and property from impounding structure failures.   

 
The proposed development will meet all required County and State standards.   

 
Issues for Consideration for the Special Exception to Modify Section 7-903(C)(2)(a) and (b): 
 

1. Whether the proposed minor special exception or special exception is consist with the 
Comprehensive Plan. 

 
The Property is consistent with the objectives of both the Suburban Mixed Use and Suburban 
Compact Neighborhood place types as it provides additional housing in an area designated for 
residential uses.  The application proposes to redevelop a 22-year-old movie theatre, along with its 
associated surface parking, with stacked multi-family residential units that will bring vibrancy, 
walkability, and a mix of uses to an existing commercial center within an established community.  
The 2019 Plan calls for between 8 and 22 homes per acre.  The Applicant’s request for 17 DU/AC 
is consistent with this recommendation.     

 
2. Whether the level and impact of any noise, light, glare, odor or other emissions generated by the 

proposed use will negatively impact surrounding uses.   
   

The proposed development will not generate an impact on the noise, light, glare, odor or other 
emissions.  Redeveloping the 22-year-old movie theatre, along with its associated surface parking, 
with stacked multi-family residential dwelling units will bring vibrancy, walkability, and a mix of uses 
to an existing commercial center within the established community.   
 

3. Whether the proposed use is compatible with other existing or proposed uses in the neighborhood, 
and on adjacent parcels.  
  
Nestled within the Countryside Commercial and Professional Center development, the Property is 
within walking distance of a grocer, fast-food, quick-service food, and retail and commercial uses.  
This proposal will bring stacked multi-family residential units, creating a balance of mixed uses that 
are complementary and compatible with one another in such a way that creates a symbiotic 
relationship between the different uses.  This proposal looks to complement the existing character 
of the community with high-quality architectural stacked multi-family units.     

 
4. Whether the proposed special exception or minor special exception adequately protects and 

mitigates impacts on the environmental or natural features including, but not limited to, wildlife 
habitat, vegetation, wetlands, water quality (including groundwater), air quality, topographic, scenic, 
archaeological or historic features, and agricultural and forestal lands.  
 
The Property is fully developed and does not contain any environmental or natural features thereby 
eliminating any potential impacts.  
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5. Whether the proposed special exception at the specified location will continue to or promote the 
welfare or convenience of the public.   
 
The proposed development will not generate an impact on the airports, park, playground, 
recreational areas and/or other public services.   Rather, the proposed development will provide 
the County with a tremendous opportunity to enhance the dearth of housing diversity available to 
County residents within a well-established mix of walkable commercial and retail uses while 
bolstering the tax base.     
 
The proposed development will provide multi-family units, which according to Loudoun County 
Public Schools, generates the least number of students per household at 0.28 students per 
household.  The Property is currently served by Countryside Elementary, River Bend Middle, and 
Potomac Falls High School.  According to the Loudoun County Public School Board Adopted FY 
2020 - FY 2025 Capital Improvement Program Capital Asset Preservation Program, all three 
aforementioned schools are expected to experience a decline in student capacity over the course 
of the next six academic years.  Therefore, we anticipate a negligible impact on the existing school 
system.  The Applicant will ensure the appropriate connections to public infrastructure.  
  

6. Whether the proposed special exception can be served adequately by public utilities and services, 
roads, pedestrian connections and other transportation services and, in rural areas, by adequate 
on-site utilities.   
 
The special exception request seeks to modify setbacks; there is no impact to public utilities or 
services as a result.  

 
Requested Modifications  
 
The Applicant is seeking the approval of two modifications of the Zoning Ordinance, as noted below.   

1) Modification of Section 3-608(B):  Additional Development Standards.  (B) Off Street Parking.  
No off street parking for multifamily dwellings shall be permitted in areas between buildings and 
streets, unless such parking areas are sufficiently bermed and screened so that the parking areas 
are not visible from the street.  
 
Modification.  The Applicant seeks to provide parking for stacked multi-family dwellings between 
the buildings and streets without adding berming or screening.  All of this parking will be on-street, 
either parallel spaces or head-in spaces. 

Justification.  To create a vibrant, safe, walkable mixed use community, as envisioned in the 2019 
Plan, it is imperative to provide unobstructed lines of sight to all parking spaces.  The Applicant’s 
proposal is more urban in nature, where parking adjacent to the buildings, without landscaping, is 
appropriate.  There are no surface parking lots at the project, rather several small parking areas to 
accommodate six or so spaces, strategically located on the private streets and alleys.  Therefore, 
these spaces are technically not considered “off street”, which this section of the Ordinance 
governs.  These parking areas are all located on private streets and will not be visible from 
perimeter, public streets.  Additionally, these spaces will have landscaping at either end of each 
parking row. 

 
2) Modification of 3-610(A):  Private Streets. Roads serving townhouse and multifamily uses only, 

may be designed and constructed to private street standards set forth in the FSM … Roads serving 
other uses shall be designed and constructed to VDOT standards for inclusion in the state highway 
system. 
 
Modification.  Given the proximity to the adjacent commercial and the recorded easements 
allowing those uses access through the Property, the Applicant recognizes vehicles accessing the 
commercial center may traverse the private streets throughout the rezoned property.  To recognize 
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this existing cross-access, we seek a modification to allow commercial uses to be accessed via 
private streets. 
 
Justification.  As a Suburban Mixed Use Place Type, the nature of the development is integrated 
and visitors to the commercial may traverse the private streets of the residential area.  The County’s 
designation of this land as mixed use justifies this requested modification. 

 
Requested Special Exceptions 
 

1) Modification of Section 7-903(C)(2)(a) and (b):    
 

Lot and Building Requirements.  Unless otherwise provided for below, the lot, building setback and 
access requirements for affordable dwelling unit developments shall be the same as those for other 
lots within the subject development, whether it is a suburban or traditional design option in the R-
16 district. (C) Yards. (2) Multi-family structures. (a) Front.  25 feet minimum.  (b) Rear. 25 feet 
minimum. 
 
Modification.  The Applicant proposes to reduce front and rear yards, in certain spots, to 14 feet. 

Justification.  To provide the maximum available space for formal and informal events and 
gatherings within the proposed development, the Applicant seeks to reduce the front yard in four 
locations by eleven (11) feet to increase the available common area throughout the development.  
At 14 feet, the setbacks are still ample, as they are immediately adjacent to a minimum 10-foot side 
yard for the adjacent unit, giving a separation of at least 24 feet.  Additionally, the units affected all 
front on active recreation spaces, which give the sense of a much larger front yard for those units, 
even if the yard is public space, not private.   There are two areas that need similar relief from the 
25-foot rear yard setback.  Those locations are proximate to drive aisles.  As these units are rear-
loaded, this rear-yard deduction does not impact the yards or open spaces associated with the 
units. 

 



County of Loudoun 

Department of Planning 

MEMORANDUM 

DATE: August 12, 2019 

TO: Rick Hancock, AICP, Project Manager, Land Use Review 

FROM: Randall Farren, AICP, Senior Planner, Community Planning 

SUBJECT: ZMAP-2019-0007, SPEX-2019-0014, ZMOD-2019-0013, and ZMOD-2019-0014 
Sterling Meadow 

SUMMARY 
Sterling Meadow, LLC (the applicant) requests to rezone approximately 10.26 acres from PD-
CC-SC (Planned Development – Commercial Center – Small Regional Center) to R-16. The 
applicant’s second submission reduces the proposed development from 184 to 172 multifamily 
stacked dwelling units and reduces the site area 11.27 to 10.26 acres. 

The applicant’s second submission materials include an applicant response letter dated July 
11, 2019; a Concept Development Plan (CDP) revised July 10, 2019; a Statement of 
Justification (SOJ) revised July 11, 2019; and a draft proffer statement dated July 11, 2019.  

COMPLIANCE WITH THE COMPREHENSIVE PLAN 
Since the first Community Planning review of this application, the Board of Supervisors (Board) 
adopted a new countywide comprehensive plan. The policies of the Loudoun County 2019 
General Plan (2019 GP or “the Plan”) and the Loudoun County 2019 Countywide 
Transportation Plan (2019 CTP) now apply to this application. Community Planning Staff has 
reviewed the second submission materials per the new 2019 GP and noted in this referral 
memo where the applicable policies have changed.  

The 2019 GP designates the subject property as suitable for the Suburban Mixed Use Place 
Type, which anticipates a mix of residential, commercial, entertainment, cultural, and 
recreational uses at a floor area ratio (FAR) of up to 1.0, with a maximum residential component 
of 70 percent and a minimum of 5 percent dedicated to public and civic uses. Although this 100 
percent residential proposal does not meet this use mix, the 2019 GP includes a provision that 
the standards of the Suburban Compact Neighborhood Place Type may be applied to infill 
parcels designated as Suburban Mixed Use on the Place Type map, subject to certain criteria 
(2019 GP, Chapter 2, Suburban Policy Area, Action 2.1.I.). The second submission materials 

indicate that the applicant intends to develop this site as a Suburban Compact Neighborhood; 
therefore, this referral memo reviews the application for conformance with the standards of 
Suburban Compact Neighborhood Place Type and the criteria of Suburban Policy Area Action 
2.1.I (see Land Use discussion below). 

Attachment 4
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ANALYSIS 
Land Use 
Previous Staff Comment: Although the proposed residential development exceeds the 
residential density anticipated in this area under the RGP, it may be appropriate in this area as 
an infill project considering similar residential densities in adjacent developments. Community 
Planning Staff notes that detailed analysis of the proposal’s conformance with the draft Plan is 
premature considering the ongoing review process and pending Plan adoption. 
 
Applicant Response: With the adoption of the Loudoun County 2019 Comprehensive Plan, the 
Applicant looks forward to staff's analysis of its proposal as an infill project within the Suburban 
Mixed Use place type. First and foremost, the Suburban Mixed Use place types calls for a mix 
of residential, commercial and office uses. When looked at holistically with other properties 
within this place type along the north side of Route 7, the Applicant's proposal to add residential 
to an established commercial corridor achieves this goal of mixed use. Furthermore, the project 
is identified in the newly adopted comprehensive plan as a targeted area of redevelopment and 
meets the criteria identified in Strategy 2.1 .A. I. that allows properties designated as Suburban 
Mixed Use to develop according to the Suburban Compact Neighborhood place type 
standards. As such, density is targeted at 8-24 dwelling units per acre. The Applicant's proposal 
is for just shy of 17 units per acre. 
 
Comment Status: No longer applicable. As the applicant notes, areas designated as Suburban 
Mixed Use on the 2019 GP place type map may develop as the Suburban Compact 
Neighborhoods if certain locational and project criteria are met. Suburban Compact 
Neighborhoods are preferred to develop with 90 percent residential uses at 8 to 24 dwelling 
units per acre, with the balance of the project comprising complementary commercial and civic 
uses (2019 GP, Chapter 2, Suburban Policy Area, Suburban Compact Neighborhood Place 
Type, Preferred Mix of Uses). The residential density proposed aligns with this place type 
designation. Further, although the proposed use mix does not align with the preferred mix, the 
2019 GP does contemplate projects with up to 100 percent residential uses in Suburban 
Compact Neighborhoods when adequate neighborhood-serving non-residential uses already 
exist nearby. Considering the existing retail and service commercial uses in the direct vicinity 
of the project site, Community Planning Staff can support a solely residential project in this area 
if other applicable Plan policies and provisions are met. 
 
New Staff Comment: In order to apply the standards of the Suburban Compact Neighborhood 
Place Type in an area otherwise designated Suburban Mixed Use, a project must meet the 
criteria identified in Chapter 2, Suburban Policy Area, Action 2.1.I. These criteria are listed 
below, with staff’s analysis provided for each: 
 
A. The provision of unmet housing needs units exceeding the applicable regulatory 

requirements. 
 
Analysis: The applicant has not committed to providing unmet housing needs units beyond 
the Affordable Dwelling Units (ADU) required under the requested zoning district (see 
Unmet Housing Needs Discussion below). 
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B. The location of the site at the periphery of a mixed-use development or along a major 
transportation corridor.  

 
Analysis: Criterion met. The site is located along the Route 7 corridor at the periphery of an 
area planned for the Suburban Mixed Use Place Type. 
 

C. Transit options are available within the direct vicinity. 
Analysis: Criterion met. As indicated in the application materials, the site has direct access 
to Loudoun County Transit service via an existing bus stop on Tripleseven Road. 
 

D. Proximity to employment options and a complementary mix of uses (e.g., neighborhood 
serving retail and services). 

 
Analysis: Criterion met. Proximate commercial centers include a mix of neighborhood 
serving retail and services and a variety of employment options. 
 

E. Proximity to public facilities with existing or planned capacity to serve the proposed 
development. 

 
Analysis: Criterion met. Loudoun Water provides sewer and water service to the site. The 
local transportation network has capacity to serve the proposed use. The proposal does not 
trigger the need for any whole new public facilities. However, staff notes that the current 
iteration of the proposal does not mitigate capital facilities impacts (see Capital Facilities 
discussion below).  
 

F. Conformance with the transition techniques and guidelines of the originally designated 
place type and any adjacent place types. 

 
Analysis: The application materials do not include a specific discussion of the transitional 
approaches expected of the Suburban Compact Neighborhood and Suburban Mixed Use 
place types. Medium density residential uses would generally provide an appropriate 
transition, both in terms of intensity and visual impact, between the planned Suburban 
Mixed Use areas to the south and west of the site and the multifamily and single family 
neighborhoods to the north. 
 

G. Demonstration of innovation in design, including techniques that result in a perceived 
density that complements the scale of the surrounding built environment. 

 
Analysis: The application materials do not demonstrate how the proposal constitutes an 
innovative design. The CDP depicts a relatively conventional neighborhood featuring only 
stacked multifamily units. The CDP and draft proffer statement lack specific design 
commitments (see Site Design discussion below). 
 

Community Planning Staff can support the application of the standards of the Suburban 
Compact Neighborhood Place Type in this area if other applicable Plan policies and 
provisions are met. The applicant has not demonstrated how this proposal meets 
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several of the criteria of Chapter 2, Suburban Policy Area, Action 2.1.I. Community 
Planning staff requests that the applicant provide additional information and/or 
commitments related to housing and design as elaborated below.  
 
Site Design 
New Staff Comment: The General Plan includes numerous policies and provisions applicable 
to this proposal intended to achieve quality design at all levels of development, including the 
countywide Quality Development policies in Chapter 2; the Suburban Policy Area Design 
Guidelines in Appendix A (see Attachment 1); and the standards of the applicable place type 
provided in Chapter 2. In the Suburban Policy Area, where infill and redevelopment projects 
are most likely to develop, major considerations include multimodal connectivity; 
complementarity or compatibility with existing surrounding development patterns; height, scale, 
bulk, setbacks, and other manifestations of the built environment; transitions among uses; and 
protection and integration of natural, environmental, and heritage resources (2019 GP, 
Appendix A, Suburban Policy Area Design Guidelines, Development Criteria).  
 
The 2019 GP specifies several design characteristics for Suburban Compact Neighborhoods 
(2019 GP, Chapter 2 Suburban Policy Area, Suburban Compact Neighborhood, Design 
Characteristics). This place type envisions a rectilinear street grid with short blocks and shallow 
building setbacks, which this proposal generally achieves. Parking in Suburban Compact 
Neighborhoods should be predominantly on-street or alley-oriented in order to encourage 
pedestrian activity. The illustrative plan on sheet 6 of the CDP, which is not committed to in the 
proffer statement, depicts a site plan that largely conforms to this standard. The units face 
internal green spaces or primary streets with on-street parking and parking appears to be 
primarily alley-oriented, featuring rear-loading driveways. However, the proffer statement does 
not include commitments to this configuration. 
 
Community Planning Staff recommends that the applicant revise the CDP and/or proffer 
statement to distinguish among primary travelways and alleyways, and include 
commitments to on-street parallel parking and alley-oriented, rear-loading 
driveways/garages, as depicted in the illustrative plan (sheet 6) in the CDP. 
 
Suburban Compact Neighborhoods are also expected to provide a number of amenities to 
achieve the desired sense of place such as sidewalks, street and shade trees, lighting, street 
furniture, bike racks, and crosswalks (2019 GP, Chapter 2 Suburban Policy Area, Suburban 
Compact Neighborhood, Design Characteristics, Design Amenities). Of these, the proposal 
only includes commitments to provide sidewalks and pocket parks with limited seating. 
 
Community Planning Staff recommends that the application materials be revised to 
demonstrate the provision of the expected design amenities as follows: 

• Street and shade trees. Although depicted on the illustrative plan, there is no 
commitment to internal landscaping. The applicant should include a landscaping 
plan and/or proffered commitment to provide an appropriate number of street and 
shade trees along primary travelways, sidewalks, and multi-use trails, and within 
internal open space areas. 
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• Lighting. The application materials should be revised to depict the intended 
approach to street lighting, which should comply with Chapter 3; Natural, 
Environmental, and Heritage Resources; Strategy 7.3, Action A of the 2019 GP.  

• Bike racks. Bike racks or equivalent bike parking should be provided to serve the 
residents of the neighborhood. 

• Street furniture. The application should be revised to include commitments to 
additional seating in common areas, including at the periphery of active 
recreation areas. 

• Crosswalks. The draft proffer pertaining to internal street design should include 
information on safe pedestrian movement across internal vehicular travelways, 
especially in areas made accessible to retail and commercial uses per the 
requested ZMOD. 
 

Parks/Open Space & Public/Civic  
Previous Staff Comment: Community Planning Staff recommends reconfiguring the layout of 
the site to ensure that a minimum area of 3.38 acres of open space is provided to comply with 
current Plan policy. Staff also requests additional details regarding the intended function or use 
of identified open space areas, recognizing that 2.54 acres should be interior space consisting 
of active, passive, and/or natural areas.  
 
Applicant Response: The recently adopted Loudoun County 2019 Comprehensive Plan calls 
for 15 percent of a project to be open space, this includes all passive and recreational spaces, 
community, natural, environmental and heritage. The Applicant is providing nearly an acre of 
active recreation space as illustrated on the plan set and detailed in this letter and the proffers, 
and an additional 148,000 square feet of open space, such that approximately 40 percent of 
the site's total 10.25 acres is in open space, far exceeding this plan policy. The standards 
referenced above are from the Revised General Plan, which no longer guides development on 
the property. In keeping with the guidance of the Suburban Compact Neighborhood, the 
Applicant is establishing a 100 percent residential project, that will support the adjacent 
commercial uses, and is supported by the integrated open space. 
 
Comment Status: No longer applicable. The pertinent plan policies have changed, as 
discussed below. 
 
New Staff Comment: As noted in the applicant’s response, the 2019 GP anticipates that sites 
developed as Suburban Compact Neighborhoods will dedicate 15 percent of the area of the 
site to recreational, passive, or natural open space uses. The application currently commits 
four areas totaling 35,200 SF, or approximately 7.9% of the site area, to “active recreation” 
uses. The draft proffer statement commits to providing a tot lot and a playing field on Active 
Recreation Areas 1 and 2. However, no uses are specified for Active Recreation Areas 3 and 
4; therefore, Community Planning Staff cannot determine if these areas qualify as open space 
per the policies of the Plan.  
 
The CDP depicts two passive recreation areas described as pocket parks in the draft proffer 
statement, but does not commit to a specific land area for either. While the CDP includes a 
tabulation showing 183,200 SF of total open space comprising approximately 41% of the site, 
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this appears to include both qualifying open space areas, such as the multiuse trail and pocket 
parks, and areas that would not qualify, such as internal yards and landscaping strips/mow 
strip. 
 
Community Planning Staff requests additional information clarifying how the proposal 
meets the place type standard that 15 percent of the site (1.54 acres) be dedicated to 
qualifying open space uses. This may include tabulations of passive recreation space 
and trail areas.  
 
Community Planning Staff requests that the proffer statement be revised to specify the 
intended uses or range of potential uses of Active Recreation Areas 3 and 4. 
 
Community Planning Staff requests that the applicant quantify the area dedicated to 
passive recreation space on the CDP and/or the proffer statement. 
 
Previous Staff Comment: Community Planning Staff recommends showing at least 1.13 acres 
of public and civic space on the CDP.  
 
Applicant Response: As noted above, the newly adopted Loudoun County 2019 
Comprehensive Plan envisions Suburban Compact Neighborhoods as 100 percent residential 
projects, with no more than 15 percent non-residential uses, as an option. No public or civic 
space is required in this place type. The above comment is referring back to the Revised 
General Plan, which is no longer the governing document. 
 
Comment Status: No longer applicable. As noted in the applicant’s response, there is no 
minimum expectation for public and/or civic uses in the Suburban Compact Neighborhood 
Place Type; however, applicants are still encouraged to provide such spaces where possible.  
 
Unmet Housing Needs 
Previous Staff Comment: Community Planning Staff recommends the applicant include 
additional dwelling units beyond the required ADUs to address Plan policy regarding unmet 
housing needs. Staff also encourages the Applicant to consider incorporating housing for 
special needs populations as well as universal design principles into the project. 
 
Applicant Response: The Applicant met with DFS and will continue to engage with the 
department to try and integrate creative solutions to address their goals of providing a diversity 
of housing within the County. 
 
Comment Status: Not yet addressed. As with the first submission, the only unmet housing 
needs units proposed are those required by the zoning ordinance. The application does not 
include a variety of housing types, nor does it incorporate housing that accommodates diverse 
needs. Community Planning Staff appreciates the applicant’s coordination with the Department 
of Family Services (DFS) and looks forward to their continued collaboration with County staff 
to address this issue. 
 
New Staff Comment: Per the 2019 GP, projects located in areas planned for Suburban Mixed 
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Use that seek to develop as Suburban Compact Neighborhoods are expected to provide 
housing units that help address the County’s unmet housing needs above and beyond those 
required per the zoning ordinance (2019 GP, Chapter 2, Suburban Policy Area, Action 2.1.I.i). 
Unmet housing needs are defined as the lack of housing options for households earning up to 
100 percent of the Washington Metropolitan Area Median Income (AMI). Although the draft 
proffers do include a cash contribution to help address the County’s unmet housing needs, the 
applicant has not committed to providing unmet housing needs units beyond the ADUs required 
under the requested R-16 zoning district. The 2019 GP also calls for the provision of a 
continuum of housing types in infill and redevelopment projects (2019 GP, Chapter 4 Housing, 
Strategy 1.7). The proposal currently consists of only multifamily stacked units. 
 
According to 2019 GP policies, additional units that help address the County’s unmet 
housing needs—beyond required ADUs—should be provided in order for the project to 
qualify to develop as a Suburban Compact Neighborhood in an area designated as 
Suburban Mixed Use on the place type map. Community Planning Staff continues to 
recommend that the applicant commit to these additional unmet housing needs units, 
such as additional ADUs and/or Affordable Market-rate Purchase Units (AMPU). Staff 
further recommends that the applicant continue to coordinate with the DFS to help 
determine the mix and type of units that will best address the County’s housing needs. 
 
Capital Facilities 
Previous Staff Comment: The anticipated capital facility impacts of the proposed development 
should be mitigated according to Plan policy as calculated in the worksheet provided as 
Attachment 1. 
 
Applicant Response: In its referral, the County's Office of Management and Budget determined 
sufficient capital facilities exist to serve the project such that no capital facility contributions are 
needed from the Applicant. The County assesses capital facility fees to fund the cost of 
providing infrastructure, such as schools and libraries, not to pay for ongoing operational 
expenses. Given the infrastructure is already in place for the proposed units, mitigation, through 
a cash proffer, is unnecessary, unwarranted nor supportable. 
 
Comment Status: Not addressed. Although the above-referenced comments from the 
Department of Management and Budget (DMB) indicates that the proposed development 
would not trigger a need for any whole new facilities, this proposal is still subject to the County’s 
longstanding policy that applicants mitigate the proportionate public capital facility impacts of 
rezoning requests that increase allowable residential density (2019 GP, Chapter 6, Fiscal 
Management, Action 8.2.G and Action 8.3.F). This mitigation relates only to capital facilities 
needs, not ongoing operational expenses. Community Planning Staff defers to DMB staff for 
further clarification of the above-referenced comments. 
 
New Staff Comment: Community Planning Staff has revised the Capital Facilities worksheet to 
account for minor changes to the applicant’s proposal. Assuming development of 172 units, 
including 11 ADUs, the total capital facility impact of this project is estimated at $4,302,848 
(See Attachment 1). Capital facilities impacts should be mitigated in the amount of $4,027,666.  
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Per the policies of the 2019 GP, Community Planning Staff continues to recommend that 
the applicant mitigate the full proportionate impact of proposed market rate units on the 
County’s capital facilities needs.  
 
Open Space Preservation Program 
Previous Staff Comment: Staff recommends the applicant contribute land or provide an open 
space easement contribution consistent with Plan policy, recognizing that the current market 
values to purchase open space within the Potomac Community may exceed the range of 
previous contributions. 
 
Applicant Response: The recently adopted Loudoun County 2019 Comprehensive Plan has 
revised this policy and, in the Suburban Policy Area, now only links low-density projects to the 
Open Space Preservation Program. Projects with densities greater than 4 units per acre, such 
as Sterling Meadow, are no longer guided by this plan policy. No open space easement 
contribution is anticipated under the current Plan policy. 
 
Comment Status: Addressed. As noted in the applicant’s response, per the revised policies of 
the 2019 GP, the Open Space Preservation Program policies no longer apply to this proposal. 
 
Environmental/Existing Conditions 
Stormwater  
Previous Staff Comment: Community Planning Staff recommends the applicant provide 
additional information regarding stormwater management on the site. Staff further recommends 
that the applicant commit to the use of LID techniques to minimize adverse effects associated 
with stormwater. 
 
Applicant Response: Notes 30 and 31 have been added to Sheet 1 of the plan set to address 
stormwater management. 
 
Comment Status: Partially addressed. The applicant has provided the requested information 
on the intended stormwater management approach but has not committed to the use of LID 
techniques. 
 
New Staff Comment: In order to protect the County’s River and Stream Corridor Resources 
(RSCR), the 2019 GP encourages stormwater management and water quality mitigation to 
occur on-site or as close to the area being treated as possible (2019 GP; Chapter 3 Natural, 
Environmental, and Heritage Resources; RSCR Action 2.3.B). The Plan also encourages the 
protection and enhancement of impaired streams through the use of enhanced pollutant control 
measures, including onsite BMPs (2019 GP; Chapter 3 Natural, Environmental, and Heritage 
Resources; RSCR Action 2.4.1). Note 30 on Sheet 1 of the applicant’s revised CDP states that 
“phosphorous removal will be achieved through the purchase of offsite nutrient credits, 
manufactured devices, bioretention facilities, reduction of impervious areas, or some 
combination of those.” Community Planning Staff notes that the purchase of offsite nutrient 
credits does not fulfill 2019 GP policies encouraging water quality mitigation onsite. 
 
Community Planning Staff continues to recommend that the applicant commit to the use 



ZMAP-2019-0007, SPEX-2019-0014, ZMOD-2019-0013, and ZMOD-2019-0014, Sterling Meadow 
Community Planning 2nd Referral 

August 12, 2019 
Page 9 

 

 

of at least one LID technique (e.g., water quality swales, bioretention facilities/rain 
gardens, sheet flow to vegetated buffers, and/or permeable pavement) and memorialize 
this commitment in the proffer statement. 
 
Forests, Trees, and Vegetation 
Previous Staff Comment: Community Planning Staff requests additional information regarding 
the vegetation intended to be retained per ZMOD request 4 on Sheet 5 of the Concept 
Development Plan, as revised April 15, 2019. 
 
Applicant Response: The vegetation to be preserved was along Pidgeon Hill Drive in front of 
the existing retail. This southern leg of the property is no longer part of the application and the 
modification is no longer needed. 
 
Comment Status: No longer applicable. No further action required. 
 
Zoning Modifications 
The applicant has requested several ZMODs and SPEX to modify the applicable site access, 
parking, buffering, landscaping, and yard requirements.  
 
The buffering and yard modifications may help achieve the compact development patterns 
anticipated in the Suburban Compact Neighborhood place type. Community Planning Staff 
can support this request if the application materials are revised to include commitments 
to the orientation of the units as depicted on Sheet 6 of the revised CDP, such that no 
residential units face the commercial loading/service areas and enhanced landscaping 
is provided between the residential and commercial uses. 
 
The request to allow commercial and retail uses to access residential streets may encourage 
interaction and transitions among land uses; however, Community Planning Staff cannot 
support this request without commitments to the aforementioned crosswalk/pedestrian 
safety improvements on affected streets.  
 
The request to modify the parking standards to allow surface parking between buildings and 
streets without berming or screening may accommodate a more compact, urban development 
pattern; however, Community Planning Staff cannot support this request without 
requested design commitments related to streetscaping and traffic calming. 

 
RECOMMENDATIONS 
Although the request does not meet the use mix and intensity standards of the Suburban Mixed 
Use Place Type, it generally conforms to the use mix and development patterns envisioned for 
the Suburban Compact Neighborhood Place Type. This memo identifies several other issues 
to be addressed in subsequent submission materials related to site design, housing, capital 
facilities, and environmental resources. Community Planning Staff is available to meet with the 
applicant to discuss the issues identified in this memo.   
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ATTACHMENTS 
Attachment 1: Revised Capital Facilities Impact Analysis 
 
cc: Alaina Ray, AICP, Director, Planning and Zoning-via e-mail 
 Dan Galindo, AICP, Division Manager, Community Planning-via e-mail 

 
 



Housing Type
Total Number of 

Units

Capital 
Intensity 
Factors

Projected Capital 
Facilities Impact

Single-Family Detached (SFD) 0 $47,554.27 $0.00
Single-Family Attached (SFA) 0 $33,733.40 $0.00
Multi-Family (MF) 0 $15,664.11 $0.00
Multi-Family Stacked (MF Stacked) 172 $25,016.56 $4,302,848.32
TOTAL 172 $4,302,848.32

172 Total Units $4,302,848 Total Projected Capital Facilities Impact

1. Number of Market Rate Units Subject to Capital Facilities Proffer Guidelines

Housing Type
Total Number of 

Units

Number of 
Proposed 

ADUs
Number of Market 

Rate Units 

Single-Family Detached (SFD) 0 0 0
Single-Family Attached (SFA) 0 0 0
Multi-Family (MF) 0 0 0
Multi-Family Stacked (MF Stacked) 172 11 161
TOTAL 172 11 161

2. Capital Facilities Calculations for Market Rate Units

Housing Type
Total Number of 

Market Rate Units

Capital 
Intensity 
Factors

Capital Facilities 
Calculations for 

Market Rate Units 

Single-Family Detached (SFD) 0 $47,554.27 $0.00
Single-Family Attached (SFA) 0 $33,733.40 $0.00
Multi-Family (MF) 0 $15,664.11 $0.00
Multi-Family Stacked (MF Stacked) 161 $25,016.56 $4,027,666.16
TOTAL 161 $4,027,666.16

3. Capital Facility Credit for Base Density Units assuming Single Family Detached Dwellings

Zoning District Acres
Density Permitted    
By-right (du/acre)

Base Density 
Units*

Capital Intensity 
Factor

Capital Facility 
Credit for Base 
Density Units

PD-CC-SC 10.26 0 0 $47,554.27 $0.00
0 0.00 0 0 $47,554.27 $0.00
0 0.00 0 0 $47,554.27 $0.00

TOTAL 0 $0.00

4. Anticipated Capital Facilities Contribution

$4,027,666.16 - $0.00 = $4,027,666.16

$4,027,666 Anticipated Capital Facilities Contribution

Created on August 5, 2019

* Base density units shall not exceed 1 du/acre pursuant to the 2019 Loudoun County General Plan, Chapter 6

The anticipated capital facilities contribution of the proposed development takes into account Affordable Dwelling Units (ADUs) and the 
number of units permitted by the base density. 

Attachment 1- Capital Facilities Impact Analysis (Eastern Region-includes Ashburn, Potomac, and Sterling)
ZMAP-2019-0007, et al, Sterling Meadow

TOTAL PROJECTED CAPITAL FACILITIES IMPACT

ANTICIPATED CAPITAL FACILITIES CONTRIBUTION

The total projected capital facilities impact of the proposed development is calculated using the approved capital intensity factors for the 
proposed unit mix. Revised Capital Intensity Factors (CIFs) were adopted by the Board of Supervisors on March 14, 2018.



 

 

 
 
 

County of Loudoun 
 

Department of Planning 
 

MEMORANDUM 
 

 
DATE: June 11, 2019 
 
TO:  Rick Hancock, AICP, Project Manager, Land Use Review 
   
FROM: Randall Farren, AICP, Senior Planner, Community Planning  
 
SUBJECT: ZMAP-2019-0007, SPEX-2019-0014, ZMOD-2019-0013, and ZMOD-2019-0014 

Sterling Meadow 
 

   

BACKGROUND 
Sterling Meadow, LLC (the 
applicant) requests to 
rezone approximately 
11.27 acres from PD-CC-
SC (Planned Development 
– Commercial Center – 
Small Regional Center) to 
R-16 to develop 184 
multifamily stacked dwelling 
units. The property is 
located on the north side of 
Pidgeon Hill Drive, on the 
south side of Tripleseven 
Road (Route 777), west of 
Loudoun Tech Drive (Route 
1795), and north of Route 7. 
The site is a portion of the 
Regal Center commercial 
center and surrounding 
uses include commercial 
uses to the south, 
townhouses and commercial uses to the west (Countryside), and Calvary Temple Church to 
the north and east across Route 777. 
 
The property is a portion of a site developed pursuant to an earlier rezoning (ZMAP-1994-0004) 
and is the current site of the Countryside Regal Cinema Theater and associated parking, which 
was developed in 1996.   
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COMPLIANCE WITH THE COMPREHENSIVE PLAN 
The subject site is governed by the policies of the Revised General Plan (RGP) and the 2010 
Countywide Transportation Plan (CTP). The property is located within the Potomac Community 
of the Suburban Policy Area and is designated as appropriate for Residential uses  
 
Loudoun County 2019 Comprehensive Plan 
The County is currently in the process of developing a new comprehensive plan to guide future 
land use and development. The March 13, 2019 version of the draft Loudoun County 2019 
Comprehensive Plan (“draft Plan”) designates the subject property as suitable for the Suburban 
Mixed Use Place Type, which anticipates a mix of residential, commercial, entertainment, 
cultural, and recreational uses FAR of up to 1.0, with a maximum residential component of 70 
percent and a minimum of 5 percent dedicated to public and civic uses. More information 
regarding the compliance of this application with the provisions of the draft Plan is provided in 
the Analysis section below. Community Planning Staff notes the place type designation, core 
and complementary uses listed, and preferred use mix are subject to change as the draft Plan 
moves through the review and approval process. 
 
ANALYSIS 
Land Use 
The RGP anticipates residential uses on the subject site at densities up to 4 dwelling units per 
acre (RGP, Chapter 6, Suburban Policy Area Planned Land Use Map). The applicant is 
proposing to develop 184 two-over-two (multifamily stacked) dwelling units, resulting in a gross 
residential density of 16.4 dwelling units per acre, exceeding the planned residential density 
for Residential Neighborhood uses. Community Planning Staff notes, however, that the RGP 
includes policies that allow for additional flexibility for residential infill and redevelopment 
projects, and stipulates that such projects should be analyzed according to existing conditions 
and surrounding land use patterns, including surrounding residential densities (RGP; Suburban 
Policy Area; Infill, Revitalization, and Redevelopment Policy 1). The adjacent Villas at 
Countryside condominiums are developed at a density of approximately 14.35 dwelling units 
per acre, which generally aligns with the density of the proposed project. 
 
Although the draft Plan designates the subject property as suitable for the Suburban Mixed 
Use Place Type, it includes a provision that states that “the Suburban Compact Neighborhood 
Place Type may be appropriate for infill parcels designated as Suburban Mixed Use on the 
Place Type map.” The subject site likely would qualify as an infill project and thus this provision 
could be applied to the proposal. Under the draft Plan, the Suburban Compact Neighborhood 
Place Type envisions medium density, walkable neighborhoods providing opportunities for a 
mix of housing types, including “small-lot patio homes, townhomes, duplexes, and multifamily 
residences” at 8 to 24 dwelling units per acre. Overall the proposal falls within the anticipated 
density range for this Place Type but does not include a mix of housing types that helps fulfill 
the County’s continuum of housing needs (see Housing discussion below).   
 
Community Planning Staff notes that the draft Plan lacks clear criteria for the application of the 
Suburban Compact Neighborhood Place Type in areas otherwise planned for Suburban Mixed 
Use. Additional policy language that would refine the applicability of this provision is pending 
Board discussion and review, including the following criteria: 
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A. The provision of unmet housing needs units exceeding the applicable regulatory 

requirements; 
B. The location of the site at the periphery of a mixed-use development or along a major 

transportation corridor;  
C. The availability of a variety of transit options within the direct vicinity (1/4 mile); 
D. Proximity to employment options and a complementary mix of uses (e.g., 

neighborhood serving retail and services); 
E. Proximity to public facilities with existing or planned capacity to serve the proposed 

development; 
F. Conformance with the transition techniques and guidelines of the originally 

designated place type and any adjacent place types; and 
G. Demonstration of innovation in design, including techniques that result in a perceived 

density that complements the scale of the surrounding built environment. 
  
Although the proposed residential development exceeds the residential density 
anticipated in this area under the RGP, it may be appropriate in this area as an infill 
project considering similar residential densities in adjacent developments. Community 
Planning Staff notes that detailed analysis of the proposal’s conformance with the draft 
Plan is premature considering the ongoing review process and pending Plan adoption. 
 
Parks/Open Space & Public/Civic  
The RGP calls for at least 30 percent of the land in residential or high density residential 
projects to consist of parks and open space uses (3.38 acres) (RGP, Chapter 6, Residential 
Neighborhoods Policy 2). Open space should consist of a mix of active and passive and/or 
natural areas (RGP, Chapter 6, Open Space Policies, Policy 1). Open space policies call for 

75 percent of the required open space to consist of interior space thus neither required buffer 
areas nor “leftover spaces” should constitute more than 25 percent of the open space 
requirement (RGP, Chapter 6, Open Space Policy 3). Community Planning Staff further notes 

that the March 13, 2019 draft of the draft Plan calls for fifteen percent open space (1.69 acres) 
or ten percent open space (1.13 acres) for projects in areas developing as Suburban Compact 
Neighborhood or Suburban Mixed Use place types, respectively.  
 
The Concept Development Plan (CDP) designates 37,400 SF (0.86 acres or approximately 8 
percent) of the site area as “active recreation space.” The applicant has not provided any details 
on the function or intended uses of these spaces and the CDP appears to show “leftover 
spaces” as open space.  
 
Community Planning Staff recommends reconfiguring the layout of the site to ensure 
that a minimum area of 3.38 acres of open space is provided to comply with current Plan 
policy. Staff also requests additional details regarding the intended function or use of 
identified open space areas, recognizing that 2.54 acres should be interior space 
consisting of active, passive, and/or natural areas.  
 
The RGP expects that land development proposals in areas planned for Residential 
neighborhood uses dedicate a minimum of 10 percent of the land area (1.13 acres) to Public 
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and Civic uses. Community Planning Staff notes that the draft Plan  does not include a 
minimum requirement for Public and Civic uses in the Suburban Compact Neighborhood Place 
Type. 
 
Community Planning Staff recommends showing at least 1.13 acres of public and civic 
space on the CDP.  
 
Unmet Housing Needs 
The RGP housing policies recognize that unmet housing needs occur across a broad segment 
of the County’s income spectrum and promote housing options for all people who live and/or 
work in Loudoun County (RGP, Chapter 2, Housing, text). Unmet housing needs are defined 
as the lack of housing options for households earning up to 100 percent of the Washington 
Metropolitan Area Median Income (AMI)1 (RGP, Chapter 2, Housing, Unmet Housing Needs, 
Guiding Principles Policies, Policy 2).  
 
Article 7 of the Zoning Ordinance establishes the County’s Affordable Dwelling Unit (ADU) 
program, which address the needs of households earning from 30 to 70 percent AMI. ADU 
rental units are designed to serve residents earning 30% to 50% AMI, while ADU for-sale units 
are designed to serve residents with incomes of 50% to 70% AMI. (RGP, Chapter 2, Housing, 
Unmet Housing Needs, text). The Zoning Ordinance requires 6.25 percent of the total number 
of multifamily housing units (market and ADU) to be provided as ADUs; the applicant is 
proposing 12 ADUs based on 6.5 percent of the total number of two-over-two units.   
 
It is noted that ADUs as required by the Zoning Ordinance only address housing needs for 
households with incomes between 30 and 70 percent of the AMI. The RGP states that County 
policies and programs will focus on housing options for households earning up to 100 percent 
of the Washington Metropolitan AMI (RGP, Housing Affordability, Guiding Principles Policies, 
Policy 2). Given that the Zoning Ordinance does not require ADUs for incomes below 30 
percent AMI, the largest segment of unmet housing needs in the County is for incomes below 
30 percent AMI.  In addition to the ADUs, the applicant should consider providing additional 
dwelling units or proffering cash contributions for housing that addresses the full spectrum of 
unmet housing needs, recognizing that the largest segment of unmet housing needs is housing 
for incomes below 30 percent of the AMI. Providing actual units rather than a cash contribution 
would be preferred given the County’s need for affordable housing. 
 
Community Planning Staff notes that the draft Plan specifies that the Suburban Compact 
Neighborhood Place Type anticipates a variety of unit types. The proposal would exclusively 
provide two-over-two units, providing limited benefit to helping fulfill the continuum of housing 
needs. Additionally, the draft Plan specifically calls for the provision of a continuum of housing 
types in infill and redevelopment projects (draft Plan, Chapter 4 – Housing, Strategy 1.7). 
 
Community Planning Staff recommends the applicant include additional dwelling units 
beyond the required ADUs to address Plan policy regarding unmet housing needs. Staff 
also encourages the Applicant to consider incorporating housing for special needs 
populations as well as universal design principles into the project. 
                                                           
1 The current AMI for 2018 is $117,200. 
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Capital Facilities 
Under the RGP, all residential rezoning requests will be evaluated in accordance with the 
Capital Facility guidelines and policies of the Plan (RGP, Chapter 3, Proffer Policies, Policy 3). 
A central objective of the RGP is to balance land uses to promote an effective fiscal policy 
(RGP, Chapter 3, Fiscal Planning and Budgeting Policies, Policy 1 & Policy 2). The current CIF 
is $25,016.56 per multifamily stacked dwelling unit in the Potomac Subarea. Assuming 
development of 184 units, including 12 ADUs, the total capital facility impact of this project is 
estimated at $4,603,047.04 (See Attachment 1). The anticipated capital facilities proffer is 
estimated at $4,302,848.32. Plan policy recommends this application mitigate the full 
anticipated impact of proposed market rate units, as no residential density is permitted on the 
site under current zoning.  
 
The anticipated capital facility impacts of the proposed development should be 
mitigated according to Plan policy as calculated in the worksheet provided as 
Attachment 1. 
 
Open Space Preservation Program 
Based on the Open Space Proffer Guidelines of the RGP, the Board of Supervisors anticipates 
evidence of participation in the Open Space Preservation Program to achieve higher densities 
in mixed-use communities proposed for development in the Suburban Policy Area.  The Plan 
states that "5 percent of all residential units associated with densities above 4.0 dwelling 
units/acre should result from the acquisition of an equivalent number of open space 
easements."  The Plan provides guidelines for the location and types of open space desired to 
be provided or purchased with cash in lieu on a per unit basis (RGP, Chapter 11, Open Space 
Guidelines). For high density residential neighborhoods, 0.05 easements is anticipated for 

every dwelling unit over a density of 4.0 du/acre. 
 
Open space easements have been calculated for the proposed application. The open space 
contribution for the proposed application would range from $24,115 to $31,730 based on the 
per easement costs historically accepted by the Board (Attachment 2). The accepted 
contribution range of $3,800 to $5,000 per easement does not seem reasonable given current 
market values and the goal of purchasing open space within the Potomac Community.   
 
Analysis 
Staff recommends the applicant contribute land or provide an open space easement 
contribution consistent with Plan policy, recognizing that the current market values to 
purchase open space within the Potomac Community may exceed the range of previous 
contributions. 
 
Environmental/Existing Conditions 
The RGP defines the County’s Green Infrastructure as a “collection of natural, cultural, 
heritage, environmental, protected, passive, and active resources that will be integrated in a 
related system” (RGP, Chapter 5, Green Infrastructure Policies, Policy 1).  The Green 
Infrastructure policies are the framework and unifying elements that determines where and how 
development will occur within Loudoun County (RGP, Chapter 5, text). 
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Stormwater  
Impervious land cover can concentrate and increase the rate and volume of stormwater runoff 
developed sites. The conveyed run-off can carry pollutants including litter, salts, oil, grease, 
and metals, impeding the opportunity for water infiltration back into the ground. Runoff can 
result in detrimental impacts to stream water quality and aquatic habitats. The subject property 
drains to an unnamed tributary to the Potomac River that the County’s 2009 Stream 
Assessment Project found to be “suboptimal” for habitat and “severely stressed” for aquatic 
life. Community Planning Staff requests more information regarding the stormwater 
management/best management practices (BMP) approach with the next submission.   
 
The County promotes water conservation through low impact development (LID) techniques 
(RGP, Chapter 5, Surface Water Policies, Policy 2). LID uses natural vegetation and small-

scale treatment systems to treat and infiltrate rainfall close to the source. The goal of LID is to 
mimic a site's predevelopment hydrology by using design techniques that infiltrate, filter, store, 
evaporate, and detain stormwater runoff. LID locates water quality measures at the closest 
possible proximity to proposed impervious areas.  
 
Community Planning Staff recommends the applicant provide additional information 
regarding stormwater management on the site. Staff further recommends that the 
applicant commit to the use of LID techniques to minimize adverse effects associated 
with stormwater. 
 
Forests, Trees, and Vegetation 
The Plan calls for the preservation, protection, and management of forests and natural 
vegetation for the various economic and environmental benefits that they provide, and for the 
submittal and approval of a tree conservation or forest management plan prior to any land 
development that “demonstrates a management strategy that ensures the long-term 
sustainability of any designated tree save area” (RGP, Chapter 5, Forests, Trees and 
Vegetation Policies, Policies 1 & 3).   

 
The applicant’s statement of justification states that the zoning modification request (ZMOD) to 
modify Section 5-1414(A) allows the existing mature vegetation to remain in place along the 
property’s southern boundary. In order to evaluate the appropriateness and effect of this 
ZMOD, Community Planning Staff requests that the application provide information describing 
the vegetation intended to be retained. 
 
Community Planning Staff requests additional information regarding the vegetation 
intended to be retained per ZMOD request 4 on Sheet 5 of the Concept Development 
Plan, as revised April 15, 2019. 
 
Historic and Archaeological Resources 
The applicant requested, and has been granted, a waiver of the archaeological survey 
requirements for this project. Based on the previously developed condition of the site, no 
impacts to previously identified historic or archaeological resources are anticipated.  
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Zoning Modifications 
In addition to ZMOD request 4 noted above, the applicant has requested three ZMODs and 
two SPEX requests to modify the applicable parking, buffering, landscaping, and yard 
requirements. These requests generally appear to increase the overall developable area of the 
site. Community Planning Staff will provide a more detailed analysis of the appropriateness of 
these requests in response to subsequent submissions, in consideration of the Board’s 
continued deliberation of the applicable policies and provisions of the draft Plan. 

 
RECOMMENDATIONS 
Although the proposed residential density exceeds RGP plan policy for Residential 
neighborhoods, the request meets other plan policy provisions for infill and redevelopment 
proposals, which would anticipate the requested density based on adjacent residential 
densities. Capital facility impacts and environmental impacts should be mitigated and the 
application materials should be revised to meet open space preservation program policies.  
 
Community Planning Staff has provided comments throughout this referral memo identifying 
relevant policies and provisions from the draft Plan and intends to provide a more detailed 
analysis of the proposal’s conformance with Plan policies in response to subsequent 
submissions. Assuming timely draft Plan adoption, Community Planning Staff recommends 
that the applicant meet with staff prior to second submission to discuss the adopted Plan 
policies and their applicability to the requested rezoning and ordinance modifications. 
 
ATTACHMENTS 
Attachment 1: Capital Facilities Impact Analysis 
Attachment 2: Open Space Preservation Program Analysis 
 
cc: Alaina Ray, AICP, Director, Planning and Zoning-via e-mail 
 Dan Galindo, AICP, Community Planning Program Manager-via e-mail 

 
 



Housing Type

Total Number of 

Units

Capital 

Intensity 

Factors

Projected Capital 

Facilities Impact

Single-Family Detached (SFD) 0 $47,554.27 $0.00

Single-Family Attached (SFA) 0 $33,733.40 $0.00

Multi-Family (MF) 0 $15,664.11 $0.00

Multi-Family Stacked (MF Stacked) 184 $25,016.56 $4,603,047.04

TOTAL 184 $4,603,047.04

184 Total Units $4,603,047 Total Projected Capital Facilities Impact

1. Number of Market Rate Units Subject to Capital Facilities Proffer Guidelines

Housing Type

Total Number of 

Units

Number of 

Proposed 

ADUs

Number of Market 

Rate Units 

Single-Family Detached (SFD) 0 0 0

Single-Family Attached (SFA) 0 0 0

Multi-Family (MF) 0 0 0

Multi-Family Stacked (MF Stacked) 184 12 172

TOTAL 184 12 172

2. Capital Facilities Calculations for Market Rate Units

Housing Type

Total Number of 

Market Rate Units

Capital 

Intensity 

Factors

Capital Facilities 

Calculations for 

Market Rate Units 

Single-Family Detached (SFD) 0 $47,554.27 $0.00

Single-Family Attached (SFA) 0 $33,733.40 $0.00

Multi-Family (MF) 0 $15,664.11 $0.00

Multi-Family Stacked (MF Stacked) 172 $25,016.56 $4,302,848.32

TOTAL 172 $4,302,848.32

3. Capital Facility Credit for Base Density Units assuming Single Family Detached Dwellings

Zoning District Acres

Density Permitted                  

By-right (du/acre)

Base Density 

Units*

Capital Intensity 

Factor

Capital Facility 

Credit for Base 

Density Units

PD-CC-SC 11.27 0 0 $47,554.27 $0.00

0 0.00 0 0 $47,554.27 $0.00

0 0.00 0 0 $47,554.27 $0.00

TOTAL 0 $0.00

4. Anticipated Capital Facilities Contribution

$4,302,848.32 - $0.00 = $4,302,848.32

$4,302,848 Anticipated Capital Facilities Contribution

Created on June 5, 2019

* Base density units shall not exceed 1 du per acre pursuant to Revised General Plan, Chapter 11

The anticipated capital facilities contribution of the proposed development takes into account Affordable Dwelling Units (ADUs) and the 

number of units permitted by the base density. 

Attachment 1- Capital Facilities Impact Analysis (Eastern Region-includes Ashburn, Potomac, and Sterling)
ZMAP-2019-0007, et al, Sterling Meadow

TOTAL PROJECTED CAPITAL FACILITIES IMPACT

ANTICIPATED CAPITAL FACILITIES CONTRIBUTION

The total projected capital facilities impact of the proposed development is calculated using the approved capital intensity factors for the 

proposed unit mix. Revised Capital Intensity Factors (CIFs) were adopted by the Board of Supervisors on March 14, 2018.



1. Number of Units Permitted at 4.0 du/acre
11.27 acres x 4 = 45.08

2. Number of Units Subject to Open Space Proffer Guidelines
184 - 45.08 = 138.9

3. Exempt Affordable Dwelling Units
138.92 - 12 = 126.9

4. 5% of Units over 4.0 du/acre
126.92 x 0.05 = 6.346

5. Total Units Linked to Open Space Preservation = 6.346

6. Accepted Contribution Range: $3,800 to $5,000 per Easement 3800
5000

$24,115 to $31,730

Created on June 5, 2019

Attachment 2 - Open Space Preservation Program Analysis
ZMAP-2019-0007, et al, Sterling Meadow

Based on the Open Space Proffer Guidelines of the Revised General Plan, the Board of Supervisors 
anticipates evidence of participation in the Open Space Preservation Program to achieve higher densities in 
mixed-use communities proposed for development in the Suburban Policy Area.  The Plan states that "5% 
of all residential units associated with densities above 4.0 dwelling units/acre should result from the 
acquisition of an equivalent number of open space easements."  The Plan provides guidelines for the 
location and types of open space desired to be provided or purchased with cash in lieu on a per unit basis 
(Revised General Plan , Chapter 11, Open Space Guidelines ). For high density residential neighborhoods, 
0.05 easements is anticipated for every dwelling unit over a density of 4.0 du/acre. 
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 COUNTY OF LOUDOUN 
  
 DEPARTMENT OF PLANNING AND ZONING  
  
 ZONING ADMINISTRATION REFERRAL 

  

 
 
 
 
DATE: August 15, 2019 
 
TO:  Richard W. Hancock, AICP, Project Manager, Land Use Review 

FROM: Rory L. Toth, CZA/CTM, Senior Planner, Zoning Administration  
 
CASE NUMBER & NAME:  ZMAP-2019-0007 SPEX-2019-0014 ZMOD-2019-0013 & ZMOD-

2019-0014, Sterling Meadow – 2nd referral 
 
TAX MAP / PARCEL NUMBER (MCPI):   
   /81/////////2/ 029-40-8452 
 /81/////////3A 029-40-8502 
     
Staff has reviewed the second submission of the referenced zoning map amendment (ZMAP), 
special exception (SPEX) and zoning modifications (ZMOD), to include the Referral Cover Memo 
dated July 12, 2019, Statement of Justification (SOJ) dated April 16, 2019, revised through July 11, 
2019, Applicant’s Response Letter to First Referral Comments dated July 11, 2019, draft Proffer 
Statement dated July 11, 2019 and the Concept Development Plan (CDP) and SPEX/ZMOD Plats, 
prepared by Urban, Ltd., revised through July 10, 2019.  The subject properties are currently zoned 
PD-CC-SC (Planned Development-Commercial Center-Small Regional Center) under the 1993 
Loudoun County Zoning Ordinance and are subject to the proffer statements and CDP approved 
with ZMAP-1994-0004 and ZMAP-1996-0005. The Applicant is requesting to remap 
approximately 10.258 acres from the PD-CC-SC zoning district to the R-16 zoning district 
(administered under R-16 ADU) under the Revised 1993 Loudoun County Zoning Ordinance 
(Zoning Ordinance) to develop a total of 172 stacked multi-family dwelling units and 11 ADUs.   In 
addition, the Applicant is requesting five ZMODs, which in general terms, propose to 1) modify 
Section 3-608(B) regarding off-street parking requirements; 2) modify Sections 5-1507(A) and 5-
1414(A) to reduce and/or eliminate buffer and screening requirements; and 3) modify Sections 3-
610(A) and Section 1-205(A) to permit commercial/retail uses to access residential streets and road 
access requirements.  Lastly, the Applicant is requesting one zoning modification to Sections 7-
903(C)(2)(a) via a SPEX to modify the R-16 ADU minimum front yard regulation from a 25-foot 
minimum to a 14-foot minimum.  
 
Staff has reviewed the materials noted above and has the following comments on the referenced 
applications. 

A. ZONING ORDINANCE COMMENTS 
 

1. Previous Comment:  Section 3-602.  Explain in the SOJ and demonstrate on the CDP 
how this application conforms to the requirements of this section as it pertains to being 
planned or served by public transit or designated for public transit in the Comprehensive 



 
 

ZMAP-2019-0007 SPEX-2019-0014 ZMOD-2019-0013 & ZMOD-2019-0014 – Sterling Meadow 
Zoning 2nd referral  

August 15, 2019 
Page 2  

 
Plan.  Comment addressed as there are bus stops and bus service along Tripleseven Road 
and Pidgeon Hill Drive. 
 

2. Previous Comment: Section 3-603(B).  This Section of the Zoning Ordinance lists multi-
family dwelling units as a permitted use.  The Applicant has stated in their SOJ and on 
the CDP/SPEX plat that they are proposing multi-family stacked units (2/2s).  If it is the 
intent of the Applicant to provide this specific type of unit, it should be included in the 
form of a proffer.  The Applicant has committed to multi-family stacked units (2 over 2 
units) in draft Proffer II and the CDP.  Staff notes that the number of units has decreased 
from first referral from 184 to 172 dwelling units (with 11 ADUs).  However, the SOJ 
still makes references to 184 units while the draft proffers and CDP state 172 units with 
11 ADUs.  Clarify these discrepancies. 

 
3. Previous Comment: Section 3-608(B).  The Applicant requested a modification to this 

Section of the Zoning Ordinance to eliminate the berming and screening requirement for 
parking between buildings and streets.  See the Modifications Section of this referral for 
discussion on this matter.  See the Modifications Section of this referral for discussion on 
this matter.   

 
4. Previous Comment: Section 3-610.   As the proposed units will access the proposed R-16 

zoning district via private streets through the existing PD-CC-SC zoning district, a public 
access easement must be placed over such private streets.   It is noted that the Applicant 
has submitted a new zoning modification for Section 1-205(A) and Section 3-610(A) to 
allow commercial vehicle access through the proposed R-16 zoning district on the subject 
property.  This access would not be permitted because the private roadway for such 
access would be an accessory use to the uses located in the PD-CC-SC zoning district, 
which are not permitted in the proposed R-16 zoning district.  The zoning modification is 
not supported.  Therefore, in order to allow this access, this access will need to be 
included in a public ROW or be included in a public access easement in order to serve the 
PD-CC-SC property.  However, Staff remains concerned with commercial vehicular 
traffic (especially loading and service vehicles) traveling through the proposed residential 
neighborhood on private residential streets without adequate buffering and screening of 
such commercial uses from residential uses and lack of commitments to safety measures 
such as crosswalks and sidewalks for pedestrians.  Lastly, it appears that the CDP has 
been revised to include a loading space in the proposed R-16 zoning district that will 
serve the adjacent PD-CC-SC commercial uses.  The loading space needs to be relocated 
to the zoning district and parcel it serves.  

 
5. Previous Comment: Section 5-1300.  Add a note to the CDP stating that each site must 

meet the minimum required tree canopy requirements.  Comment addressed with Note 32 
on Sheet 1 of the CDP. 
 

6. Previous Comment: Section 5-1407(A) and 5-1414(A).  Staff notes that the Applicant 
proposed to modify the buffer and screening requirements of these sections to reduce 
and/or eliminate certain buffer and screening requirements.  See the Modifications 
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section of this referral for additional discussion on this matter.  See the Modifications 
section of this referral for additional discussion on this matter.   

 
7. Previous Comment: Section 7-104 (B) and (C). The Applicant states that 12 ADUs will be 

provided in multi-family stacked dwelling units.  Add a note to the CDP to state that 
ADUs shall be of a building type and of an architectural style compatible with residential 
units permitted within the zoning district and interspersed among market rate units in the 
proposed development.  Further, please provide a note that pursuant to Section 7-104(B), 
dwelling dimensions and the number of bedrooms shall meet the requirements 
established by the Affordable Dwelling Unit Advisory Board pursuant to the Codified 
Ordinance.  The Applicant has revised their application at second referral and proposes 
172 dwelling units with 11 ADUs.  Comment addressed as Note 33 regarding ADUs was 
added to Sheet 1 of the CDP. 
 

8. Previous Comment: Sections 7-903(C)(2)(b) and 7-903(C)(2)(c).  Staff notes that the 
Applicant proposes to modify the minimum side yards for corner lots and the minimum 
rear yard requirements of the R-16 ADU zoning district.  Both the minimum required 
yards and modified yards need to be drawn on the SPEX plat and CDP.  See the 
Modifications section of this referral for additional discussion on this matter.  The 
Applicant has revised their development layout and removed these modification requests 
from their application.  However, the Applicant has added a zoning modification to 
Section 7-903(C)(2)(a) to reduce front yards for certain buildings shown on the SPEX 
plat from 25-feet to 14-feet.  While the application does have more open space than what 
is required, Staff could support the modification provided commitments to the location 
and size of all types of open space (including passive recreational areas) are made. 

 
9. Previous Comment: Section 7-903(E).  The CDP shows the approximate location of 

required active recreation space within the development.  Staff notes that some required 
recreation areas are located within a required buffer and should be relocated as they are 
not a permitted use in a buffer yard.  Active recreation space areas are now shown on the 
CDP and SPEX plat.  Comment addressed. 
 

10. Previous Comment: Section 6-1215(F).  The Applicant’s SOJ states that the proposed 
development contains almost an acre of open space (passive and active).  Clearly show 
the location of both active and passive open space on the CDP/SPEX plat.  The CDP and 
SPEX plat show the location of active recreation space and passive recreation space.  
Staff notes that the minimum amount of active recreation space is labeled on each active 
recreation area and the total amount of open space within the development is stated in a 
table on the CDP.  However, there is no square footage area provided for each of the 
passive recreational areas.  Clarify the proffers and CDP/SPEX plat accordingly.  
 

11. Previous Comment: Staff notes that a draft proffer statement was not provided for review 
with the first referral of the applications.  Once this document is provided, Staff may 
provide additional comments.  See the draft Proffer Comments noted below in this 
referral. 
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12. Previous Comment: Staff recommends that the Applicant provide a status of proffers 
approved with ZMAP-1994-0004 and ZMAP-1996-0005 to determine whether said 
proffers have been fulfilled. Staff may have additional comments at next referral.  Staff 
defers additional comment to the Proffer Management Team. 
 

13. Previous Comment: The rezoning application is removing parking associated with other 
commercial/retail uses in the vicinity.  Demonstrate that the minimum number of parking 
spaces required by the Zoning Ordinance are still provided for the commercial/retail 
uses that are to remain.  No further comments as the Applicant has shown that existing 
commercial uses will have adequate parking. 

 
B.   SECTION 6-1210 ZONING MAP AMENDMENT CRITERIA 
 

1. Previous Comment: Section 6-1210(E)(1).  Staff defers comment to the Comprehensive 
Planning Division as to whether the density and zoning district proposed in this 
application are in conformance with the Comprehensive Plan.  No further comments. 
 

2. Previous Comment: Section 6-1210(E)(3).  Staff defers to the Department of 
Transportation and Capital Infrastructure and Loudoun Water regarding adequate 
sewer, water, transportation and other infrastructure needed to adequately serve the 
proposed uses.  No further comments.  
 

3. Previous Comment: Section 6-1210(E)(5).  The CDP does not definitively address the 
treatment of stormwater nor the location of such facilities within the proposed 
development.   In addition, the Applicant’s justification for one of the ZMODs of Section 
5-1414(A) states that the zoning modification allows existing mature vegetation to remain 
in place along the southern leg of the property as this portion of the property will remain 
unchanged with the application.  In order for Staff to evaluate the modification request, 
the Applicant needs to provide additional information, including photographs, regarding 
the existing vegetation to be retained.  Staff defers further comment to the Natural 
Resources Team. 

   
C. CDP/SPEX PLAT ISSUES 
 

1. Previous Comment: In general, it appears that vehicles associated with existing 
commercial/retail uses adjacent to the proposed multi-family stacked dwelling units will 
have to travel on residential private streets to get access to areas such as loading and 
service areas.  Per Section 3-610(A), this is not permitted in the R-16 zoning district.  
Revise the design of the development accordingly.  It is noted that the Applicant has 
submitted a new zoning modification for Section 1-205(A) and Section 3-610(A) to allow 
commercial vehicle access through the proposed R-16 zoning district on the subject 
property.  This access would not be permitted because the private roadway for such 
access would be an accessory use to the uses located in the PD-CC-SC zoning district, 
which are not permitted in the proposed R-16 zoning district.  The zoning modification is 
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not supported.  Therefore, in order to allow this access, this access will need to be 
included in a public ROW or be included in a public access easement in order to serve the 
PD-CC-SC property.  However, Staff remains concerned with commercial vehicular 
traffic (especially loading and service vehicles) traveling through the proposed residential 
neighborhood on private residential streets without adequate buffering and screening of 
such commercial uses from residential uses and lack of commitments to safety measures 
such as crosswalks and sidewalks for pedestrians.  Lastly, it appears that the CDP has 
been revised to include a loading space in the proposed R-16 zoning district that will 
serve the adjacent PD-CC-SC commercial uses.  The loading space needs to be relocated 
to the zoning district and parcel it serves.  
 

2. Previous Comment: An area shown on the CDP/SPEX plat located adjacent to Pidgeon 
Hill Drive is proposed to be rezoned to R-16 and is currently developed with parking and 
entrances for the existing PD-CC-SC development.  A note on the plan set states that 
existing parking to remain.  Staff questions why this area is being included as part of the 
area being remapped to R-16 as it appears it will continue to serve the PD-CC-SC 
development commercial uses and should remain PD-CC-SC.  Staff notes that parking 
within a proposed R-16 zoning district cannot be used to park uses within the PD-CC-SC 
zoning district.  It appears that the CDP has been revised to include a loading space in the 
proposed R-16 zoning district that will serve the adjacent PD-CC-SC commercial uses.  
The loading space needs to be relocated to the zoning district and parcel it serves.  

 
3. Previous Comment: Revise Note 3, Sheet 1 to clearly state that the zoning map 

amendment application proposes to remap the subject properties to R-16 under the 
Revised 1993 Loudoun County Zoning Ordinance.  Comment addressed with Note 3, 
Sheet 1. 

 
4. Previous Comment: Clarify if the properties that are to be rezoned to R-16 will be 

subdivided in the future as the Applicant’s zoning modification request is to modify the 
side corner lot yard from 25-feet to 14 feet.  Delineate on the CDP/SPEX plat were the 
proposed modified 14-foot yard is located.  The Applicant removed this modification 
request.  No further comments.   
 

5. Previous Comment: Revise General Note 12, Sheet 1 to add a note to the plat to state that 
the subject property contains minor floodplain and is subject to the Floodplain Overlay 
District regulations of Section 4-1500 of the Zoning Ordinance.  Delineate the minor 
floodplain on the CDP/SPEX plat.  Since a portion of the parcel that contains the minor 
floodplain was removed from the R-16 rezoning proposal at second referral, this 
comment is addressed. 
 

6. Previous Comment: General Note 20, Sheet 1 is vague.  Revise to state that the location 
of roadways, open space and lot layout will be in substantial conformance with the CDP 
and administrative and minor changes to the CDP may only be completed pursuant to 
Section 6-1216(A) or Section 6-1216(B) of the Zoning Ordinance.  Note 20 on Sheet 1 
was added to the CDP.  Comment addressed. 
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7. Previous Comment: Provide the width of the proposed trail along Tripleseven Road.  

Staff recommends that a commitment to construct the trail be included in the form of a 
proffer.  See comments on draft Proffer VI.B in Section E of this referral. 
 

8. Previous Comment:  In the Zoning and Area Tabulations Table on Sheets 5 and 5A, 
revise the language in the Provided Parking section as “The Proposed Number of 
Parking Spaces will meet or exceed the minimum number of parking spaces required by 
the Revised 1993 Loudoun County Zoning Ordinance.”  Comment addressed with 
revisions to the off-street parking language on Sheets 5 and 5A.   

 
D. ZONING MODIFICATIONS AND MODIFICATIONS OF ADU REQUIRED YARDS  

BY SPEX 
 

1. Previous Comment: Section 3-608(B).  Off Street Parking.   
 
Provision:  No off street parking for multifamily dwellings shall be permitted in areas 
between buildings and streets, unless such parking areas are sufficiently bermed and 
screened so that the parking areas are not visible from the street. 

 
Request:  The Applicant is requesting to provide parking for stacked multi-family 
dwelling units between the buildings and streets without adding berming or screening. 
 
Staff Analysis:  The Applicant stated that their proposal is more urban in nature and 
further states it is imperative to provide unobstructed lines of site to all parking spaces.  
Explain what features proposed with the development are of a more urban design.  Staff 
could support this modification provided commitments to the urban design are made in 
proffers and features such as additional sidewalks and crosswalks are provided in the 
parking areas.  Staff notes that there are no commitments to design of buildings and 
structures that make the proposed development more urban in nature.  Staff could support 
this modification provided commitments to the urban design are made in proffers. 

 
2. Previous Comment: Section 5-1407 (A).  Buffer Yard and Screening Requirements. 

Location. 
 
Provision: Buffer yards shall be located along the perimeter of a lot or parcel. Where a 
parcel extends into the center line of an existing road, the buffer yard shall begin at and 
extend inward from the ultimate right-of-way line of said road. Buffer yards shall extend 
to the lot line, parcel boundary or rights-of-way line, except where easements, covenants 
or natural features may require the buffer yard to be set back from the property line, in 
which event the buffer yard shall be in addition to such easements, covenants or natural 
features.  Buffer yards shall be provided within the required minimum yard setback 
areas. If the minimum buffer width is larger than the yard setback, the minimum buffer 
width must be provided. 
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Request:  The Applicant is requesting a modification to plant the perimeter buffer along 
the southern property boundary next to the multi-family units as opposed to along the 
parcel line.  
 
Staff Analysis:  Existing commercial/retail uses adjacent to the proposed multi-family 
stacked dwelling units will have to travel on residential private streets to get access to 
areas such as loading and service areas.  In addition, several units appear to face the 
rear-side of the existing retail uses where the service areas and dumpsters are located.  
The buffer as proposed does not adequately mitigate the impact on the multi-family 
stacked dwelling units.  The Applicant has requested a zoning modification of the Type 1 
buffer where the proposed dwelling units will be located next to the rear side of the 
existing commercial uses.  The Applicant responded that the landscaping adjacent to the 
commercial buildings was greatly enhanced and the redesign of the site allowed the 
loading space and relocated dumpster screened area to be located outside the drive aisle.  
Staff notes that the proposed modified Type 1 buffer is not an enhancement to the buffer 
yard required by the Zoning Ordinance.  In addition, the neither the proffers nor the 
CDP/SPEX plat contain any commitments to enhanced buffering or design of buildings 
so that the dwelling units no longer face the rear-side of the commercial uses located 
across the roadway.  Lastly, as noted earlier in this referral, it appears that the CDP has 
been revised to include a loading space in the proposed R-16 zoning district that will 
serve the adjacent PD-CC-SC commercial uses.  The loading space needs to be relocated 
to the zoning district and parcel it serves. 
 

3. Previous Comment: Section 5-1414 (A).  Buffer Yard and Screening Matrix. 
 
Provision:  This Section of the Zoning Ordinance requires buffer yards (generally a Type 
1 buffer yard, depending on the adjacent use) between the proposed R-16 multi-family 
units and the adjacent PD-CC-SC, PD-H3 and R-4 zoned properties.   

 
Request:  The Applicant is requesting a modification to eliminate the buffer between the 
existing offsite retail and the proposed multi-family dwelling units along the southeastern 
border where the property line is within the existing travelway.  The Applicant is also 
requesting a second modification along the southern leg of the property to allow existing 
mature vegetation to remain in place.  

 
Staff Analysis: Regarding the first modification request, a portion of the property shown 
on the CDP/SPEX plat located adjacent to Pidgeon Hill Drive is proposed to be rezoned 
to R-16 and is currently developed with parking and entrances for the existing PD-CC-
SC retail development.  A note on the plan set states that existing parking will remain.  
Staff questions why this area is being included as part of the area being remapped to R-
16 as it appears it will continue to serve the PD-CC-SC development commercial uses 
and should remain PD-CC-SC.  Staff notes that parking within a proposed R-16 zoning 
district cannot be used to park uses within the PD-CC-SC zoning district.  Therefore, a 
modification would not be necessary.   
 



 
 

ZMAP-2019-0007 SPEX-2019-0014 ZMOD-2019-0013 & ZMOD-2019-0014 – Sterling Meadow 
Zoning 2nd referral  

August 15, 2019 
Page 8  

 
Regarding the second modification request, the Applicant’s justification states that the 
zoning modification allows existing mature vegetation to remain in place along the 
southern leg of the property as this portion of the property will remain unchanged with 
the application.  In order for Staff to evaluate the modification request, the Applicant 
needs to provide additional information, including photographs, regarding the existing 
vegetation to be retained and to determine if the existing vegetation is and will remain 
viable.  If it is determined that the existing vegetation is healthy and viable, it should be 
included in the form of a proffer and shown on the CDP.  Staff may have additional 
comments at next referral.  Staff does not support this modification request as the 
Applicant has not demonstrated how this zoning modification improves on the current 
regulations and meets or exceeds the public purpose.  In addition, as noted in Comment 3 
above, neither the proffers nor the CDP/SPEX plat contain any commitments to enhanced 
buffering. 

 
4. Previous Comment: Sections 7-903(C)(2)(b) and 7-903(C)(2)(c).  Modification to R-16 

ADU Minimum Corner Lot Side Yards and Rear Yards via SPEX per Section and 7-
903(C)(3). 

 
Provision:  These Sections of the Zoning Ordinance require the following minimum 
required yards.   
 
• 7-903(C)(2)(b) – Minimum 10-foot minimum side yard; 25-foot minimum corner       
       lots for multi-family structures. 
• 7-903(C)(2)(c) – 25 foot minimum rear yard for multi-family structures. 
 

Request:  The Applicant is requesting modifications of the minimum required yards as 
follows: 
• 7-903(C)(2)(b) – Reduce 25-foot minimum required 25-foot corner lot side yards to    

14-feet. 
• 7-903(C)(2)(c) – Reduce minimum 25-foot minimum rear yard to 14-feet. 

 
Staff Analysis: The Applicant’s justification includes discussion of increasing the amount 
of common area for residents by reducing the yards and provides the maximum available 
space for formal and informal events.  Staff cannot support this modification at this time 
as the Applicant has not demonstrated and the CDP/SPEX plat does not show the amount 
of common area and/or open space proposed nor the amount of open space gained by 
decreasing the required yards.  Demonstrate how the modification of these regulations 
meets or exceeds the public purpose without increasing density on the property.  As the 
Applicant has redesigned the proposed development and no longer needs this 
modification request, Staff has no further comments.  
 

5. See Comment 4 in the Zoning Ordinance Comments Section above for analysis and  
comment on the Applicant’s modification request to Section 1-205(A) and Section 3-
610(A). 
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E.  DRAFT PROFFER COMMENTS 
 

1. Regarding draft Proffer I, Exhibit B referenced in the proffer needs to list the zoning 
modifications and modification of front yards via SPEX for the R-16 ADU zoning district. 
 

2. Regarding draft Proffer II.3., the trigger of the 151st occupancy permit for the remaining 
ADUs does not comply with Section 7-106 of the Zoning Ordinance regarding the Timing 
of Construction/Availability of Affordable Units, which states:  In a development which 
contains single family detached, single family attached, or multi-family lots or units, 
occupancy permits for no more than fifty percent (50%) of the market rate dwelling units 
shall be issued prior to the issuance of occupancy permits for fifty percent (50%) of the 
affordable dwelling units. Occupancy permits for no more than seventy-five percent (75%) 
of the market rate dwelling units shall be issued until occupancy permits have been issued 
for one hundred percent (100%) of the affordable dwelling units for the development. 
 

3. Draft Proffer 3 regarding Lighting needs a trigger (i.e. prior to site plan approval) when such 
lighting fixtures will be reviewed for conformance with the Zoning Ordinance and the 
proffers. 
 

4. Regarding draft Proffer V.B., revise the reference to the 2010 Countywide Transportation 
Plan (the “CTP”) to the “Loudoun County 2019 Countywide Transportation Plan” (2019 
CTP). 
 

5. Regarding draft Proffer VI.A, the trigger for the construction and opening of the trail along 
Tripleseven Road for use prior to the 150th occupancy permit (out of 172 units) is very late 
in the development process.  Staff recommends that the trigger for the construction and use 
of the trail be earlier and commensurate with the development it serves.  In addition, a 
trigger should be included that states such trail and easement will be bonded and shown on 
a site plan, prior to its approval. 
 

6. Regarding draft Proffer VII.A.1. and 2, the proffers should specify that said active recreation 
space areas will be shown on a site plan, prior to its approval.  In addition, regarding Active 
Recreation Spaces 3 and 4, while the proffer states that these spaces may include seating, 
landscaping and hardscaping, these features in and of themselves do not meet the Article 8 
definition of active recreation space.  Staff suggests clarification in the proffer. 
 

7. Regarding draft Proffer VII.B, the proffer and CDP should specify the size of such passive 
recreation areas.  In addition, a trigger should be included which states that such amenities 
will be bonded and shown on a site plan, prior to its approval and include a trigger for 
construction. 
 

8. Regarding draft Proffer VII.D, the term “perimeter buffers” is not used on the CDP/SPEX 
plat.  Staff recommends the proffer clarify these terms to ensure which buffers are being 
described.  In addition, a trigger should be included that states that such buffers will bonded 
and shown on a site plan prior to its approval and installed prior to the first occupancy 
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permit on the property. 
 

9. Regarding draft Proffer VIII.A, the Applicant provided a statement stating there are 
sufficient capital facilities with the Algonkian area that will serve the Property and no 
capital facilities contributions are proffered.  Staff questions whether this statement is 
accurate and defers additional comment to the Comprehensive Planning Division. 
 

10. Regarding draft Proffers VII.B and IX, Staff defers comment to the Department of Family 
Services and Fire and Rescue, respectively, regarding per unit contributions for unmet 
housing needs and fire and rescue needs. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Cc.   Chris Mohn, Deputy Zoning Administrator 
   Brad Polk, Principal Planner 
   Randall Farren, Senior Planner 
   Rebekah King, Housing Finance Project Manager 
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 COUNTY OF LOUDOUN 
  
 DEPARTMENT OF PLANNING AND ZONING  
  
 ZONING ADMINISTRATION REFERRAL 

  

 
 
 
 
DATE: June 6, 2019 
 
TO:  Richard W. Hancock, AICP, Project Manager, Land Use Review 

FROM: Rory L. Toth, CZA/CTM, Senior Planner, Zoning Administration  
 
CC:  Chris Mohn, Deputy Zoning Administrator, Zoning Administration 
 
CASE NUMBER & NAME:  ZMAP-2019-0007 SPEX-2019-0014 ZMOD-2019-0013 & ZMOD-

2019-0014, Sterling Meadow – 1st referral 
 
TAX MAP / PARCEL NUMBER (MCPI):   
   /81/////////2/ 029-40-8452 
 /81/////////3A 029-40-8502 
     
Staff has reviewed the referenced zoning map amendment (ZMAP), special exceptions (SPEX) 
and zoning modifications (ZMOD), to include the Referral Cover Memo dated April 17, 2019, 
Statement of Justification (SOJ) dated April 16, 2019 and the Concept Development Plan (CDP), 
prepared by Urban, Ltd., revised through April 15, 2019.  The subject properties are currently zoned 
PD-CC-SC (Planned Development-Commercial Center-Small Regional Center) under the 1993 
Loudoun County Zoning Ordinance and are subject to the proffer statements and CDP approved 
with ZMAP-1994-0004 and ZMAP-1996-0005. The Applicant is requesting to remap 
approximately 11.27 acres from the PD-CC-SC zoning district to the R-16 zoning district 
(administered under R-16 ADU) under the Revised 1993 Loudoun County Zoning Ordinance 
(Zoning Ordinance) to develop a total of 184 stacked multi-family dwelling units and 12 ADUs.   In 
addition, the Applicant is requesting three ZMODs to 1) modify Section 3-608(B) regarding off-
street parking requirements; and 2) modify Sections 5-1507(A) and 5-1414(A) to reduce and/or 
eliminate buffer and screening requirements.  Lastly, the Applicant is requesting two zoning 
modifications to Sections 7-903(C)(2)(b) and 7-903(C)(2)(c) via a SPEX to modify the ADU 
minimum yard requirements for corner lot side yards and rear yards.  
 
Staff has reviewed the materials noted above and has the following comments on the referenced 
applications. 

A. ZONING ORDINANCE COMMENTS 
 

1. Section 3-602.  Explain in the SOJ and demonstrate on the CDP how this application 
conforms to the requirements of this section as it pertains to being planned or served by 
public transit or designated for public transit in the Comprehensive Plan. 
 

2. Section 3-603(B).  This Section of the Zoning Ordinance lists multi-family dwelling units 
as a permitted use.  The Applicant has stated in their SOJ and on the CDP/SPEX plat that 
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they are proposing multi-family stacked units (2/2s).  If it is the intent of the Applicant to 
provide this specific type of unit, it should be included in the form of a proffer. 

 
3. Section 3-608(B).  The Applicant requested a modification to this Section of the Zoning 

Ordinance to eliminate the berming and screening requirement for parking between 
buildings and streets.  See the Modifications Section of this referral for discussion on this 
matter. 

 
4. Section 3-610.   As the proposed units will access the proposed R-16 zoning district via 

private streets through the existing PD-CC-SC zoning district, a public access easement 
must be placed over such private streets. 

 
5. Section 5-1300.  Add a note to the CDP stating that each site must meet the minimum 

required tree canopy requirements. 
 

6. Section 5-1407(A) and 5-1414(A).  Staff notes that the Applicant proposed to modify the 
buffer and screening requirements of these sections to reduce and/or eliminate certain 
buffer and screening requirements.  See the Modifications section of this referral for 
additional discussion on this matter. 
 

7. Section 7-104 (B) and (C). The Applicant states that 12 ADUs will be provided in multi-
family stacked dwelling units.  Add a note to the CDP to state that ADUs shall be of a 
building type and of an architectural style compatible with residential units permitted 
within the zoning district and interspersed among market rate units in the proposed 
development.  Further, please provide a note that pursuant to Section 7-104(B), dwelling 
dimensions and the number of bedrooms shall meet the requirements established by the 
Affordable Dwelling Unit Advisory Board pursuant to the Codified Ordinance. 
 

8. Sections 7-903(C)(2)(b) and 7-903(C)(2)(c).  Staff notes that the Applicant proposes to 
modify the minimum side yards for corner lots and the minimum rear yard requirements 
of the R-16 ADU zoning district.  Both the minimum required yards and modified yards 
need to be drawn on the SPEX plat and CDP.  See the Modifications section of this 
referral for additional discussion on this matter. 

 
9. Section 7-903(E).  The CDP shows the approximate location of required active recreation 

space within the development.  Staff notes that some required recreation areas are located 
within a required buffer and should be relocated as they are not a permitted use in a buffer 
yard.   
 

10. Section 6-1215(F).  The Applicant’s SOJ states that the proposed development contains 
almost an acre of open space (passive and active).  Clearly show the location of both 
active and passive open space on the CDP/SPEX plat. 
 

11. Staff notes that a draft proffer statement was not provided for review with the first referral 
of the applications.  Once this document is provided, Staff may provide additional 
comments. 
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12. Staff recommends that the Applicant provide a status of proffers approved with ZMAP-
1994-0004 and ZMAP-1996-0005 to determine whether said proffers have been fulfilled. 
Staff may have additional comments at next referral. 
 

13. The rezoning application is removing parking associated with other commercial/retail 
uses in the vicinity.  Demonstrate that the minimum number of parking spaces required 
by the Zoning Ordinance are still provided for the commercial/retail uses that are to 
remain. 

 
B.   SECTION 6-1210 ZONING MAP AMENDMENT CRITERIA 
 

1. Section 6-1210(E)(1).  Staff defers comment to the Comprehensive Planning Division as 
to whether the density and zoning district proposed in this application are in conformance 
with the Comprehensive Plan. 
 

2. Section 6-1210(E)(3).  Staff defers to the Department of Transportation and Capital 
Infrastructure and Loudoun Water regarding adequate sewer, water, transportation and 
other infrastructure needed to adequately serve the proposed uses. 
 

3. Section 6-1210(E)(5).  The CDP does not definitively address the treatment of 
stormwater nor the location of such facilities within the proposed development.   In 
addition, the Applicant’s justification for one of the ZMODs of Section 5-1414(A) states 
that the zoning modification allows existing mature vegetation to remain in place along 
the southern leg of the property as this portion of the property will remain unchanged 
with the application.  In order for Staff to evaluate the modification request, the Applicant 
needs to provide additional information, including photographs, regarding the existing 
vegetation to be retained. 

 
C. CDP/SPEX PLAT ISSUES 
 

1. In general, it appears that vehicles associated with existing commercial/retail uses 
adjacent to the proposed multi-family stacked dwelling units will have to travel on 
residential private streets to get access to areas such as loading and service areas.  Per 
Section 3-610(A), this is not permitted in the R-16 zoning district.  Revise the design of 
the development accordingly.   
 

2. An area shown on the CDP/SPEX plat located adjacent to Pidgeon Hill Drive is proposed 
to be rezoned to R-16 and is currently developed with parking and entrances for the 
existing PD-CC-SC development.  A note on the plan set states that existing parking to 
remain.  Staff questions why this area is being included as part of the area being 
remapped to R-16 as it appears it will continue to serve the PD-CC-SC development 
commercial uses and should remain PD-CC-SC.  Staff notes that parking within a 
proposed R-16 zoning district cannot be used to park uses within the PD-CC-SC zoning 
district.   
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3. Revise Note 3, Sheet 1 to clearly state that the zoning map amendment application 

proposes to remap the subject properties to R-16 under the Revised 1993 Loudoun County 
Zoning Ordinance.  

 
4. Clarify if the properties that are to be rezoned to R-16 will be subdivided in the future as 

the Applicant’s zoning modification request is to modify the side corner lot yard from 25-
feet to 14 feet.  Delineate on the CDP/SPEX plat were the proposed modified 14-foot 
yard is located. 
 

5. Revise General Note 12, Sheet 1 to add a note to the plat to state that the subject property 
contains minor floodplain and is subject to the Floodplain Overlay District regulations of 
Section 4-1500 of the Zoning Ordinance.  Delineate the minor floodplain on the 
CDP/SPEX plat. 
 

6. General Note 20, Sheet 1 is vague.  Revise to state that the location of roadways, open 
space and lot layout will be in substantial conformance with the CDP and administrative 
and minor changes to the CDP may only be completed pursuant to Section 6-1216(A) or 
Section 6-1216(B) of the Zoning Ordinance.   

 
7. Provide the width of the proposed trail along Tripleseven Road.  Staff recommends that a 

commitment to construct the trail be included in the form of a proffer. 
 

8. In the Zoning and Area Tabulations Table on Sheets 5 and 5A, revise the language in the 
Provided Parking section as “The Proposed Number of Parking Spaces will meet or 
exceed the minimum number of parking spaces required by the Revised 1993 Loudoun 
County Zoning Ordinance.” 

 
D. ZONING MODIFICATIONS AND MODIFICATIONS OF ADU REQUIRED YARDS  

BY SPEX 
 

1. Section 3-608(B).  Off Street Parking.   
 
Provision:  No off street parking for multifamily dwellings shall be permitted in areas 
between buildings and streets, unless such parking areas are sufficiently bermed and 
screened so that the parking areas are not visible from the street. 

 
Request:  The Applicant is requesting to provide parking for stacked multi-family 
dwelling units between the buildings and streets without adding berming or screening. 
 
Staff Analysis:  The Applicant stated that their proposal is more urban in nature and 
further states it is imperative to provide unobstructed lines of site to all parking spaces.  
Explain what features proposed with the development are of a more urban design.  Staff 
could support this modification provided commitments to the urban design are made in 
proffers and features such as additional sidewalks and crosswalks are provided in the 
parking areas. 
 



 
 

ZMAP-2019-0007 SPEX-2019-0014 ZMOD-2019-0013 & ZMOD-2019-0014 – Sterling Meadow 
Zoning 1st referral  

June 6, 2019 
Page 5  

 
2. Section 5-1407 (A).  Buffer Yard and Screening Requirements. Location. 

 
Provision: Buffer yards shall be located along the perimeter of a lot or parcel. Where a 
parcel extends into the center line of an existing road, the buffer yard shall begin at and 
extend inward from the ultimate right-of-way line of said road. Buffer yards shall extend 
to the lot line, parcel boundary or rights-of-way line, except where easements, covenants 
or natural features may require the buffer yard to be set back from the property line, in 
which event the buffer yard shall be in addition to such easements, covenants or natural 
features.  Buffer yards shall be provided within the required minimum yard setback areas. 
If the minimum buffer width is larger than the yard setback, the minimum buffer width 
must be provided. 
 
Request:  The Applicant is requesting a modification to plant the perimeter buffer along 
the southern property boundary next to the multi-family units as opposed to along the 
parcel line.  
 
Staff Analysis:  Existing commercial/retail uses adjacent to the proposed multi-family 
stacked dwelling units will have to travel on residential private streets to get access to 
areas such as loading and service areas.  In addition, several units appear to face the rear-
side of the existing retail uses where the service areas and dumpsters are located.  The 
buffer as proposed does not adequately mitigate the impact on the multi-family stacked 
dwelling units. 
 

3. Section 5-1414 (A).  Buffer Yard and Screening Matrix. 
 
Provision:  This Section of the Zoning Ordinance requires buffer yards (generally a Type 
1 buffer yard, depending on the adjacent use) between the proposed R-16 multi-family 
units and the adjacent PD-CC-SC, PD-H3 and R-4 zoned properties.   

 
Request:  The Applicant is requesting a modification to eliminate the buffer between the 
existing offsite retail and the proposed multi-family dwelling units along the southeastern 
border where the property line is within the existing travelway.  The Applicant is also 
requesting a second modification along the southern leg of the property to allow existing 
mature vegetation to remain in place.  

 
Staff Analysis: Regarding the first modification request, a portion of the property shown 
on the CDP/SPEX plat located adjacent to Pidgeon Hill Drive is proposed to be rezoned 
to R-16 and is currently developed with parking and entrances for the existing PD-CC-SC 
retail development.  A note on the plan set states that existing parking will remain.  Staff 
questions why this area is being included as part of the area being remapped to R-16 as it 
appears it will continue to serve the PD-CC-SC development commercial uses and should 
remain PD-CC-SC.  Staff notes that parking within a proposed R-16 zoning district 
cannot be used to park uses within the PD-CC-SC zoning district.  Therefore, a 
modification would not be necessary.   
 
Regarding the second modification request, the Applicant’s justification states that the 
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zoning modification allows existing mature vegetation to remain in place along the 
southern leg of the property as this portion of the property will remain unchanged with 
the application.  In order for Staff to evaluate the modification request, the Applicant 
needs to provide additional information, including photographs, regarding the existing 
vegetation to be retained and to determine if the existing vegetation is and will remain 
viable.  If it is determined that the existing vegetation is healthy and viable, it should be 
included in the form of a proffer and shown on the CDP.  Staff may have additional 
comments at next referral. 

 
4. Sections 7-903(C)(2)(b) and 7-903(C)(2)(c).  Modification to R-16 ADU Minimum 

Corner Lot Side Yards and Rear Yards via SPEX per Section and 7-903(C)(3). 
 

Provision:  These Sections of the Zoning Ordinance require the following minimum 
required yards.   
 
• 7-903(C)(2)(b) – Minimum 10-foot minimum side yard; 25-foot minimum corner      
        lots for multi-family structures. 
• 7-903(C)(2)(c) – 25 foot minimum rear yard for multi-family structures. 
 

Request:  The Applicant is requesting modifications of the minimum required yards as 
follows: 
• 7-903(C)(2)(b) – Reduce 25-foot minimum required 25-foot corner lot side yards to    

14-feet. 
• 7-903(C)(2)(c) – Reduce minimum 25-foot minimum rear yard to 14-feet. 

 
Staff Analysis: The Applicant’s justification includes discussion of increasing the 
amount of common area for residents by reducing the yards and provides the maximum 
available space for formal and informal events.  Staff cannot support this modification at 
this time as the Applicant has not demonstrated and the CDP/SPEX plat does not show 
the amount of common area and/or open space proposed nor the amount of open space 
gained by decreasing the required yards.  Demonstrate how the modification of these 
regulations meets or exceeds the public purpose without increasing density on the 
property. 
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DATE: August 23, 2019  
 
TO:  Richard W. Hancock, AICP, Project Manager  
  Land Use Review 
 
FROM: Bradley R. Polk, CZA, Senior Planner 
  Proffer Management  
 
CASE NUMBER AND NAME:   ZMAP-2019-0007, SPEX-2019-0013, ZMOD-2019-0013, 
     ZMOD-2019-0014 
     Sterling Meadow 
 
PARCEL IDENTIFICATION 
NUMBERS (PIN):   029-40-8502, 029-40-8452 
            
PLAN SUBMISSION:  2nd Submission 
     Proffer, CDP, SPEX Plat Review, Modifications 
 
COMMENTS: 
The Proffer Management Team (“Staff”) has reviewed the draft proffers dated July 11, 2019, the Concept 
Development Plan dated April 2, 2019 revised through July 10, 2019, Statement of Justification dated 
April 16, 2019 revised through July 11, 2019 and the Special Exception (SPEX) Plat dated April 2, 2019 
through July 10, 2019. Staff offers the following comments: 
 
PROFFER STATEMENT 
1) Suggestions – There are suggested revisions to clarify the timing, interpretation, and performance 

of the proposed proffers. Please see marginal comments as well for revisions. 
a) The following suggestions are recommended to enhance the performance of the proffers: 

i) Revise the Preamble to replace “ZMAP 2019-0007” with “ZMAP-2019-0007”. 
ii) Revise the Preamble to list the applications with previously approved proffers that are 

being superseded for the Property.  
iii) Proffer I requires the Property to be developed in substantial conformance with Sheet 5A.  

Sheet 5A is the SPEX Plat.  Staff recommends substantial conformance to Sheet 5A be 
removed from Proffer I and inserted into Conditions of Approval of the SPEX.  
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iv) Proffer I requires the Property to be developed in substantial conformance with the 
Illustrative Plan (Sheet 6).  Staff recommends “Illustrative Plan” be removed from the 
sheet since it is being proffered as part of the CDP. 

v) Proffer II.3.  This Proffer is required in Section 7-106 of the Zoning Ordinance and is not 
necessary to restate the requirement.  The calculation for 75% of the market rate units 
would be 121st market rate unit. 

vi) Proffer V.B.  Revise the Proffer to correct “Potomac subarea” to “Potomac Planning 
Subarea” and reference the “Loudoun County 2019 Countywide Transportation Plan”. 

vii) Proffer VI.B. requires the trail along Tripleseven Road to be constructed and open for use 
prior to the issuance of the occupancy permit for the 150th dwelling unit on the Property.  
It is recommended this trail be triggered at the zoning permit for the 150th dwelling unit 
on the Property.   

viii) Proffer VII.A.1.  Revise the Proffer to include a trigger for bonding of the 
improvements for Active Recreation Space 1 and 2.  Describe the size and amenities that 
are to be included with the “tot lot”.  Describe the size and overall dimensions of the 
grassed playing field.  Instead of requiring these two active recreation spaces to be 
constructed at the 12th and 18th occupancy permit, staff recommends both be required to 
be completed at the same zoning permit at the beginning of the project. 

ix) Proffer VII.A.2.  Revise the Proffer to include a trigger for bonding the improvements for 
Active Recreation Space 3 and 4.  Describe the “seating, landscaping and hardscaping to 
encourage gathering” as the terms are subjective and open to interpretation making 
performance of the proffer difficult.  Active Recreation Space 3 should be required to be 
completed and open within the same permit number as Active Recreation Space 1 and 2.  
It is recommended Active Recreation Space 4 be completed and open earlier than the 150th 
zoning permit. 

x) Proffer VII.B.  Revise the Proffer to include a trigger for bonding the improvements for 
the pocket parks and a trigger for when the pocket parks are to be completed and open.  Is 
the pocket park intended to include any other improvements than seating for four people? 

xi) Proffer VII.D.  The Proffer requires the installation of perimeter buffers as shown on Sheet 
5 of the CDP.  Proffer I also requires substantial conformance to Sheet 6 which shows a 
perimeter buffer along the entire northern border which is not consistent with the perimeter 
buffers shown as required on Sheet 5.  Revise the Proffer VII.D. to address the 
discrepancy. 

xii) Proffer VIII.A.  Staff defers to Community Planning to determine the accuracy of the 
statement regarding sufficient capital facilities.  Replace “Algonkian area” with “Potomac 
Planning Subarea”. 

CONCEPT PLAN 

2) On all sheets remove the “)” after ZMOD-2019-0013 on the application information in the title 
block on the right side. 
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3) Sheet 1.  Revise General Note 8 as the requirement to establish the HOA/POA prior to the issuance 
of the first occupancy permit is contradictory to the language in Proffer IV, which requires the 
POA to be recorded prior to or in conjunction with the approval of the first record plat or site plan 
for the Property, whichever is first in time. 

4) Sheet 5.  Replace “Proposed 6’ Trail Segment” with “Proposed 6’ Wide Trail Segment”. 

5) Sheet 5.  Replace “Existing 6’ Asphalt Trail” with “Proposed 6’ Wide Asphalt Trail”. 

 

Attachment:  Suggestions for the July 11, 2019 Draft Proffer Statement 
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STERLING MEADOW 
ZMAP 2019-0007 

PROFFER STATEMENT 
 

July 11, 2019 
 

PREAMBLE 
 

Sterling Meadow, LLC, the owner (the “Owner”) of property described as Loudoun County Tax 

Map 81 Parcels 3A and 2 (PINs: 029-40-8502 and 029-40-8452), on behalf of itself and its 

successors in interest, hereby voluntarily proffers, pursuant to Section 15.2-2303, Code of Virginia 

(1950), as amended, and Section 6-1209 of the Revised 1993 Loudoun County Zoning Ordinance 

(the “Zoning Ordinance”), that in the event all of PIN 029-40-8452 and the approximately 9.414- 

acre portion of PIN 029-40-8502 (collectively the “Property”) is rezoned by the Board of 

Supervisors of Loudoun County, Virginia (hereinafter referred to as the “County”), to the R-16 

(Residential-16 Townhouse ) Affordable Dwelling Unit (Section 7-800 of the Zoning Ordinance, 

herein referenced as the “R-16 ADU zoning district”), under the Zoning Ordinance as may be 

amended from time to time, in accordance with the Concept Development Plan, as defined below, 

the development of the Property shall be in substantial conformance with the proffers as set forth 

below (the “Proffers”). 
 

All proffers made herein are contingent upon approval of this ZMAP- 2019-0007 (the 

“Application”), and the Concept Development Plan, as defined below. If approved, this rezoning 

and these Proffers shall supersede and fully replace all previous proffers applicable to the Property. 

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

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

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

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

or record plat approval shall be deemed to be required to be performed prior to the recordation of 

any such condominium declaration or plat or other similar document that would have the legal 

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

Commented [PB1]: The previous applicable proffers need 
to be explicitly identified by application number/name. 
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When any plan submission, signal warrant analysis submission, noise or other impact study 

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

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

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

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

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

documentation from County Building and Development or Zoning Administration staff that the 

said payment, act, or activity has been made or completed, or provided documentation from Zoning 

Administration staff that the said payment, act, or activity is no longer a prerequisite for issuance 

or approval of said permits or plans. 
 
The Zoning Administrator may grant an extension to a date certain or for a specific period, secured 

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

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

Administrator determines that an extraordinary, unforeseeable event or circumstance beyond the 

control of the Owner has prevented the timely fulfillment of its obligations under these Proffers. 
 
I. CONCEPT DEVELOPMENT PLAN 

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

defined as Sheets 1, 2, and 5 and 5A of 6 (the “CDP”) of the rezoning plan set entitled “Sterling 

Meadow Zoning Map Amendment, Special Exception, and Zoning Modification (ZMAP-2019- 

0007, SPEX-2019-0014, ZMOD-2019-0013 and ZMOD-2019-0014)” dated April 2, 2019, and 

revised through July 10, 2019, prepared by Urban (the “PlansCDP”), incorporated herein by 

reference as Exhibit A, and the Zoning Ordinance Modifications, approved pursuant to Section 6-

1217 of the Zoning Ordinance, as described in Exhibit B attached hereto and incorporated herein 

by reference (“Zoning Ordinance Modifications”).   The CDP shall control the general 

development, layout, and configuration of the Subject Property.  Minor adjustments to the 

locations of the proposed roads and improvements shown on the CDP shall be permitted as 

reasonably necessary, in accordance with Zoning Ordinance Section 6-1209, to address grading, 

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

other final engineering considerations, and to accommodate the recommendations of 

archaeological studies, if any. Special exception applications for special exception uses may be 

Commented [PB2]: Sheet 5A is the Special Exception 
Plat; there should be an accompanying SPEX Condition that 
requires substantial conformance to Sheet 5A 
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filed by the Owner and considered by 
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the County provided that any special exception use shall receive the requisite County approval 

prior to establishment of such use. 
 

II. PROPOSED LAND USES 
 

The Property shall be developed for residential and recreational uses in accordance with the R-16 

ADU zoning regulations. 
 

1. Up to 172 multi-family stacked dwelling units shall be permitted on the Property. 
 

2. An active recreation component as further specified in Proffer VII.A below, shall be 

provided. 
 

3. The Owner shall construct a minimum of eleven (11) of the 172 multi-family 

stacked dwelling units as affordable dwelling units on the Property that will comply with Article 

7 of the Zoning Ordinance and Chapter 1450 of the Codified Ordinances of Loudoun County. Such 

affordable dwelling units (the “ADUs”) shall be phased, with at least six (6) ADUs constructed 

with Notices of Availability of such units provided to the County prior to the issuance of the 

occupancy permit for the 81st non-ADU dwelling unit, and the remaining ADUs constructed with 

Notices of Availability of such units provided to the County prior to the issuance of the occupancy 

permit for the 151st 121st non-ADU dwelling unit. The issuance of the said occupancy permit shall 

be subject to compliance with the provisions of Proffer X.C below. 
 

III. LIGHTING 
 

All lighting fixtures used in parking areas and on building exteriors shall be full cutoff, fully 

shielded, directed downward and inward to the Property, and designed and installed to prevent 

glare onto adjacent properties and streets. 

 
IV. PROPERTY OWNERS ASSOCIATION 

 
The owners of all property will be subject to one Property Owners Association (the “POA”). The 

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

and private streets and street lighting; the landscaping of common areas; the maintenance and 

Commented [PB3]: This paragraph is restating Section 7-
106 of the Zoning Ordinance, which applies to the property 
whether it appears in a proffer or not. 

Commented [PB4]: Calculation for 75% of the market rate 
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replacement of trails and sidewalks located outside of public rights-of-way; snow removal from 

private streets and parking areas; maintenance of all storm drainage easements and stormwater 

management/BMP facilities; and trash removal and recycling services for the Property. The POA 

for the Property will be established and POA documents recorded in the land records, subject to 

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

site plan for the Property, whichever is first in time. 
 

V. TRANSPORTATION 
 

A. Internal Street Design 
 

The Owner shall submit to the County street layouts as part of the each preliminary and final record 

plat, site plan, site plan amendment, and or construction plans and profiles submission, whichever 

comes first, with such layouts showing appropriate roadway design speeds and function designed 

to discourage speeding and cut-through traffic as approved by the County and VDOT, as 

applicable. 
 

B. Regional Transit Contribution 
 

The Owner shall make a transit contribution to the County which shall be payable on a per dwelling 

unit basis in the amount of $625.00 per residential dwelling unit. The amount of the said transit 

contribution payable for each dwelling unit, adjusted pursuant to Proffer X.B. below, shall be 

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

payable prior to the issuance of the occupancy permit for such dwelling unit. Said contribution 

shall be deposited in a Transit/Rideshare County trust fund or otherwise used by the County in the 

Potomac Planning Ssubarea to support transit services as described in the 2010 Loudoun County 

2019 Countywide Transportation Plan (the “CTP”). 
 

VI. PEDESTRIAN NETWORK 
 

A. Sidewalks 
 

The Owner shall construct sidewalks of a minimum width of five feet (5’) along the private street 

segments fronting the dwelling units within the Property in accordance with applicable FSM 

standards and as shown on Sheet 5 of the CDP. The sidewalks shall be constructed concurrently 

with the dwelling units which they serve. 
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B. Trail 
 

The Owner shall construct a trail of a minimum width of six feet (6’) along Tripleseven Road as 

shown on Sheet 5 of the CDP in accordance with FSM standards. The trail will be located either 

wholly within the right of way or wholly within the Property. If located within the Property, the 

trail shall be within a 10-foot wide public access easement granted to the County at no public cost 

and will be maintained by the POA. The trail shall be constructed and open for use prior to the 

issuance of the occupancy permit for the 150th dwelling unit on the Property. 

VII. OPEN SPACE 
 

The Owner shall construct and install recreational and passive spaces to include the amenities 

described below. 
 

A. Active Recreation 
 

The Owner shall provide four areas of active recreation spaces at the Property, of the general size 

and in the general location as Active Recreation Spaces 1, 2, 3 and 4, depicted on Sheet 5 of the 

CDP.  Collectively, the active recreation spaces shall be a minimum of 35,200 square feet. 

 
1. Active Recreation Space 1 and 2. Within Active Recreation Space 1 

and/or 2, the Owner shall install at least one tot lot and a grassed playing field. Active Recreation 

Space 1 shall be established, completed, and open for use prior to the issuance of the occupancy 

permit for the 12th dwelling unit surrounding the activated active recreation space. Active 

Recreation Space 2 shall be established, completed, and open for use prior to the issuance of the 

occupancy permit for the 18th dwelling unit surrounding the activated active recreation space. The 

issuance of the said occupancy permits shall be subject to compliance with the provisions of 

Proffer X.C. below. 

2. Active Recreation Space 3 and 4. The two smaller active recreation 

spaces shall be adorned with seating, landscaping and hardscaping to encourage gathering. Active 

Recreation Space 3 shall be established, completed, and open for use prior to the issuance of the 

16th occupancy permit in the adjacent, most southerly units. Active Recreation Space 4 shall be 

established, completed, and open for use prior to the issuance of the 150th occupancy zoning permit 

at the Property. The issuance of the said occupancy permits shall be subject to compliance with 

the provisions of Proffer X.C. below. 
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B. Pocket Parks 
 

The Owner shall establish a minimum of two pocket parks at the Property, as shown as Passive 

Recreation Space 1 and 2 on Sheet 5 of the CDP. Each pocket park shall have seating for a 

minimum of four people. 
 

C. Access 
 

The recreational amenities defined above in this Proffer VII.A shall be managed and maintained 

by the POA and access to such amenities shall be provided to all homeowners residents within the 

Property. 
 

D. Perimeter Buffers 
 

Prior to the issuance of the first occupancy permit at the Property, the Owner shall install the 

perimeter buffers as shown on Sheet 5 of the CDP. 
 

VIII. CONTRIBUTION 
 

A. Capital Facilities 
 

There are sufficient capital facilities within the Algonkian area that will serve the Property. 

Therefore, no capital facilities contributions are proffered. 

 
B.A. Unmet Housing Needs 

 
The Owner shall contribute $1,744 per dwelling unit to the County, such amount having been 

calculated based on the total anticipated amount to be contributed for 161 market rate units but 

payable for each of the 172 dwelling units constructed within the Property, with such funds to be 

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

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

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

(“AMI”) as published by the U.S. Department of Housing and Urban Development from time to 

time. The amount of the said contribution payable for each dwelling unit, adjusted pursuant to 

Proffer X.B. below, shall be calculated at the time of the approval of the zoning permit for each 
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said dwelling unit and shall be payable prior to the issuance of the occupancy permit for such 
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dwelling unit. Said contributions shall be placed by the County in an account for affordable 

housing to serve households with incomes between 0% and 100% of the AMI at the discretion of 

the Board of Supervisors and shall not be required to be deposited in the County of Loudoun 

Housing Trust. 
 

IX. EMERGENCY SERVICES 
 

A. Fire and Rescue Contribution 
 

The Owner shall make a one-time contribution of $120.00 per dwelling unit for each dwelling unit 

on the Property payable to the County for distribution by the County to the volunteer fire and 

rescue companies providing service to the Property. The amount of such contribution payable for 

each dwelling unit, adjusted pursuant to the provisions set forth below in this Proffer IX.A, shall 

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

be payable prior to the issuance of the occupancy permit for such dwelling unit. The amount of the 

contribution shall be adjusted on a yearly basis from the base year of 1988 and change effective 

each January 1 thereafter, in accordance with changes to the Consumer Price Index for all urban 

consumers (CPI-U), 1982-1984=100 (not seasonally adjusted), as published by the Bureau of 

Labor Statistics, U.S. Department of Labor, for the Washington-Baltimore, MD-VA-DC-WV 

Consolidated Metropolitan Statistical Area (the “CPI”). Contributions pursuant to this paragraph 

shall be divided equally between the servicing fire and rescue companies providing service to the 

Property. Notwithstanding the foregoing, if at the time of the application for any such zoning 

permit, the primary servicing fire and rescue company does not utilize, to any significant extent, 

either volunteer staff or apparatus owned by a volunteer organization, then the Owner may elect 

to make no contribution. The intent of this provision is to support volunteer fire and rescue staffing 

and operations so long as any significant element of the primary provider of fire and rescue services 

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

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

remaining company. 
 

X. MISCELLANEOUS 
 

A. Severability 
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Any portion of the Property may be the subject of a Zoning Concept Plan/Proffer Amendment, 

Rezoning, Special Exception, Commission Permit, Zoning Modification, Variance or other zoning 

application without the joinder and/or consent of the owners of other land areas within the 

Property, provided (1) that such application is compatible with these Proffers, (2) that the approval 

of such application would have no material, adverse impact upon any other land within the 

Property or the performance of any of these Proffers by the owners of the other land within the 

Property, (3) that such application complies with the relevant Zoning Ordinance and Virginia Code 

provisions, (4) that such application includes a proffer audit outlining the status of each 

commitment in these Proffers, and (5) that such application shall not be approved by the Board of 

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

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

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

shall remain in full force and effect. 
 

B. Annual Adjustment 
 
All cash contributions enumerated in these Proffers, other than the fire and rescue contributions of 

Proffer IX.A above which are subject to a separate adjustment provision, shall be subject to an 

annual adjustment based on the CPI with a base year of 2019. The first such adjustment shall occur 

on January 1, 2019 and change effective each January 1 thereafter. 
 

C. Occupancy Permit Trigger 
 
When any plat or plan submission, signal warrant analysis submission, noise or other impact study 

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

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

in these Proffers is required to be performed, submitted, recorded, paid, or completed prior to the 

issuance of an occupancy permit, the said occupancy permit shall not be issued until the Owner 

has provided (i) written documentation from County Building and Development or Zoning 

Administration staff that the said payment, action, or other act or activity has been made, 

performed, or completed, or (ii) written documentation from Zoning Administration staff that the 

said payment, action, or other act or activity is no longer a prerequisite for issuance of such 
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occupancy permit, or (iii) such other documentation or evidence of either of the foregoing which 

may hereafter be established by the County as suitable confirmation of same. 

 
 
 

--- Signature Page Follows --- 
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The undersigned hereby warrants that all owners with any legal interest in the Property have signed 

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

to be binding and enforceable in accordance with their terms, that it, together with any others 

signing this document, has full authority to bind the Property to these conditions, and that the 

Proffers are entered into voluntarily. 

 
 
 

OWNER 

By: _  , 
 
 
 
 
 

STATE OF    

   ) 
 

COUNTY/CITY OF ) 
 

The foregoing Proffer Statement was acknowledged before me this day of 

  , 2019, by  , as of 
 
 

 
 

Notary Public 
 
 

My Commission Expires:    
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EXHIBIT A 
 

CONCEPT DEVELOPMENT PLAN 
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EXHIBIT B 
 

ZONING ORDINANCE MODIFICATION 
 
The Owner is requesting the following modifications for the Property: 
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County of Loudoun 
 

Department of Transportation and Capital Infrastructure 
 

MEMORANDUM 
 

 

DATE: August 29, 2019 
 
TO:  Richard Hancock, AICP, Project Manager 
  Department of Planning and Zoning 
 

THROUGH: Lou Mosurak, AICP, Senior Coordinator 
  DTCI, Transportation Planning & Traffic Engineering Division  
 

FROM: Ryan Sheran, PE, Transportation Planner  
  DTCI, Transportation Planning & Traffic Engineering Division 
 

SUBJECT: ZMAP 2019-0007, SPEX 2019-0014, ZMOD 2019-0013 & ZMOD 2019-0014 -
Sterling Meadow 

 

  First Referral 
 
 
Background 
These Zoning Map Amendment (ZMAP), Special Exception (SPEX), and Zoning Modification 
(ZMOD) applications propose to: 
 

1. A ZMAP to rezone approximately 11.27 acres from the PD-CC-SC (Planned Development 
– Commercial Center (Small Regional Center)) Zoning District to the R-16 
(Townhouse/Multi-Family Residential) Zoning District for the development of 172 Stacked 
Multi-Family Units, 11 of which are Affordable Dwelling Units (ADU’s) 

2. A SPEX to modify Revised 1993 Zoning Ordinance Sections 7-903(C)(2)(b) and 7-
903(C)(2)(c) Lot & Building Requirements, Yards for ADU’s. 

3. A ZMOD to modify Revised 1993 Zoning Ordinance Section 3-608(B), Off Street Parking. 
4. A ZMOD to modify Revised 1993 Zoning Ordinance Section 5-1407(A), Buffer Yard 

Screening Requirements and 5-1414(A) Buffer Yard and Screening Matrix. 
 

The subject properties (PIN #s 029-40-8452 and 029-40-8502) are located north east of Harry 
Byrd Highway (VA Route 7) and west of Tripleseven Road (VA Route 777) and are within the 
Suburban Policy Area.  The subject properties are also subject to the regulations and policies of 
the Route 28 Tax District.  A vicinity map is provided as Attachment 1. 
 

Department of Transportation and Capital Infrastructure (DTCI) review of these applications is 
based on materials received from the Department of Planning and Zoning through July 18, 2019, 
including (1) an Information Sheet, dated July 12, 2019; (2) a Statement of Justification prepared 
by the Applicant, dated April 16, 2019 and revised through July 11, 2019; (3) a Traffic Impact 
Study prepared by Gorove/Slade, dated April 2, 2019 and (4) a ZMAP/SPEX/ZMOD Plat (plan 
set) prepared by Urban, Ltd., dated April 15, 2019 and revised through July 10, 2019. 
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Executive Summary 
Upon resolution of Comments 2, 3, 4, 5 and 6, DTCI could support approval of these 
applications as proposed with this submission. 
 
DTCI has the following general concerns regarding these applications.  Detailed discussion of 
these issues are provided in the comment section, below: 
 

• Commitments are needed to reconstruct the curb and pavement along Tripleseven Road 
where the existing site access points are proposed to be removed. 

 

• The Applicant should commit to provide on-street bicycle lanes on Tripleseven Road as 
called for by the 2019 CTP. 

 

• Pedestrian facilities should be provided along the site’s public road frontage and within the 
development. 

 

• A bus shelter should be provided and maintained along the site’s Tripleseven Road 
frontage as called for by County policy. 

 
Countywide Transportation Plan Arterial and Collector Roadways 
The existing and planned transportation network is subject to the policies of the Countywide 
Transportation Plan (2019 CTP).  Arterial and collector roadways in the vicinity of the proposed 
development are described below. 
 
Harry Byrd Highway – VA Route 7 
Algonkian Parkway/Atlantic Boulevard to Fairfax County Line 
 
  Existing Condition   Ultimate Condition 

 Functional 
Classification (CTP) Principal Arterial Principal Arterial 

Section/Lanes U6M / 6 Lanes U6M (TT) / 6 Lanes 

Bicycle and Pedestrian 
Facilities None 

Shared Use Path on both sides of 
roadway. 

Speed Limit 50 mph – 

VDOT Traffic Counts 59,000 (2018) – 

Ultimate Improvements Add Shared Use Path to both sides of the roadway. 
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Palisade Parkway – VA Route 1795 
VA Route 7 (Harry Byrd Highway) to VA Route 1794 (Cascades Parkway) 
 
  Existing Condition   Ultimate Condition 

 Functional 
Classification (CTP) Minor Collector Minor Collector 

Section/Lanes U4M / 4 Lanes U4M (TT) / 4 Lanes 

Bicycle and Pedestrian 
Facilities 

Sidewalk or Shared Use Path on both 
sides of roadway between Tripleseven 

Road and Cascades Parkway 

Shared Use Path on both sides of 
roadway. 

Speed Limit 45 mph – 

VDOT Traffic Counts 14,000 (2018) – 

Ultimate Improvements Add Shared Use Path to both sides of the roadway 

 
Tripleseven Road – VA Route 777 
Cromwell Road to VA Route 1795 (Palisade Parkway) 
 
  Existing Condition   Ultimate Condition 

 Functional 
Classification (CTP) Neighborhood Collector Neighborhood Collector 

Section/Lanes U3 U2 (SS) / 2 Lanes 

Bicycle and Pedestrian 
Facilities 

Sidewalk along south side of roadway 
between Westwick Court and Palisade 

Parkway 

On-Street bicycle facilities; Sidewalk on 
both sides of the roadway 

Speed Limit 35 mph – 

VDOT Traffic Counts 4,700 (2018) – 

Ultimate Improvements Add On-Street bicycle lanes; add sidewalk to the westbound (north) side of the road 

 
Summary of Traffic Impact Study (TIS) 
DTCI’s assessment of the Applicant’s traffic analysis and transportation impacts deriving from 
the proposed development is based on review the Applicant’s submission materials, existing 
and planned transportation facilities, and applicable County policies. 
 

The existing development on the site is approximately 11.24 acres currently zoned PD-CC-SC 
and is subject to ZMAP 1994-0004.  It is currently occupied by the Countryside Regal Cinema 
movie theater. 
     

A review of safety and operations for existing roadways in the vicinity of the site indicates that 
within the past three years, the following incidents were reported to the Loudoun County Sheriff’s 
Office: 

• Davenport Drive and Pidgeon Hill Drive:  1 crash, property damage only. 

• Tripleseven Road and Palisade Parkway:  8 crashes, 1 resulting in injury. 
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The Applicant submitted a Traffic Impact Study (TIS) dated April 2, 2019 analyzing the impacts 
of the proposed development of 184 two-over-two multifamily residential units under Total Future 
2022 conditions at the following intersections: 
 

• Tripleseven Road and Site Access North (Intersection #1) 

• Tripleseven Road and Site Access South (Intersection #2) 

• Davenport Drive and Pidgeon Hill Drive (Intersection #3) 

• Tripleseven Road and Palisade Parkway (Intersection #4) 
 

With trips to and from the site distributed as follows (2022 future conditions): 

• 3% of trips to and from the north along Tripleseven Road 

• 15% of trips to and from the west along Pidgeon Hill Drive 

• 35%/19% (inbound/outbound) of trips to and from the south along Davenport Drive 

• 5% of trips to and from the north along Palisade Parkway 

• 42%/58% (inbound/outbound) of trips to and from the south along Palisade Parkway 
 

And assuming the following trip reduction factors and travel demand management measures: 

• Multifamily Residential: 5% of the AM Peak by internal capture reduction. 

• Multifamily Residential: 10% of the PM Peak by internal capture reduction. 

• Multifamily Residential: 15% of the daily total by internal capture reduction. 
 

Based upon the existing development on the site and this proposal, the development would 
impact existing and potential site trip generation as follows: 
 

Sources:  DTCI Staff and Sterling Meadow TIS, Gorove/Slade, April 2, 2019, Page 20. 
*For complete breakdown of trip generation, please consult the Applicant’s TIS. 
 

Based on the forecasted decrease in the trip generation for the PM peak and weekday total trips 
and the minimal increase in AM peak trips, no site-generated issues were identified in the TIS. 
 

Transportation Comments and Recommendations 
Based upon review of the Applicant’s submission materials, DTCI has the following comments: 
 
Traffic Study 

1. DTCI has reviewed the Applicant’s TIS and finds it to be an acceptable evaluation of this 
development as proposed. 

 Table 1:  Existing Trip Generation Comparisons for Sterling Meadow 

Development Program AM Peak 
Trips 

PM Peak 
Trips Weekday Total Trips 

Total Existing Trips 0 275 3,534 

Total Proposed Trips With These Applications 60 72 852 

        Difference (Proposed minus Existing) +60 -203 -2,682 
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Roadway Network and Site Access 

2. DTCI has no objection to the relocation of the two site entrances along Tripleseven Road 
as shown on the CDP.  The Applicant should commit to reconstruct the curb and 
pavement sections on Tripleseven Road where the existing site driveways are to be 
removed. 
 

Bicycle and Pedestrian Facilities 
3. As called for by the 2019 CTP, the Applicant should provide on-street bike lanes on 

Tripleseven Road along the site frontage and extending north / west to the vicinity of 
Westwick Court and south /east to the intersection of Palisade Parkway.  This will require 
restriping of the existing pavement along Tripleseven Road and may require some 
modification of signal heads on the existing traffic signal at Tripleseven Road and 
Palisade Parkway due to realignment of travel lanes on the eastbound (Tripleseven Road) 
intersection approach. 
 

4. The Applicant should ensure that a minimum six-foot wide pedestrian path / sidewalk 
remains in place along the site’s Tripleseven Road frontage, including realignment where 
needed to accommodate redevelopment on the site.  Curb ramps at both site entrances 
along Tripleseven Road should be upgraded or replaced to meet current ADA standards 
including providing a detectable warning surface. 
 

5. The Applicant should commit to providing pedestrian connections throughout the 
development.  Consistent with the 2019 CTP (Chapter 2, Countywide Bicycle and 
Pedestrian Policies, Policy 2-2.7, Site Connections), connections should be made 
connecting building entrances, parking areas, and other destinations within the site and 
to the larger non-motorized network on the periphery of the site. 
 

Public Transit 
6. There is existing local bus service along Tripleseven Road, and the potential exists for 

increased ridership with the proposed redevelopment of this site for residential uses.  As 
such, the Applicant should commit to provide an ADA-compliant bus stop and shelter 
along the site’s Tripleseven Road frontage, at a location coordinated with DTCI staff. Per 
the 2019 CTP (Chapter 2, Countywide Transit Infrastructure Policies, Policy 2-3.1, Transit 
Toolkit), the shelter and associated components of the transit stop should be designed 
consistent with the Transit Toolkit included in Chapter 2 of the 2019 CTP document.  If 
located outside of the public right-of-way, the shelter should be located in a public access 
easement and maintained by the Applicant or designee as called for by the 2019 CTP 
(Chapter 2, Countywide Transit Infrastructure Policies, Policy 2-3.19, Private Bus 
Shelters). 

 
Proffers 

7. Per the 2019 CTP (Chapter 5, Proffer Policies, Policy 5-3.2, Potential Proffers), the 
County actively seeks regional road and transit contributions from rezoning applications. 
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Recently approved residential rezoning applications have contributed $6,000 per dwelling 
unit towards regional road improvements and $1,000 per dwelling unit towards transit 
improvements. DTCI requests the Applicant provide similar contribution amounts with the 
current application for use towards future transportation improvements in the vicinity of 
the site. DTCI notes that regional road and transit contribution amounts have been 
reviewed for a possible increase, but that the levels noted above have not been adopted 
by the Board of Supervisors. As such, the recommended amounts are advisory only and 
are not reflective of adopted County policy at this time. 
 

ATTACHMENT 
1. Site Vicinity Map
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DEPARTMENT OF MANAGEMENT AND BUDGET 

MEMORANDUM 

 

 

DATE: August 13, 2019  

 

TO: Rick Hancock, Planner, DPZ 

 

FROM: Erin McLellan, Director, DMB 

 

SUBJECT: Proffer 2nd Referral – DMB Comments  

ZMAP-2019-0007, SPEX-2019-0014, 

ZMOD-2019-0013 & ZMOD-2019-0014 

Sterling Meadow 
              

 

Background 
 
This memorandum is in response to your request for comments regarding impacts on capital facilities 
submitted as part of ZMAP-2019-0007, SPEX-2019-0014, ZMOD-2019-0013 & ZMOD-2019-
0014, Sterling Meadow.  
 
The applicant proposes to redevelop an 11.27 acre site currently occupied by the Regal Countryside 
Cinema, within the Regal Plaza commercial center on the north side of Route 7 east of Route 28 
(parcels 029-40-8502 and 029-40-8452).  This site is located within the Algonkian election district, 
the Suburban Policy Area, and the Potomac planning subarea. 
 
The applicant proposes to rezone these parcels from the Planned Development – Commercial Center 
– Small Regional Center (PD-CC-SC) district to R-16 Townhouse/Multifamily Residential ADU 
(R-16 ADU) to permit the construction of an infill community with 172 multi-family stacked units. 
 
This referral includes the capital facilities impact generated using the established calculations 
recommended by the Fiscal Impact Committee (FIC) and adopted by the Board of Supervisors. It 
provides an overview of capital facility impacts related to these developments at full build-out and 
is not intended to suggest, request, amend or revise any specific proffer statement language.  
 

The Sterling Meadow applications propose to develop the following: 

 

Table 1. Increase in Population 

Housing Unit Type # of Units Population Generation Student Generation 

Multi-Family Stacked (MFST) 172 416 84 

Total 172 416 84 
 

Based on the 2017 Capital Intensity Factor (CIF), the projected increase in County population is 416 

residents and 84 students as a result of the proposed rezoning at full build-out. Note that the student 

generation methodology established in the FIC Guidelines differs from Loudoun County Public 

Schools (LCPS) methodology. 
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Capital Facilities Impacts 

Based upon the County’s adopted 2017 Capital Facilities Standards (CFS), the following table 

outlines the impact to the County’s capital facilities based upon the projected population increases 

resulting from this development at full build-out.  This table lists facilities which are triggered in 

proportion to population, and for which the demand for the facility is at least one one-hundredth 

(0.01) of a facility.  There are other types of facilities that are based on obtaining a certain number 

countywide (one animal shelter, five regional parks, etc.) that because they are not triggered by 

population, are not included in the table.  In addition, the table focuses on facilities, and does not 

include the need for fire and rescue vehicles or transit vehicles. The table identifies the impact on 

capital facilities of this development. 

 

Table 2. Impact on Capital Facilities 

Capital Facility Facility Impact Square Feet 

Fire & Rescue Station - East  0.02 299.7 
General Government Support Facilities (sq. ft.) - 1,665.0 
DS Residential Facility (beds) 0.07 239.9 
MH Residential Facility (beds) 0.07 239.9 
Park and Ride Lot (# of parking spaces) 4.79 - 
Community Center 0.01 185.0 

Senior Center 0.01 118.0 
Adult Day Center 0.01 55.1 
Community Park 0.02 13.3 
Neighborhood Park 0.04 16.6 
Recreational Trails (# of miles) 0.17 - 
Library 0.01 249.7 

 

This development has an impact on capital facilities. 

 

As reference, Table 3 below provides the current and planned (in the FY 2019 – 2024 Adopted CIP) 

capital facilities in the Potomac planning subarea, as well as facilities that are currently in deficit (or 

surplus). Several types of public facilities in the Potomac planning subarea are currently in deficit.  

 
Table 3. Current/Planned and Deficit Facilities in the Potomac Planning Subarea 

Capital Facility with Population Standard Existing Facilities 
Planned Facilities  

in the Adopted CIP 
2019  

Estimated Deficit 

Sheriff Station - - 0.5 

Fire & Rescue Station - East 1 - 0.9 

DS Residential Facility (# of beds) 7 - 1.2 

MH Residential Facility (# of beds) 12 - (3.8) 

Park and Ride Lot (# of parking spaces) 318 - 237.4 

Community Center - - 1.1 

Teen Center - - 0.2 

Senior Center 1 - (0.1) 

Adult Day Center - - 0.6 
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Capital Facility with Population Standard Existing Facilities 
Planned Facilities  

in the Adopted CIP 
2019  

Estimated Deficit 

Community Park 1 - 0.9 

Neighborhood Park 2 - 2.8 

Recreational Trails (miles) 5 - 14.3 

Library (sq. ft.) 30,000 - (1,024) 

* Numbers within parentheses in the deficit column indicate a surplus 

 

Conclusion 

The capital facility impacts projected from the Sterling Meadow (ZMAP-2019-0007, SPEX-2019-

0014, ZMOD-2019-0013 & ZMOD-2019-0014) residential development has an impact on capital 

facilities, as summarized in Table 2.  



DEPARTMENT OF MANAGEMENT AND BUDGET 

MEMORANDUM 

 

DATE: June 3, 2019  
 

TO: Rick Hancock, Planner, DPZ 
 

FROM: Erin McLellan, Director, DMB 
 

SUBJECT: Proffer 1st Referral – DMB Comments 
ZMAP-2019-0007, SPEX-2019-0014, 
ZMOD-2019-0013 & ZMOD-2019-0014 
Sterling Meadow 

              
 
Background 
This memorandum is in response to your request for comments regarding impacts on capital facilities 
submitted as part of ZMAP-2019-0007, SPEX-2019-0014, ZMOD-2019-0013 & ZMOD-2019-
0014, Sterling Meadow.  
 
The applicant proposes to redevelop an 11.27 acre site currently occupied by the Regal Countryside 
Cinema, within the Regal Plaza commercial center on the north side of Route 7 east of Route 28 
(parcels 029-40-8502 and 029-40-8452).  This site is located within the Algonkian election district, 
the Suburban Policy Area, and the Potomac planning subarea. 
 
The applicant proposes to rezone these parcels from the Planned Development – Commercial Center 
– Small Regional Center (PD-CC-SC) district to R-16 Townhouse/Multifamily Residential ADU 
(R-16 ADU) to permit the construction of an infill community with 184 multi-family stacked units. 
 
This referral includes the capital facilities impact generated using the established calculations 
recommended by the Fiscal Impact Committee (FIC) and adopted by the Board of Supervisors. It 
provides an overview of capital facility impacts related to these developments at full build-out and 
is not intended to suggest, request, amend or revise any specific proffer statement language.  
 
The Sterling Meadow applications propose to develop the following: 
 
Table 1. Increase in Population 

Housing Unit Type # of Units Population Generation Student Generation 

Multi-Family Stacked (MFST) 184 445 90 
Total 184 445 90 

 

Based on the 2017 Capital Intensity Factor (CIF), the projected increase in County population is 445 
residents and 90 students as a result of the proposed rezoning at full build-out. Note that the student 
generation methodology established in the FIC Guidelines differs from Loudoun County Public 
Schools (LCPS) methodology. 
 
Capital Facilities Impacts 
Based upon the County’s adopted 2017 Capital Facilities Standards (CFS), the following table 
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outlines the impact to the County’s capital facilities based upon the projected population increases 
resulting from this development at full build-out.  This table lists facilities which are triggered in 
proportion to population, and for which the demand for the facility is at least one one-hundredth 
(0.01) of a facility.  There are other types of facilities that are based on obtaining a certain number 
countywide (one animal shelter, five regional parks, etc.) that because they are not triggered by 
population, are not included in the table.  In addition, the table focuses on facilities, and does not 
include the need for fire and rescue vehicles or transit vehicles. 
 
Table 2. Impact on Capital Facilities 

Capital Facility Facility Impact Square Feet 
Fire & Rescue Station - East  0.02 320.6 
General Government Support Facilities (sq. ft.) - 1781.1 
DS Residential Facility (beds) 0.08 256.6 
MH Residential Facility (beds) 0.08 256.6 
Park and Ride Lot (# of parking spaces) 5.12 - 
Community Center 0.01 197.9 
Senior Center 0.01 126.2 
Adult Day Center 0.01 58.9 
Community Park 0.02 14.3 
Neighborhood Park 0.04 17.8 
Recreational Trails (# of miles) 0.18 - 
Library 0.01 267.2 

 
The capital facility impacts projected from this residential development are negligible and do not 
trigger the need for any new facilities. 
 
As reference, Table 3 below provides the current and planned (in the FY 2019 – 2024 Adopted CIP) 
capital facilities in the Potomac planning subarea, as well as facilities that are currently in deficit (or 
surplus). Several types of public facilities in the Potomac planning subarea are currently in deficit.  
 
Table 3. Current/Planned and Deficit Facilities in the Potomac Planning Subarea 

Capital Facility with Population Standard Existing Facilities Planned Facilities  
in the Adopted CIP 

2019  
Estimated Deficit 

Sheriff Station - - 0.5 
Fire & Rescue Station - East 1 - 0.9 
DS Residential Facility (# of beds) 7 - 1.2 
MH Residential Facility (# of beds) 12 - (3.8) 
Park and Ride Lot (# of parking spaces) 318 - 237.4 
Community Center - - 1.1 
Teen Center - - 0.2 
Senior Center 1 - (0.1) 
Adult Day Center - - 0.6 
Community Park 1 - 0.9 
Neighborhood Park 2 - 2.8 
Recreational Trails (miles) 5 - 14.3 
Library (sq. ft.) 30,000 - (1,024) 

* Numbers within parentheses in the deficit column indicate a surplus 
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Conclusion 
The capital facility impacts projected from the Sterling Meadow (ZMAP-2019-0007, SPEX-2019-
0014, ZMOD-2019-0013 & ZMOD-2019-0014) residential development are negligible and do not 
trigger the need for any new facilities.  
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MEMORANDUM 
DEPARTMENT OF FAMILY SERVICES 

LOUDOUN COUNTY, VIRGNIA 
 

 
DATE:  August 7, 2019 
 
TO:  Richard Hancock, Project Manager, Planning & Zoning   
  
FROM: Rebekah King, Housing Finance Project Manager, Family Services (DFS) 
 
CC:  Sarah Coyle Etro, AICP, Assistant Director, Family Services (DFS) 
 

SUBJECT: Sterling Meadows (ZMAP-2019-0007, SPEX- 2019-0014, ZMOD-2019-0013, 
ZMOD-2019-0014) 

 

PROJECT PROPOSAL:  
 
The Application requests the following:  A Zoning Map Amendment (ZMAP) to rezone 11.27 acres 
from Planned Development-Commercial Center- Small Regional Center (PDD-CC-SC) to R-16 to 
permit the construction of an infill stacked multi-family residential community. The Application 
now proposes to provide 172 multifamily stacked units, instead of the original 184 multifamily 
stacked units, including 11 Affordable Dwelling Units (“ADUs”).  Currently the property is a movie 
theater facility.  
 
DISCUSSION: 
 
ADUs: 
 
The Application now proposes to provide 11 ADUs which would be approximately 6.25% of the 
total proposed number of 172 residential housing units. Because the Application is now requesting a 
smaller number of units, the number of ADUs has decreased from 12 to 11. The Application does 
not indicate where the Affordable Dwelling Units (ADUs) will be located within the development. 
The Department of Family Services (DFS) recommends that the ADUs be dispersed throughout the 
development in all unit types, proportional to the composition of market-rate units in terms of 
number of bedrooms. DFS also encourages the ADUs provided to include upper units in the 
stacked units to ensure access to units more appropriately sized for young families. 
 
Unmet Housing Needs: 
 
The Application still not discuss potential pricing of the units, which makes it difficult to determine 
if the development will achieve a diversity of housing prices as the Application claims.   
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DFS recommends that the development include units beyond the required ADUs to address the full 
continuum of Unmet Housing Needs especially since the development will now provide 11 ADUs 
instead of the original 12 ADUs. While the Application proposes that stacked multifamily units 
provide a diversity of housing types and prices, the size or type of a unit does not guarantee 
affordability. DFS recommends including either additional homeownership units affordable at ADU 
income levels (30% - 70% AMI) or Affordable Market Purchase Program (70% - 100% AMI) 
income levels.  
 
RECOMMENDATIONS:  
DFS does not support this Application because it does not clearly provide for a diversity in housing 
prices or housing type consistent with Plan policies. Because the County’s rent and mortgage costs 
are out of step with household income, care must be given to ensure that affordable places to live 
are within the reach of the workforce.  
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MEMORANDUM 
DEPARTMENT OF FAMILY SERVICES 

LOUDOUN COUNTY, VIRGNIA 
 

 
DATE:  June 4, 2019 
 
TO:  Richard Hancock, Project Manager, Planning & Zoning   
  
FROM: Rebekah King, Housing Finance Project Manager, Family Services (DFS) 
 
CC:  Sarah Coyle Etro, AICP, Assistant Director, Family Services (DFS) 
 

SUBJECT: Sterling Meadows (ZMAP-2019-0007, SPEX- 2019-0014, ZMOD-2019-0013, 
ZMOD-2019-0014) 

 

PROJECT PROPOSAL:  
 
The Application requests the following:  A Zoning Map Amendment (ZMAP) to rezone 11.27 acres 
from Planned Development-Commercial Center- Small Regional Center (PDD-CC-SC) to R-16 to 
permit the construction of an infill stacked multi-family residential community. The development 
would provide 184 multifamily stacked units including 12 Affordable Dwelling Units (“ADUs”).  
Currently the property is a movie theater facility.  
 
REVISED GENERAL PLAN POLICY: (Chapter 2 – Planning Approach) 
 
The County’s primary housing objective is to assure that existing and future County residents and its 
workforce are served by a range of housing types and prices.  To accomplish this objective, a 
continuum of housing types in a range of prices should be provided at Sterling Meadows.  County 
Housing Policies call for:  

 
1. “Housing options for people who live and work in Loudoun”; 
2. “Housing options located near existing or planned employment opportunities, schools, 

transit routes, and other amenities”; 
3. “An affordable range of housing types”;  
4. “Walkable, mixed-use communities where a person can live and work”; and 
5. “The development of housing and of communities that apply universal design principles.” 

 
Additionally, according to Loudoun’s Countywide Housing Policies, housing diversity in type and 
price will support the County’s economy; having sufficient affordable housing will help attract and 
retain a high-quality workforce.  
 
DISCUSSION: 
 
ADUs: 
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The Application proposes to provide up 12 ADUs which would be approximately 6.25% of the total 
proposed number of residential housing units. The Application does not indicate where the 
Affordable Dwelling Units (ADUs) will be located within the development. DFS recommends that 
the ADUs be dispersed throughout the development in all unit types, proportional to the 
composition of market-rate units in terms of number of bedrooms. The Department of Family 
Services recommends that the ADUs provided also include one or two upper units in the stacked 
units to ensure access to units more appropriately sized for young families. 
 
Unmet Housing Needs: 
 
The Application does not discuss potential pricing of the units, which makes it difficult to determine 
if the development will achieve a diversity of housing prices as the Application claims. Additionally, 
the Application does not mention the Unmet Housing Need of the development and the County as 
a whole.  
 
The Application discusses the benefit of providing additional residential units to support walkability 
to proximate commercial uses and that the development would provide “diversity in housing 
opportunities.” The Application also describes how the rezoning will address the “dearth of housing 
diversity options available, especially at lower price points.” However, the Application does not 
contain specific information or data to support those claims. 
 
According to the Dulles Area Association of Realtors, the 20165 zip code, which contains most of 
the Algonkian district in which the Sterling Meadows subject application is located, had a median 
sales price of $459,900 as of March 2019, a 4.5 percent increase year-over-year (higher than the 1.1 
percent decrease the overall county experienced over the same period). This area also saw a 
significantly lower number of closed sales year-over-year, a decrease of 21.6 percent, compared to 
the 6.9 percent decrease in closed sales for the overall county. A household of four, earning 100% of 
the Area Median Income at $121,300, can afford a home priced at $400,000. For households below 
100% AMI, affording homeownership is an even greater challenge.  
 
DFS recommends that the development include units beyond the required ADUs to address the full 
continuum of Unmet Housing Needs. While the Application proposes that stacked multifamily units  
provide a diversity of housing types and prices, the size or type of a unit does not guarantee 
affordability. DFS recommends including either additional homeownership units affordable at ADU 
income levels (30% - 70% AMI) or Affordable Market Purchase Program (70% - 100% AMI) 
income levels.  
 
Alternatively, affordable rental units could be provided in the development and administered by the 
County through the ADU Rental program. According to a CoStar submarket report for the 
Ashburn/Sterling area, much of the rental communities are advertising rents averaging around 
$1,800 a month, which is affordable for incomes starting at $72,000 or 60% AMI for a four-person 
household. However, over the past year, asking rents have increased almost 7 percent, showing that 
affordability in this submarket is decreasing. Rents have grown 28% in this area from 2010 to 2018.  
 
Other comments: 
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DFS encourages the consideration of additional density in the proposed development, given its 
location, which could also lead to more ADUs. DFS also wants to make sure the proposed 
residential development is well-connected in terms of pedestrian, bicycle and transit access to the 
existing community, and that the design of the proposed residential development ensures quality of 
life for future residents in terms of how it fits with the adjacent commercial development. 
 
DFS also would like to see more diversity of unit types. In stacked units, any household with 
mobility challenges cannot take advantage of the upper units. Accessibility is very difficult to provide 
in stacked units, and given the County’s growing aging population, DFS would like to see a more 
diverse mix of unit types.  
 
RECOMMENDATIONS:  
The Department of Family Services does not support this Application because it does not clearly 
provide for a diversity in housing prices or housing type consistent with Plan policies. Because the 
County’s rent and mortgage costs are out of step with household income, care must be given to 
ensure that affordable places to live are within the reach of the workforce.  
 
As an example, employees working in a movie theater as ushers or selling tickets earn about $25,000 
a year according to data from the Bureau of Labor Statistics. An affordable rent at this income level 
would be $625 a month. A food service manager, working in the restaurant area of a theater, earns 
about $71,330 a year. An affordable rent at this income level would be $1,780 a month. To purchase 
a home, this employee could afford a house priced around $225,000. An usher working in the movie 
theater cannot afford to rent an apartment in Loudoun County; the food service manager working in 
the theater will probably be able to find an affordable rental apartment; he or she would struggle to 
afford homeownership. 
 
When the workforce has been priced out of the area and must commute long distances, this 
undercuts an employer’s ability to retain workers to live here.  Affordable high-quality housing is 
pivotal to increase access to opportunities and economic mobility for Loudoun County residents. 



DEPARTMENT OF BUILDING AND DEVELOPMENT 
 

COUNTY OF LOUDOUN 

 

MEMORANDUM 

 

DATE:  August 13, 2019 

 

TO:  Richard Hancock, Project Manager, Department of Planning and Zoning 

 

FROM: Todd Taylor, Natural Resources Engineer 

   

THROUGH: Ryan Reed, Natural Resources Team Leader 

 

CC:  Maggie Auer, Floodplain Management Team Leader 

Kyle Dingus, Urban Forester 

Randall Farren, Community Planner, Department of Planning and Zoning 

  Rory Toth, Zoning Planner, Department of Planning and Zoning 

 

SUBJECT: ZMAP-2019-0007, SPEX-2019-0014, ZMOD-2019-0013, and  

ZMOD-2019-0014  

Sterling Meadow 

(2nd Submission) 
 

The Natural Resources Team (NRT) reviewed the revised rezoning, special exception, and 

zoning modification applications and has no comments.  This review includes floodplain 

management and urban forestry.       

  

Please contact me if you have any questions or need additional information. 



DEPARTMENT OF BUILDING AND DEVELOPMENT 
 

COUNTY OF LOUDOUN 
 

MEMORANDUM 
 
DATE:  June 3, 2019 
 
TO:  Richard Hancock, Project Manager, Department of Planning and Zoning 
 
FROM: Todd Taylor, Natural Resources Engineer 
   
THROUGH: Ryan Reed, Natural Resources Team Leader 
 
CC:  Maggie Auer, Floodplain Administrator 

Kyle Dingus, Urban Forester 
Randall Farren, Community Planner, Department of Planning and Zoning 

  Rory Toth, Zoning Planner, Department of Planning and Zoning 
 
SUBJECT: ZMAP-2019-0007, SPEX-2019-0014, ZMOD-2019-0013, and  

ZMOD-2019-0014  
Sterling Meadow 
 

The Natural Resources Team (NRT) reviewed the rezoning, special exception, and zoning 
modification applications and offers the following comments:    
   
Requirements: 
 
1) The modification request for Section 5-1414(A) in the statement of justification 

indicates that the second request allows the existing mature vegetation to remain in 
place along the southern leg of the property.  To allow staff to evaluate the 
modification request, please provide information, including photographs, describing 
the vegetation in this area. (R93ZO 6-1217(A)(2)) 

 
Recommendations: 

  
2) The subject property drains to an unnamed tributary to the Potomac River.   The 

County’s 2009 Stream Assessment Project found the unnamed tributary to be 
“suboptimal” for habitat and “severely stressed” for aquatic life.  Impacts to water 
quality is a matter for consideration as part of a rezoning application.  Please provide 
information describing the stormwater management (SWM)/best management 
practices (BMP) approach with the next submission.  (R93ZO 6-1210(E)(5)) 
 

Floodplain Management:  
 

3) Please update Note 12 to provide a Source of Floodplain Note as outlined below and 
pursuant to Section 8.101.A.20 of the FSM:  
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“There is floodplain on the property that is the subject of this application.  The current 
Flood Insurance Rate Map (FIRM) of Loudoun County Community Panel Number 
for the property that is the subject of this application is 51107C0266E, effective 
February 17, 2017.  The depicted boundary of the existing floodplain is based on the 
FIRM” 
 

4) The location of the floodplain limits reflected on the associated documentation does 
not appear consistent with the revised FIRM. The limits of the floodplain should be 
shown based on the Floodplain Overlay District (FOD) as delineated on the Loudoun 
County GIS (WebLOGIS).  Please be aware that any development that occurs within 
the FOD may require that the appropriate application be submitted (e.g., Floodplain 
Alteration or No Impact to Floodplain Narrative) to address the associated floodplain 
impacts. 
 

Please contact me if you have any questions or need additional information. 



 COUNTY OF LOUDOUN 
PARKS, RECREATION AND COMMUNITY SERVICES 

REFERRAL MEMORANDUM 
 

 
To: Richard Hancock, AICP, Project Manager, Planning and Zoning   (MSC #62) 
From: Mark A. Novak, Chief Park Planner, Facilities Planning and Development (MSC 

#78) 
CC:  Steve Torpy, Director 

Karen Sheets, Deputy Director 
Jeremy Payne, Deputy Director 
Jefferson Miller, Assistant Park Planner 
Kristen Blaylock-Reed, Chairman, PROS Board, Dulles District 
Kelly Foltman, Vice Chairman, Open Space Member At-Large 
James O’Connor, PROS Board, Algonkian District 
Kenya Savage, PROS Board, Chair At-Large 
Karla Etten, Open Space Member At-Large 

 
 

Date:  August 12, 2019 

 
Subject: Sterling Meadows – ZMAP 2019-0007, SPEX 2019-0014, ZMOD 2019-0013 

& ZMOD 2019-0014 (2nd Submission) 
Election District:  Algonkian Sub Planning Area: Potomac 
MCPI # 029-40-8452, 029-40-8502 
 

APPLICATION OVERVIEW: 
  

The subject site is located north of Harry Byrd Highway (Rt.7) and south Triple Seven Road (Rt. 
777) within the Regal Plaza shopping center. The property is located in the Algonkian Election 
District, Potomac Sub-Planning and consist of approximately 11.27 acres. The applicant seeks a 
zoning map amendment to change the existing zoning from PD-CC-SC  (Planned Development – 
Commercial Center – Small Regional Center) district to R-16 (Townhouse/Multifamily 
Residential) to permit the construction of an infill stacked multi-family residential community.  
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PROJECT PROPOSAL: 
 
The applicant is requesting approval of a rezoning from PD-CC-SC to the R-16 ADU zoning 
district to develop a stacked multi-family residential community. The applicant states in the 
statement of justification, providing additional residential units will allow for a more pedestrian 
friendly development to support the proximate commercial uses, while taking a small portion of 
the underutilized commercial space and the associated sea of parking offline. Additionally, the 
stacked multi-family will bring a diversity in housing opportunities that are consistent with and 
complementary of the character of the adjacent established communities. The proposal envisions 
184 stacked multi-family units, each unit supported by a garage parking space and additional 
driveway and street parking. The units would be arranged largely rectilinearly, with units fronting. 

SITE 

MAP LOCATION 
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COMMENTS: 
 
The Department of Parks, Recreation and Community Services (PRCS) has reviewed the 
Applicant’s responses dated July 11, 2019  to referral comments dated May 30, 2019, draft proffer 
statement dated July 11, 2019, revised statement of justification dated July 11, 2019 and revised 
ZMAP Concept Development Plan dated July 10, 2019.  The following is the current issue status 
of the initial comments: 
 

1. No Proffers were submitted with this application to review.  
 
Applicant Response:  The Applicant has submitted proffers with this submission. 
 
Issue Status:  Acknowledged. 
 

ILLUSTRATIVE PLAN  
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2. This project adds 184 residential units to the Potomac Sub-Planning Area, and offers no 
contribution to public recreation. This application alone will have an immediate impact on 
existing and planned public recreational facilities in the area. The  adopted Capital Needs 
Assessment (CAN) 2021-230 shows the following recreational needs associated with the 
Potomac Sub-Planning Area:  

• Three (3) Neighborhood Parks 
The Applicant should demonstrate to Staff, the Planning Commission, and the Board of 
Supervisors how the recreational and leisure needs of these new residents will be met 
without further taxing the existing public recreational facilities in eastern Loudoun. 

 
Applicant Response:  The Applicant has programmed four active recreation spaces on site, 
providing a variety of large and small gathering spaces for its residents. The provision of 
nearly an acre of open and programmed space within the project, which will include at 
least one tot lot and a grass playfield and may include such things as a dog park, will more 
than meet the recreational and leisure needs of new residents. An additional two passive 
parks are also planned and shown on the concept plan. 
 
Issue Status:  As stated in the comment above, this project adds 184 residential units 
to the Potomac Sub-Planning Area, and offers no contribution to public recreation. 
The applicant is proposing a variety of recreational program space within the 
development for its residents however, these would not be intended for public use.  
 

3. Under Issues for Consideration for the Rezoning to the R-16 ADU Zoning Districts 
(Section 6-1210 (E)) #4. The applicant states, “The development will provide almost an 
acre of programed active and passive recreational uses for the resident’s enjoyment”.  
 
The concept development plan identifies active recreational space but, no passive. Please  

  more information on what is proposed for active and passive. 
 
Applicant Response:  The concept plan clearly identifies four separate active recreational 
spaces strategically located such that nearly every residential unit is adjacent to one of the 
four areas. Additional pocket parks with seating areas and landscaping are located to 
encourage residents to get outside and enjoy a more passive environ. 
 
Issue Status:  Acknowledged. 
 

 
RECOMMENDATIONS: 
 
The Department of Parks, Recreation and Community Services (PRCS) has reviewed the 
referenced application and identified above, an outstanding issues that still requires additional 
information to complete the review of this application. 
 
If you have any questions or concerns regarding these comments, please do not hesitate to contact 
me at 703-737-8992 or  mark.novak@loudoun.gov. 

mailto:mark.novak@loudoun.gov


 COUNTY OF LOUDOUN 
PARKS, RECREATION AND COMMUNITY SERVICES 

REFERRAL MEMORANDUM 
 

 
To: Richard Hancock, AICP, Project Manager, Planning and Zoning   (MSC #62) 
From: Mark A. Novak, Chief Park Planner, Facilities Planning and Development (MSC 

#78) 
CC:  Steve Torpy, Director 

Karen Sheets, Deputy Director 
Jeremy Payne, Deputy Director 
Jefferson Miller, Assistant Park Planner 
Kristen Blaylock-Reed, Chairman, PROS Board, Dulles District 
Kelly Foltman, Vice Chairman, Open Space Member At-Large 
James O’Connor, PROS Board, Algonkian District 
Kenya Savage, PROS Board, Chair At-Large 
Karla Etten, Open Space Member At-Large 

 
 

Date:  May 30, 2019 

 
Subject: Sterling Meadows – ZMAP 2019-0007, SPEX 2019-0014, ZMOD 2019-0013 

& ZMOD 2019-0014 
Election District:  Algonkian Sub Planning Area: Potomac 
MCPI # 029-40-8452, 029-40-8502 
 

APPLICATION OVERVIEW: 
  

The subject site is located north of Harry Byrd Highway (Rt.7) and south Triple Seven Road (Rt. 
777) within the Regal Plaza shopping center. The property is located in the Algonkian Election 
District, Potomac Sub-Planning and consist of approximately 11.27 acres. The applicant seeks a 
zoning map amendment to change the existing zoning from PD-CC-SC  (Planned Development – 
Commercial Center – Small Regional Center) district to R-16 (Townhouse/Multifamily 
Residential) to permit the construction of an infill stacked multi-family residential community.  
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PROJECT PROPOSAL: 
 
The applicant is requesting approval of a rezoning from PD-CC-SC to the R-16 ADU zoning 
district to develop a stacked multi-family residential community. The applicant states in the 
statement of justification, providing additional residential units will allow for a more pedestrian 
friendly development to support the proximate commercial uses, while taking a small portion of 
the underutilized commercial space and the associated sea of parking offline. Additionally, the 
stacked multi-family will bring a diversity in housing opportunities that are consistent with and 
complementary of the character of the adjacent established communities. The proposal envisions 
184 stacked multi-family units, each unit supported by a garage parking space and additional 
driveway and street parking. The units would be arranged largely rectilinearly, with units fronting. 

SITE 

MAP LOCATION 



Sterling Meadows 
ZMAP 2019-0007, SPEX 2019-0014, 
ZMOD 2019-0013 & ZMOD 2019-0014 
May 30, 2019 
Page 3 of 5 
 
 
 

 
 
COMMENTS: 
 
With respect to Parks, Recreation and Community Services (PRCS) we offer the following 
comments and recommendations: 
 

1. No Proffers were submitted with this application to review.  
2. This project adds 184 residential units to the Potomac Sub-Planning Area, and offers no 

contribution to public recreation. This application alone will have an immediate impact on 
existing and planned public recreational facilities in the area. The  adopted Capital Needs 
Assessment (CAN) 2021-230 shows the following recreational needs associated with the 
Potomac Sub-Planning Area:  

• Three (3) Neighborhood Parks 

ILLUSTRATIVE PLAN  
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The Applicant should demonstrate to Staff, the Planning Commission, and the Board of 
Supervisors how the recreational and leisure needs of these new residents will be met 
without further taxing the existing public recreational facilities in eastern Loudoun. 
 

3. Under Issues for Consideration for the Rezoning to the R-16 ADU Zoning Districts 
(Section 6-1210 (E)) #4. The applicant states, “The development will provide almost an 
acre of programed active and passive recreational uses for the resident’s enjoyment”.  

 
 
The concept development plan identifies active recreational space but, no passive. Please provide 
more information on what is proposed for active and passive.   
 
RECOMMENDATIONS: 
 
The Department of Parks, Recreation and Community Services (PRCS) has reviewed the 
referenced application and identified above, outstanding issues that require additional information 
to complete the review of this application. 
 

CONCEPT DEVELOPMENT PLAN 
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If you have any questions or concerns regarding these comments, please do not hesitate to contact 
me at 703-737-8992 or  mark.novak@loudoun.gov. 
 

mailto:mark.novak@loudoun.gov


Loudoun County Fire and Rescue 

PO Box 7100 
801 Sycolin Road SE, Suite 200 

Leesburg, VA  20177-7100 
Phone 703-777-0333       Fax 703-771-5359 

Teamwork * Integrity * Professionalism * Service 

Memorandum 

To: 
From:  
Date: 

Richard Hancock, Project Manager 
Maria Figueroa Taylor, Fire-Rescue Planner 
June 7, 2019 

Subject: Sterling Meadow 
ZMAP 2019-0007, ZMOD 2019-0013 & ZMOD 2019-0014 

Thank you for the opportunity to review the above captioned application.   The Fire and 
Rescue Planning Staff has no comments.  

The Fire-Rescue GIS and Mapping coordinator offered the following information regarding 
estimated response times: 

PIN 
Cascades, Station 18/25  

Travel Time 

029-40-8452 3 minutes 

Travel times are determined using ESRI GIS network analyst along the county’s street 
centerline with distance and speed limit being the criteria. Travel time is reported in minutes. 
For the approximate response time two minutes is added for turnout time.  

Approximate Response Time for 
Cascades, Station 18/25

5 minutes 

If you have any questions or need additional information, please contact me at 703-777-0333. 

c: project file 



Loudoun County, Virginia 

Department of Fire and Rescue 

Fire Marshal’s Office 
 

23675 Belmont Ridge Road, Suite 150 

Ashburn Virginia 20148 

Phone 703-737-8600       Fax 703-737-8595 
 

Teamwork * Integrity * Professionalism * Service  

Memorandum 

 

DATE: August 9, 2019 

 

TO:  Richard W. Hancock, AICP, Project Manager, Engineering Division 

 

FROM: Kevin Federline, Fire Inspector  

  

THRU: Linda Hale, Chief Fire Marshal 

  

SUBJECT: ZMAP-2019-0007 / SPEX-2019-0014 / ZMOD-2019-0013 & ZMOD-2019-

0014 Sterling Meadow, Second Submission 

 

The Loudoun County Fire Marshal’s Office has no objections to the zoning and special 

exception requests for the project. The Loudoun County Fire Marshal’s Office reserves the 

right to ensure Fire Code compliance when more detailed information is made available on the 

construction plan and profiles/site plan submission. For example, but not limited to, the FMO 

will be looking for more information on the following: approved fire apparatus access roads 

located within an emergency access easement, fire lane identification for fire apparatus access 

roads, hydrant location, 300 foot hose lay measured "as the hose lies" between and around 

obstructions from the hydrant around the buildings, dead–end fire apparatus access roads in 

excess of 150 feet with an approved fire apparatus turn around, fire apparatus access roads to 

within 150 feet of the exterior of buildings first floor, turning radii/turning analysis using 

AASHTO - SU-40 on fire apparatus access roads, immediate unobstructed access to fire 

department connections, an approved Aerial Fire Apparatus Access Road along one side of 

buildings over 50 feet in height, “Aerial Fire Apparatus Access Road” shall mean a section of 

a Fire Apparatus Access Road located adjacent to a building 50 feet in height or greater. The 

height shall be measured from the average finished grade at the face of the building located 

adjacent to a Fire Apparatus Access Road to the highest eave of a pitched roof, intersection of 

the roof to an exterior wall, or top of a parapet wall, whichever is greater. 

 

 

Approval of a fire lane permit with an approved fire service plan, by the Fire Marshal’s 

Office, will be necessary for the fire lane installation and the fire lane improvements must be 

inspected and approved prior to the occupancy permit. 

 

If there are any changes to the plans include the Fire Marshal’s Office in review to ensure fire 

code compliance. 

 

I. Requirements: From the current Loudoun County Facilities Standards Manual 

(FSM) and the current Loudoun County Fire Prevention Code (LCFPC)  

1. None. 



II. Concern: 

1. None. 

III. Recommendations: 
1. None. 

IV. Questions: 

1. None. 

 

Requirements for fire apparatus access roads: 

 

1. Fire Apparatus Access Road is a minimum of 20 feet unobstructed width, 13.5 feet of 

unobstructed vertical clearance, designed and maintained to support H-20 loading, be 

surfaced so as to provide all-weather driving capabilities, located within an “Emergency 

Access” easement, and identified as a fire lane in accordance with the FSM Chapter 4. 

 

Information for requesting a modifications to the LCFPC: 

 

1. 106.5 Modifications. The fire official may grant modifications to any provision of the SFPC 

upon application by the owner or the owner’s agent provided the spirit and intent of the 

SFPC are observed and public health, welfare, and safety are assured. Note: The current 

editions of many nationally recognized model codes and standards are referenced by the 

SFPC. Future amendments to such codes and standards do not automatically become part of 

the SFPC; however, the fire official should consider such amendments in deciding whether a 

modification request should be granted.  

2. 106.5.1 Supporting data. The fire official shall require that sufficient technical data be 

submitted to substantiate the proposed use of any alternative. If it is determined that the 

evidence presented is satisfactory proof of performance for the use intended, the fire official 

shall approve the use of such alternative subject to the requirements of this code. The fire 

official may require and consider a statement from a professional engineer, architect or other 

competent person as to the equivalency of the proposed modification. 

 

Pursuant to section 112.1 of the Fire Prevention Code: 

 

If you have concerns about the application of the Fire Prevention Code (FPC) or to request a 

modification to the provisions of the FPC pursuant to section 106.5, please contact Chief Fire 

Marshal Linda Hale at 703/737-8600.  The owner of a structure, the owner’s agent or any 

other person involved in the design, construction or maintenance of the structure may appeal 

a decision of the fire official concerning the application of FPC or the fire official’s refusal to 

grant modification. Persons wishing to file an appeal shall submit a written request for appeal 

to the Board of Building Code Appeals (BBCA), within 14 calendar days of receipt of the 

decision being appealed.  Person’s wishing to file an appeal shall address it to Duty Fire 

Marshal at DutyFm@Loudoun.gov, or send by certified mail to the Loudoun Fire Marshal’s 

Office at the above address. The appeal shall contain the name and address of the owner of 

the structure and the person appealing if not the owner. A copy of the written decision of the 

fire official shall be submitted along with the appeal.  Failure to submit an appeal within the 

time limit established shall constitute acceptance of the fire official’s decision. 

 

 

 

 

 

mailto:DutyFm@Loudoun.gov
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Figure D103.1 SFPC Approved turn-arounds 

 
 



Loudoun County, Virginia 

Department of Fire and Rescue 

Fire Marshal’s Office 
 

23675 Belmont Ridge Road, Suite 150 

Ashburn Virginia 20148 

Phone 703-737-8600       Fax 703-737-8595 
 

Teamwork * Integrity * Professionalism * Service  

Memorandum 

 

DATE: May 31, 2019 

 

TO:  Richard W. Hancock, AICP, Project Manager, Engineering Division 

 

FROM: Kevin Federline, Fire Inspector  

  

THRU: Linda Hale, Chief Fire Marshal 

  

SUBJECT: ZMAP-2019-0007, SPEX-2019-0014, ZMOD-2019-0013, ZMOD-2019-0014 

Sterling Meadow, First Submission 

 

The Loudoun County Fire Marshal’s Office has no objections to the zoning and special 

exception for the project. The Loudoun County Fire Marshal’s Office reserves the right to 

ensure Fire Code compliance when more detailed information is made available on the 

construction plan and profiles submission. For example but not limited to the FMO will be 

looking for more information on the following: approved fire apparatus access roads located 

within an emergency access easement, fire lane identification for fire apparatus access roads, 

hydrant location, 300 foot hose lay measured "as the hose lies" between and around 

obstructions from the hydrant around the building, dead–end fire apparatus access roads in 

excess of 150 feet with an approved fire apparatus turn around, fire apparatus access roads to 

within 150 feet of the exterior of buildings first floor, turning radii/turning analysis using 

AASHTO - SU-40 on fire apparatus access roads, immediate unobstructed access to fire 

department connections. For structures in excess of 50 feet in height, a roadway along one 

side of each building with 26 feet of clear unobstructed width on both sides, with fire lane 

identification on both sides extending 30 feet beyond each structure is required for aerial 

apparatus access. 

 

Approval of a fire lane permit with an approved fire service plan, by the Fire Marshal’s 

Office, will be necessary for the fire lane installation and the fire lane improvements must be 

inspected and approved prior to the occupancy permit. 

 

If there are any changes to the plans include the Fire Marshal’s Office in review to ensure fire 

code compliance. 

 

I. Requirements: From the current Loudoun County Facilities Standards Manual 

(FSM) and the current Loudoun County Fire Prevention Code (LCFPC)  

1. None. 

II. Concern: 

1. None. 

 



III. Recommendations: 
1. On sheet 5 under zoning requirements for R-16 multi-family residential 

dwellings and ADU’s, provided yard separation is reduced to 10 feet between 

buildings. This separation is well below the fire code standards and the current 

endorsed separation distance from the Fire Marshal’s Office. The intent of 

greater separations distance is to provide fire suppression access on all sides of 

structures/arrangements and reduce the likelihood of the spread of fire to 

adjacent properties. This is why the Fire Marshal’s Office is opposed to any 

exception that allow non-sprinklered combustible buildings and building 

features to be built with reduced separations of less than 20 feet between 

habitable structures. 

IV. Questions: 

1. None. 

 

Information for requesting a modifications to the LCFPC: 

 

1. 106.5 Modifications. The fire official may grant modifications to any provision of the SFPC 

upon application by the owner or the owner’s agent provided the spirit and intent of the 

SFPC are observed and public health, welfare, and safety are assured. Note: The current 

editions of many nationally recognized model codes and standards are referenced by the 

SFPC. Future amendments to such codes and standards do not automatically become part of 

the SFPC; however, the fire official should consider such amendments in deciding whether a 

modification request should be granted.  

2. 106.5.1 Supporting data. The fire official shall require that sufficient technical data be 

submitted to substantiate the proposed use of any alternative. If it is determined that the 

evidence presented is satisfactory proof of performance for the use intended, the fire official 

shall approve the use of such alternative subject to the requirements of this code. The fire 

official may require and consider a statement from a professional engineer, architect or other 

competent person as to the equivalency of the proposed modification. 

 

Pursuant to section 112.1 of the Fire Prevention Code: 

 

If you have concerns about the application of the Fire Prevention Code (FPC) or to request a 

modification to the provisions of the FPC pursuant to section 106.5, please contact Chief Fire 

Marshal Linda Hale at 703/737-8600.  The owner of a structure, the owner’s agent or any 

other person involved in the design, construction or maintenance of the structure may appeal 

a decision of the fire official concerning the application of FPC or the fire official’s refusal to 

grant modification. Persons wishing to file an appeal shall submit a written request for appeal 

to the Board of Building Code Appeals (BBCA), within 14 calendar days of receipt of the 

decision being appealed.  Person’s wishing to file an appeal shall address it to Duty Fire 

Marshal at DutyFm@Loudoun.gov, or send by certified mail to the Loudoun Fire Marshal’s 

Office at the above address. The appeal shall contain the name and address of the owner of 

the structure and the person appealing if not the owner. A copy of the written decision of the 

fire official shall be submitted along with the appeal.  Failure to submit an appeal within the 

time limit established shall constitute acceptance of the fire official’s decision. 

mailto:DutyFm@Loudoun.gov
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Loudoun County Health Department
P.O. Box 7000

1751

Leesburg,VA 20177-7000

Environmental Health Community Health
Phone:  703/ 777- 0234

Ma 30, 2019
Phone:  703/ 777-0236

Fax:     703/ 771- 5023 y Fax:     703/ 771- 5393

MEMORANDUM TO: Mr. Richard Hancock, MS 62

Project Manager

FROM:      Jason R. Purdy MSC # 68

Rural Environmental Health Specialist, AOSE

Division of Environmental Health

SUBJECT: ZMAP-2019-0007,   SPEX-2019-0014,     ZMOD-2019-0013,

ZMOD-2019-0014, STERLING MEADOW

First Submission

PIN:  029-40-8452, 029-40-8502

The above referenced project meets the requirements of Section 1245. 10 of the LSDO
for:

Yes No N/ A

a.       Proposed Sewage Systems X

b.       Proposed Wells X

The locations on the plat, submitted by Bowman Consulting dated December, 2018, are
correct as shown:

a.       Existing Water Supplies X

b.       Existing Drainfields X

Health Department comments:
Staff supports approval of the application for the following reasons X

Staff cannot recommend approval of the application for the following reasons_
Staff recommends approval of the application with the following reservations _
Items that are incorrect/deficient are listed on the attached page.
Attachments Yes X No

If further information or clarification on the above project is required, please contact me
at ( 703)771- 5248.

JRP/JEVjrp
C: ZMAP-2019-0007,SPEX-2019-0014, ZMOD-2019-0013, ZMOD-2019-0014.Referral

I D

OEP
RTMHNT

Protecting You and Your Environment



ATTACHMENT:

The properties listed have utilized public water and sewer since development in 1995-

1996.   Per Health Department records, no private wells or onsite sewage systems are

present on the properties listed.
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June 3, 2019 
 
 
 
Richard Hancock 
Department of Building and Development, Planning Division 
1 Harrison Street, S.E. 
P. O. Box 7000 
Leesburg, Virginia  20177-7000 
 
Re:   STERLING MEADOW 

ZMAP-2019-0007, SPEX-2019-0014, ZMOD-2019-0013, &  
ZMOD-2019-0014 

 
Dear Mr. Hancock: 
 
Loudoun Water has reviewed the referenced zoning map amendment, special exception 
and zoning modifications and has no objection to their approval and offers the 
following: 
 

1. Please be advised, Loudoun Water is concerned that the existing sanitary sewer 
downstream of the proposed development may be inadequate to serve the 
increased sewer demands of the proposed development.  Therefore, a sanitary 
sewer capacity analysis of the existing system, will be required in support of the 
construction plan.  Any resulting improvements will be the responsibility of the 
applicant.   
  

2. Please be advised, a hydraulic water model analysis will be required to determine 
the water main sizing and system interconnection to serve this development.  
This will be required in coordination with the construction plans. 

 
3. Should offsite easements be required to serve the proposed development with 

water and/or sanitary sewer service, acquisition of such easements will be the 
responsibility of the applicant. 
 

4. Public water and sanitary sewer service would be contingent upon the developer’s 
compliance with our Statement of Policy; Rate, Rules and Regulations; and 
Engineering Design Manual. 
 

5. We encourage the applicant to schedule a pre-submission meeting with Loudoun 
Water as part of preparing the construction plans. 



STERLING MEADOW 
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Should you have any questions, please do not hesitate to contact me or Julie Atwell. 
 
Sincerely, 

 
Dominic Powers, EIT 
Project Engineer 
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(1)  Indicate drawing no./page no. or use “G” for general comment. 
(2)  To be filled out by Applicant/Engineer. Date of Response is required.  
(3)  The VDOT reviewer is responsible for the final disposition of all comments. 

 

 
Note:    This form is to be used by the VDOT land use team to provide comments or concerns 

associated with the rezoning applications, site plans or any other plans when requested by 
the county or the applicants.   

 

 

VIRGINIA DEPARTMENT OF TRANSPORTATION 
LOUDOUN LAND USE  

PROJECT REVIEW 
COMMENT AND RESOLUTION SHEET 

 

 
TIA - ACCEPTED 
 

 

 
COMMENT CATEGORIES: 

1. REQUIREMENT 
2. RECOMMENDATION 

 

 
COUNTY PROJECT NUMBER: ZMAP-2019-0007,  
SPEX-2019-0014, ZMOD-2019-00013 & ZMOD-2019-0014 
COUNTY PROJECT MANAGER: RICHARD W. HANCOCK 

 
DEVELOPER/ENGINEER:  
URBAN, LTD – DAVID MCELHANEY 

 
REVIEWER(S): CLYDE WALLACE      
 

 
DATE: JUNE 10, 2019 

 
PROJECT NAME: STERLING MEADOW  

 
REVIEW PHASE & TYPE:  
ZONING MAP AMENDMENT & TIS 

 
DISCIPLINE:      LAND USE 

 
 

 
ITEM 
NO. 

 
DWG. 
NO.(1) 

 
COMMENTS 

 
COMMENT 
CATEGORY 

 
RESPONSE(2)    DATE:  

 
FINAL DISPOSITION(3) 

  

We have no objection to approval of this 
application. However, it should be noted:  

1. All new development access will need to 
meet the access management standards, 
regulations and design standards for 
minor arterials, collectors, and local 
streets. The design standards govern the 
design of intersections, turn lanes, and 
entrances as well as providing spacing 
standards for entrances, intersections, 
crossovers, and traffic signals on minor 
arterials, collectors, and local streets.  

2. A detailed geometric and drainage review for 
the site will be provided at the site plan 
stage. 

  Accepted 6.10.2019 
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Molly M. Novotny
+1 703 456 8105
m novotny@cooley.com

September 13, 2019

Richard W. Hancock
County of Loudoun
Department of Planning &Zoning
1 Harrison Street, SE, 3~d Floor
Leesburg, Virginia 20175

Re: Second Response to Comments on Sterling Meadow ZMAP-2019-0007, SPEX-2019-0014,
ZMOD-2019-0013 and ZMOD-2019-0014

Dear Rick:

This letter responds to the second round comments on the above-referenced applications. The comments
are included below in italics with our responses immediately following. In the Zoning section, where
comments were identified as addressed, the Applicant has not provided an additional response.

Loudoun County Department of Building and Development —Todd Taylor (August 13, 2019)

The Natural Resources Team (NRT) reviewed fhe revised rezoning, special exception, and zoning
modification applications and has no comments. This review includes floodplain management and urban
forestry.

Response: Comment acknowledged and appreciated.

Loudoun Parks, Recreation and Community Services —Mark A. Novak (August 12, 2019)

The following is the current issue status of the initial comments.

Comment 1 No Proffers were submitted with this application to review.

I nitial Response: The Applicant has submitted proffers with this submission.

Issue Status: Acknowledged.

Comment 2 First Comment. Thrs project adds 184 residential units to the Potomac Sub-Planning
Area, and offers no contribution to public recreation. This application alone will have an immediate impact
on existing and planned public recreational facilities in the area. The adopted Capital Needs Assessment
(CNA) 2021-2030 shows the following recreational needs associated with the Potomac Sub-Planning Area:

• Three (3) Neighborhood Parks

The Applicant should demonstrate to Staff, the Planning Commission, and the Board of Supervisors how
the recreations! and leisure needs of these new residents will be met without further taxing the existing
public recreational facilities in eastern Loudoun.

Cooley LLP One Freedom Square Reston Town Center 11951 Freedom Drive Reston, VA 20190-5656

t: (703) 456-8000 f: (703) 456-8100 cooley.com
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Cooley
Richard W. Hancock
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Page Two

I nitial Response: The Applicant has programmed four active recreation spaces on site, providing a variety
of large and small gathering spaces for its residents. The provision of nearly an acre of open and
programmed space within the project, which will include at least one tot lot and a grass playfield and may
include such things as a dog park, wil l more than meet the recreational and leisure needs of the new
residents. An additional two passive parks are also planned and shown on the concept plan.

Issue Status: As stated in fhe comment above, this project adds 184 residential units to the Potomac
Sub-Planning Area, and offers no contribution to public recreation. The applicant is proposing a
variety of recreational program space within the development for its residents however, these would
not be intended for public use.

Response: The Applicant further reduced the density with this submission, such that the project now adds
166 residential units to the Potomac Sub-Planning Area. The Applicant has performed a thoughtful and
extensive review of the existing recreational amenities in the Cascades community proximate to the site.
With this proffer package, the Applicant is committing money to extend the Tripleseven trail between
Heather Glen Road and Cromwell Road to provide a safe walking path for students to enable them to walk
to Countryside Elementary School, as well as to better connect the greater community. This is a wholly off-
site improvement. For active recreation, the Applicant has met with leadership at both Countryside
Elementary and Potomac Falls High School to identify what recreation needs both schools have. The
elementary school principal desires an upgraded kindergarten play area, with a rubberized surface and new
play equipment, and a walking path/trail and the high school athletic director had identified a need to
improve their weight room facility and add amenities to their outdoor fields. The Applicant has added proffer
commitments toward these community-wide improvements, if the Board of Supervisors desires those
specific enhancements rather than the typical capital facility payment. The improvements to the
playground, the addition of a walking trail at school, the trail along Tripleseven and improvements at the
high school will all be for public use.

Comment 3 First Comment. Under Issues for Consideration for the Rezoning to the R-16 ADU Zoning
Districts (Section 6-121 D (E)) #4. The applicant states, "The development will provide a/most an acre of
programed active and passive recreational uses for the resident's enjoyment".

The concept development plan identifies active recreational space but, no passive. Please provide more
information on what is proposed for active and passive.

I nitial Response: The concept plan clearly identifies four separate active recreational spaces strategically
located such that nearly every residential unit is adjacent to one of the four areas. Additional pocket parks
with seating areas and landscaping are located to encourage residents to get outside and enjoy a more
passive environ.

Issue Status: Acknowledged.

III. Loudoun Deaartment of Plannina and Zonina — Rory L. Toth (June 6. 2019)

A. Zoning Ordinance Comments

Comment 7 Previous Comment. Section 3-602. Explain in the SOJ and demonstrate on the CDP
how this application conforms to the requirements of this section as it pertains to being planned or served
by public transit or designated for public transit in the Comprehensive Plan.

Cooley LLP One Freedom Square Reston Town Center 11951 Freedom Drive Reston, VA 20190-5656

t: (703) 456-8000 f: (703) 456-8100 cooley.com
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I nitial Response: The property is served by the Countryside Connector, Route 81, which passes in front of
the project on Tripleseven Road. Loudoun County Transit operates this bus and a bus stop is located
i mmediately north of the project site. We have included the route map and timetable as an attachment to
this letter. We have incorporated this information into the SOJ.

Follow-up Comment. Comment addressed as there are bus stops and bus service along Tripleseven
Road and Pidgeon Hill Drive.

Comment 2 Previous Comment. Section 3-603(8). This Section of the Zoning Ordinance lists multi-
familydwelling units as a permitted use. The Applicant has stated in their SOJ and on the CDP/SPEX plat
that they are proposing multi-family stacked units (2/2s). If it is the intent of the Applicant fo provide this
specific type of unit, it should be included in the form of a proffer.

I nitial Response: The Applicant has identified the residential units as "multifamily stacked" in the proffer
statement.

Follow-up Comment. The Applicant has committed to multi-family stacked units (2 over 2 units) in draft
Proffer lI and the CDP. Staff notes that the number of units has decreased from first referral from 984 to
772 dwelling units (with 11 ADUs). However, the SOJ still makes references to 184 units while the draft
proffers and CDP state 172 units with 71 ADUs. Clarify these discrepancies.

Response: All documents have been updated with this submission to reflect the new unit count of 166.

Comment 3 Previous Comment. Section 3-608(8). The Applicant requested a modification to this
Section of the Zoning Ordinance to eliminate the berming and screening requirement for parking between
buildings and streets. See the Modifications Section of this referral for discussion on this matter.

I nitial Response: We have addressed this comment in the modifications section below.

Fo/low-up Comment. See the Modifications Section of this referral for discussion on this matter.

Comment 4 Previous Comment. Section 3-610. As the proposed units will access the proposed R-
16 zoning district via. private streets through the existing PD-CC-SC zoning district, a public access
easement must be placed over such private streets.

I nitial Response: The property was originally developed under a comprehensive development plan that
included access easements across the internal drive aisles. With the redevelopment, these easements will
be revised to align with the new travelways through the residential project. The Applicant has added a
proffer that it wil l record public access easements across its private streets. Recognizing that commercial
traffic will traverse the private streets, we have added a modification to Zoning Ordinance Section 1-205(A)
and 3-610(A) to allow commercial traffic on private streets.

Follow-up Comment. It is noted that the Applicant has submitted a new zoning modification for Section
1-205(A) and Section 3-610(A) to allow commercial vehicle access through the proposed R-16 zoning
district on the subject property. This access would not be permitted because the private roadway for such
access would be an accessory use to the uses located in the PD-CC-SC zoning district, which are not
permitted in the proposed R-16 zoning district. The zoning modification is not supported. Therefore, in order
fo allow this access, this access will need to be included in a public ROW or be included in a public access
easement in order to serve the PD-CC-SC property. However, Staff remains concerned with commercial
vehicular traffic (especially loading and service vehicles) traveling through the proposed residential

Cooley LLP One Freedom Square Reston Town Center 11951 Freedom Drive Reston, VA 20190-5656

t: (703) 456-8000 f: (703) 456-8100 cooley.com

209959619 v2



Cooley
Richard W. Hancock
September 13, 2019
Page Four

neighborhood on private residential streets without adequate buffering and screening of such commercial
uses from residential uses and lack of commifinenfs to safety measures such as crosswalks and sidewalks
for pedestrians. Lastly, it appears that the CDP has been revised to include a loading space in the proposed
R-76 zoning district that will serve the adjacent PD-CC-SC commercial uses. The loading space needs to
be relocated to the zoning district and parcel it serves.

Response: To address this comment, the Applicant has revised the area subject to this zoning case to
remove the portion of the roadway that the commercial vehicles traverse to access their loading space.
That drive aisle will remain zoned PD-CC-SC. To further separate the residential and commercial uses,
the Applicant has proposed a 6-foot tall masonry wall that will shelter the active recreation space, as well
as having oriented those units away from the commercial uses. The wall is shown on Sheet 5B. For the
roads through the rezoned area, we will put them in a public access easement. Therefore, the Applicant
has removed the modification request for Section 1-205(A). We are maintaining the modification request
for Section 3-610(A) since the adjacent commercial uses mayfind their way onto the private streets through
the rezoned property as an additional means of ingress/egress.

Comment 5 Previous Comment. Section 5-1300. Add a note to the CDP stating that each site must
meet the minimum required tree canopy requirements.

I nitial Response: This note has been added to Sheet 1. Please see Note 32.

Follow-up Comment. Comment addressed with Note 32 on Sheet 1 of the CDP.

Comment 6 Previous Comment. Section 5-1407(A) and 5-1414(A). Staff notes that the Applicant
proposed to modify the buffer and screening requirements of these sections to reduce and/or eliminate
certain buffer and screening requirements. See the Modifications section of this referral for additional
discussion on this matter.

I nitial Response: We have addressed this comment in the modifications section below.

Follow-up Comment. See the Modifications section of this referral for additional discussion on this matter.

Response: Upon further review, we don't think a modification is needed for either Section 5-1407(A) or 5-
1414(A) because pursuant to the revised layout, plantings will be provided in all areas, except for the drive
aisles and driveways.

Comment 7 Previous Comment. Section 7-704 (B) and (C). The Applicant states that 72 ADUs will
be provided in multi- family stacked dwelling units. Add a note to the CDP to state that ADUs shall be of a
building type and of an architectural style compatible with residential units permitted within the zoning
district and interspersed among market rate units in the proposed development. Further, please provide a
note that pursuant to Section 7-104(8), dwelling dimensions and the number of bedrooms shall meet the
requirements established by the Affordable Dwelling Unif Advisory Board pursuant to the Codified
Ordinance.

I nitial Response: This note has been added to Sheet 1. Please see Note 33. With this submission, we
have reduced the total unit count to 172, which results in the provision of 11 ADUs.

Follow-up Comment. The Applicant has revised their application at second referral and proposes 772
dwelling units with 11 ADUs. Comment addressed as Note 33 regarding ADUs was added to Sheet 1 of
the CDP.
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Response: This revised plan further reduces the unit counts to 166 units, of which 11 are ADUs.

Comment 8 Previous Comment. Sections 7-903(C)(2)(b) and 7-903(C)(2)(c). Staff notes that the
Applicant proposes to modify the minimum side yards for corner lots and the minimum rear yard
requirements of the R-16 ADU zoning district. Both the minimum required yards and modified yards need
to be drawn on the SPEX plat and CDP. See the Modifications section of this referral for additional
discussion on this matter.

I nitial Response: The Applicant's revised layout has eliminated the need for these requested modifications.

Follow-up Comment. The Applicant has revised their development layout and removed these modification
requests from their application. However, the Applicant has added a zoning modification to Section 7-
903(C)(2)(a) to reduce front yards for certain buildings shown on the SPEX plat from 25-feet to 14-feet.
While the application does have more open space than what is required, Staff could support the modification
provided commitments to the location and size of all types of open space (including passive recreational
areas) are made.

Response. The Applicant has further revised the proffers to provide additional details on the open space
commitments to satisfy this request. In addition to the four distinct areas of active recreation space, that
totals 35,200 square feet, there will be 145,800 square feet of passive open space located throughout the
property. Sheet 5 details the passive open space areas, shaded gray. The setbacks are being modified
by special exception. Please see Sheet 5A.

Comment 9 Previous Comment. Section 7-903(E). The CDP shows the approximate location of
required active recreation space within the development. Staff notes that some required recreation areas
are located within a required buffer and should be relocated as they are not a permitted use in a buffer yard.

I nitial Response: The active recreation areas are now all outside of required buffers.

Follow-up Comment. Active recreation space areas are now shown on the CDP and SPEX plat.
Comment addressed.

Comment 10 Previous Comment. Section 6-1215(F). The Applicant's SOJ states that the proposed
development contains almost an acre of open space (passive and active). Clearly show the location of both
active and passive open space on the CDP/SPEX plat.

I nitial Response: Sheet 5 clearly shows the active recreation (35,200 SF) and the passive recreation
(148,000 SF) spaces.

Follow-up Comment. The CDP and SPEX plat show the location of active recreation space and passive
recreation space. Staff notes that the minimum amount of active recreation space is labeled on each active
recreation area and the total amount of open space within the development is stated in a table on the CDP.
However, there is no square footage area provided for each of the passive recreational areas. Clarify the
proffers and CDP/SPEX plat accordingly.

Response: The passive recreational areas are disbursed throughout the property, integrated into the built
development. These areas are fluid, rather than defined, so identifying them as certain areas of specific
sizes isn't practical. Sheet 5 of the CDP clearly identifies that 148,000 square feet of passive open space
will be provided.
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Comment 77 Previous Comment. Staff notes that a draft proffer statement was not provided for review
with the first referral of the applications. Once this document is provided, Staff may provide additional
comments.

I nitial Response: A proffer statement is included with this submission.

Follow-up Comment. See the draft Proffer Comments noted below in this referral.

Comment 72 Previous Commenf. Staff recommends that the Applicant provide a status of proffers
approved with ZMAP- 1994-0004 and ZMAP-7996-0005 to determine whether said proffers have been
fulfilled. Staff may have additional comments at next referral.

I nitial Response: The perimeter transportation improvements to Tripleseven Road that were required with
the earlier rezonings have been fulfilled. The traffic signal at Tripleseven and Palisades Parkway is
i nstalled.

Follow-up Comment. Staffi defers additional comment to the Proffer Management Team.

Comment:l3 Previous Comment. The rezoning application is removing parking associated with other
commercial/retail uses in the vicinity. Demonstrate that the minimum number of parking spaces required
by the Zoning Ordinance are still provided for the commercial/retail uses that are to remain.

I nitial Response: The application area has been revised with this submission to delete the drive aisle and
commercial parking spaces from this rezoning. As such, a portion of PIN 029-40-8502 would not be
rezoned nor integrated into this residential project. The travelway and existing parking on that excluded
portion would all remain as is. The required parking to serve the remaining commercial uses is untouched
with this application.

Fo/low-up Comment. No further comments as the Applicant has shown that existing commercial uses will
have adequate parking.

B. Section 6-121- Zoning Map Amendment Criteria

Comment 1 Previous Comment. Section 6-1210(E)(1). Staff defers comment to the Comprehensive
Planning Division as to whether the density and zoning district proposed in this application are in
conformance with the Comprehensive Plan.

I nitial Response: Comment acknowledged.

No furfher comments.

Comment 2 Previous Commenf. Section 6-1210(E)(3). Staff defers to the Department of
Transportation and Capital Infrastructure and Loudoun Water regarding adequate sewer, water,
transportation and other infrastructure needed to adequately serve the proposed uses.

I nitial Response: Comment acknowledged

No further comments.
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Comment 3 Previous Comment. Secfion 6-1210(E)(5). The CDP does not definitively address the
treatment of stormwater nor the location of such facilities within the proposed development. In addition, the
Applicants justification for one of the ZMODs of Section 5-1414(A) states that the zoning modification
allows existing mature vegetation to remain in place along the southern leg of the property as this portion
of the property will remain unchanged with the application. In order for Staff to evaluate the modification
request, the Applicant needs to provide additional information, including photographs, regarding the existing
vegetation to be retained.

I nitial Response. The Applicant has added a Water Quantity and BMP narrative on Sheet 1 (Notes 30 and
31). The modification that requested using the existing, mature vegetation to meet the landscaping
requirements has been eliminated. The southern leg of the property is no longer including within the
application land area.

Follow-up Comment. Staff defers further comment to the Natural Resources Team

C. CDPISPEX Plat Issues

Comment,1 Previous Comment. In general, it appears that vehicles associated with existing
commercial/retail uses adjacent to the proposed multi-family stacked dwelling units will have to travel on
residential private streets to get access fo areas such as loading and service areas. Per Section 3-610(A),
this is not permitted in the R-16 zoning district. Revise the design of the development accordingly.

I nitial Response: The existing loading to the rear of the commercial buildings needs to remain and access
must be maintained. The Applicant has revised the layout such that no units back to the loading space and
has provided additional landscaping to screen the back of house operations that exist. The Applicant has
added a modification to seek relief from Section 3-610(A) to allow this existing condition to remain.

Follow-up Comment. It is noted that the Applicant has submitted a new zoning modification for Section
7-205(A) and Section 3-610(A) to allow commercial vehicle access fhrough the proposed R-16 zoning
district on the subject property. This access would not be permitted because the private roadway for such
access would be an accessory use to the uses located in the PD-CC-SC zoning disfrict, which are not
permitted in the proposed R-16 zoning district. The zoning modification is not supported. Therefore, in
order to allow this access, this access will need fo be included in a public ROW or be included in a public
access easement in order to serve the PD-CC-SC property. However, Staff remains concerned with
commercial vehicular traffic (especially loading and service vehicles) traveling through the proposed
residential neighborhood on private residential streets without adequate buffering and screening of such
commercial uses from residential uses and lack of commitments to safety measures such as crosswalks
and sidewalks for pedestrians. Lastly, it appears that the CDP has been revised to include a loading space
in the proposed R-16 zoning district that will serve the adjacent PD-CC-SC commercial uses. The loading
space needs to be relocated to the zoning district and parcel it serves.

Response: The application area has been revised with this submission to delete the drive aisle and
commercial parking spaces from this rezoning. As such, a portion of PIN 029-40-8502 would not be
rezoned nor integrated into this residential project. The travelway and existing parking on that excluded
portion would all remain as is. The required parking to serve the remaining commercial uses is untouched
with this application. The Applicant has removed the request to modify Section 1-205(A) as public access
easements will be granted for the streets through the property. Although the primary drive aisle for the
commercial is now outside the area of the rezoning, there is a chance the commercial vehicles will find their
way through the residential project, so the Applicant is maintaining its request of Section 3-610(A) in the off
chance the residential streets are used as a secondary means of ingress/egress.
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Comment 2 Previous Comment. An area shown on the CDP/SPEX plat located adjacent to Pidgeon
Hill Drive is proposed to be rezoned to R-76 and is currently developed with parking and entrances for the
existing PD-CC-SC development. A note on the plan set states that existing parking to remain. Staff
questions why this area is being included as part of the area being remapped to R-16 as it appears it will
continue to serve the PD-CC-SC development commercial uses and should remain PD-CC-SC. Staff notes
that parking within a proposed R-16 zoning district cannot be used to park uses within the PD-CC-SC zoning
district.

I nitial Response: The Applicant has removed this area from the rezoning application. As noted in the
proffers and SOJ, only a portion of PIN 029-40-8502 is now subject to the residential rezoning. The existing
commercial spaces will remain zoned PD-CC-SC.

Fo/low-up Comment. It appears that fhe CDP has been revised to include a loading space in the proposed
R-76 zoning district that will serve the adjacent PD-CC-SC commercial uses. The loading space needs to
be relocated to the zoning district and parcel it serves.

Response: The application area has been reduced in size to remove this loading space. The loading space
will remain zoned PD-CC-SC, the same zoning district as the uses it serves.

Comment 3 Previous Comment. Revise Note 3, Sheet 7 to clearly state that the zoning map
amendment application proposes to remap the subject properties to R-16 under the Revised 1993 Loudoun
County Zoning Ordinance.

I nitial Response: Note 3 has been updated as requested.

Follow-up Comment. Comment addressed with Note 3, Sheet 1.

Comment 4 Previous Comment. Clarify if the properties that are to be rezoned to R-16 will be
subdivided in the future as the Applicant's zoning modification request is fo modify the side corner lot yard
from 25- feet to 14 feet. Delineate on the CDP/SPEX plat were the proposed modified 14-foot yard is
located.

I nitial Response: In redesigning the site with this submission, the Applicant was able to eliminate this
modification request.

Follow-up Comment: The Applicant removed this modification request. No further comments.

Comment 5 Previous Comment. Revise General Note 12, Sheet 1 to add a note to the plat to state
that the subject property contains minor floodplain and is subject to the Floodplain Overlay District
regulations of Section 4-1500 of the Zoning Ordinance. Delineate the minor floodplain on the CDP/SPEX
plat.

Initial Response: With the removal of the southern leg of the property from the application, the floodplain
no longer encumbers the area subject to this application. The floodplain is adjacent to the area being
rezoned; it is not within the application area.

Follow-up, comment: Since a portion of the parcel that contains the minor floodplain was removed from
the R-16 rezoning proposal at second referral, this comment is addressed.

Cooley LLP One Freedom Square Reston Town Center 11951 Freedom Drive Reston, VA 20190-5656

t: (703) 456-8000 f: (703) 456-8100 cooley.com

209959619 v2



Coole
Richard W. Hancock
September 13, 2019
Page Nine

Comment 6 Previous Comment. General Note 20, Sheet 1 is vague. Revise to state thaf the location
of roadways, open space and lot layout will be in substantial conformance with the CDP and administrative
and minor changes to the CDP may only be completed pursuant to Secfion 6-1216(A) or Section 6-1216(8)
of the Zoning Ordinance.

I nitial Response: Note 20 on Sheet 1 has been clarified, as requested.

Follow-up Comment: Comment addressed.

Comment 7 Previous Comment. Provide the width of the proposed trail along Tripleseven Road. Staff
recommends that a commitment to construct the trail be included in the form of a proffer.

I nitial Response: There are portions of an existing 6-foot asphalt trail along Tripleseven Road. The
Applicant will fill in the missing trail segments with matching 6-foot wide segments to create a cohesive trail
along the entirety of the property. Please see Sheet 5.

Follow-up Comment. See comments on draft Proffer V1.8 in Section E of this referral.

Commenf 8 Previous Comment. In the Zoning and Area Tabulations Table on Sheets 5 and 5A,
revise the language in the Provided Parking section as "The Proposed Number of Parking Spaces will meet
or exceed the minimum number of parking spaces required by the Revised 1993 Loudoun Countv Zoning
Ordinance. "

I nitial Response: This change has been made as requested.

Fol/ow-up Comment: Comment addressed with revisions to the offi street parking language on Sheets 5
and 5A.

D. Zoning Modifications and Modifications of ADU Required Yards by SPEX

Comment 1 Previous Comment. Section 3-608(6). Off Sfreet Parking.

Staff Analysis: The Applicant stated that their proposal is more urban in nature and further states it is
imperative to provide unobstructed lines of site to all parking spaces. Explain what features proposed with
the development are of a more urban design. Staff could support this modification provided commitments
to the urban design are made in proffers and features such as additional sidewalks and crosswalks are
provided in the parking areas.

I nitial Response: As an infill project in an opportunity area for redevelopment, the project has been knitted
into a fully developed commercial area. The stacked multifamily units are served by garage spaces, parallel
spaces and head-in parking spaces. There are no large, surface parking lots at the project. Sidewalks are
proposed along all internal streets that are not encumbered by driveways. A trail network through the larger
active recreation area provides a strong pedestrian path linking one side of the project to the other.

Follow-up Staff Analysis. Staff notes that there are no commitments to design of buildings and structures
that make the proposed development more urban in nature. Staff could support this modification provided
commitments to the urban design are made in proffers.

Response: Sheet 5B shows a typical streetscape section that demonstrates the buildings will be pulled
forward to the street, approximately 15-feet from the curb, to create an urban feel. The narrower front yards,
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coupled with the alley-loaded units lay the foundation for the more urban environment as it moves vehicles
to the rear, reserving the sidewalks and front yards for uninhibited open space and gathering area for the
residents. The proposed unit type (stacked units) and density (at nearly 17 units per acre) are urban
characteristics of and by themselves, but when located immediate proximate to an established commercial
center that allows these future residents to easily walk to receive their daily services, the urban design is
undeniable.

Comment 2 Previous Comment. Section 5-1407 (A). Buffer Yard and Screening Requirements.
Location.

StaffAnalysis: Existing commercial/retail uses adjacent to the proposed multi-family stacked dwelling units
will have tp travel on residential private. streets to get access to areas such as loading and service areas.
!n addition, several units appear to face the rear- side of the existing retail uses where the service areas
and dumpsters are located. The buffer as proposed does not adequately mitigate the impact on the multi-
familystacked dwelling units.

Initial Response: To address staff's concern, the Applicant has revised its layout so that residential units
no longer face the rear-side of the existing retail uses across the drive aisle. The redesign also allowed
the loading space and relocated screened dumpster area for the existing retail to be located outside of the
drive aisle. Additionally, the Applicant has greatly enhanced the landscaping adjacent to the commercial
buildings.

Follow-up to Staff Analysis. The Applicant has requested a zoning modification of the Type 7 buffer
where the proposed dwelling units will be located next to the rear side of the existing commercial uses. The
Applicant responded that the landscaping adjacent to the commercial buildings was greatly enhanced and
the redesign of the site allowed the loading space and relocated dumpster screened area to be located
outside the drive aisle. Staff notes that the proposed modified Type 1 buffer is not an enhancement to the
buffer yard required by the Zoning Ordinance. In addition, neither the proffers nor the CDP/SPEX plat
contain any commitments to enhanced buffering or design of buildings so that the dwelling units no longer
face the rear-side of the commercial uses located across the roadway. Lastly, as noted earlier in this
referral, it appears that the CDP has been revised to include a loading space in the proposed R-16 zoning
district that will serve the adjacent PD-CC-SC commercial uses. The loading space needs to be relocated
to the zoning district and parcel it serves.

Response: With this submission, we have revised the zoning boundary line such that the buffer can now
be provided along that boundary, not proximate to the commercial, which was initially not where the
Ordinance required the plantings. Therefore, we no longer think this modification is required. That said,
we have added a 170-foot long, 6-foot tall masonry wall along the two proposed active recreation spaces
to further buffer the residential units from the existing commercial/retail uses. This wall is in addition to the
landscaping the Applicant will be planting, which includes the required trees and supplemental shrubs and
flowers.

Comment 3 Previous Comment. Section 5-1474 (A). Bufi`er Yard and Screening Matrix.

Staff Analysis: Regarding the first modification request, a portion of the property shown on the CDP/SPEX
plat located adjacent to Pidgeon Hill Drive is proposed to be rezoned to R-16 and is currently developed
with parking and entrances for the existing PD-CC-SC retail development. A note on the plan set states
that existing parking will remain. Staff questions why this area is being included as part of the area being
remapped to R-16 as it appears it will continue to serve the PD-CC-SC development commercial uses and
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should remain PD-CC-SC. Staff notes that parking within a proposed R-16 zoning district cannot be used
to park uses within the PD-CC-SC zoning district. Therefore, a modification would not be necessary.

Regarding the second modification request, the Applicant's justification states that the zoning modification
allows existing mafure vegetafion to remain in place along the southern leg of the property as this portion
of the property will remain unchanged with the application. In order for Staff to evaluate the modification
request, the Applicant needs to provide additional information, including photographs, regarding the
existing vegetation to be retained and to determine if the existing vegetation is and will remain viable. If it
is determined that the existing vegetation is healthy and viable, it should be included in the form of a proffer
and shown on the CDP. Staff may have additional comments at next referral.

I nitial Response: The Applicant only needs one modification to Section 5-1414 (A), as the southern leg of
the property is no longer part of the application, so the parking within that area that serves the retail will
remain zoned PD-CC-SC. And, since the southern leg of the property is no longer part of the application,
the modification to use existing vegetation for the buffer along Pidgeon Hill Drive in front of the retail is no
longer needed; it has been removed from the application. The remaining modification to Section 5-1414(A)
is only for relief along a 17-foot section, where a driveway precludes plantings. As shown on Sheet 5 of
the CDP, there is 173 feet where a Type 1 Side/Rear buffer should be planted. The Applicant is able to
plant 156 linear feet with the required Type Iside/rear buffer, but the driveway precludes planting along the
remaining 17 feet. The Applicant will plant the required quantity of plantings, which will be a mix of canopy
and understory trees to meet the Zoning Ordinance and FSM landscape requirements, despite those
plantings being located across a shorter stretch of property.

Follow-up to Sfaff Analysis. Staff does not support this modification request as the Applicant has not
demonstrated how this zoning modification improves on the current regulations and meets or exceeds the
public purpose. In addition, as noted in Comment 3 above, neither the proffers nor the CDP/SPEX plat
contain any commitments to enhanced buffering.

Response: Upon further review, the Applicant does not think this modification is necessary. All we were
noting is that a drive aisle and two driveways exist that can't be planted. Driveways and travelways are not
expected to be planted. The Applicant is committed to providing the full quantity of trees, but will plant the
trees in areas not encumbered by driveways and the travelway. We have removed the request to modify
Section 5-1414(A).

Comment 4 Previous Comment. Sections 7-903(C)(2)(b) and 7-903(C)(2)(c). Modification to R-16
ADU Minimum Corner Lot Side Yards and Rear Yards via SPEX per Section and 7-903(C)(3).

StaffAnalysis: The Applicant's justification includes discussion of increasing the amount of common area
for residents by reducing the yards and provides the maximum available space for formal and informal
events. Staff cannot support this modification at this fime as the Applicant has not demonstrated and the
CDP/SPEX plat does not show the amount of common area and/or open space proposed nor the amount
of open space gained by decreasing the required yards. Demonstrate how the modification of these
regulations meets or exceeds the public purpose without increasing density on the property.

Initial Response: The Applicant was able to revise the site layout to eliminate the need for these
modifications.

Follow-up to Staff Analysis. As the Applicant has redesigned the proposed development and no longer
needs this modification request, Staff has no further comments.
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Comment 5 See Comment 4 in the Zoning Ordinance Comments Section above for analysis and
comment on the Applicants modification request to Section 7-205(A) and Section 3- 610(A).

Response: To address this comment, the Applicant has revised the area subject to this zoning case to
remove the portion of the roadway that the commercial vehicles traverse to access their loading space.
That drive aisle will remain zoned PD-CC-SC. For the roads through the rezoned area, we will put them in
a public access easement. Therefore, the Applicant has removed the modification request for Section 1-
205(A), since they will be in the access easement. We are maintaining the modification request for Section
3-610(A) since the adjacent commercial uses may use the private streets through the rezoned property as
an additional means of ingress/egress. The private streets will not be the commercial vehicles primary
access point. The setbacks are being modified through special exception.

E. Draft Proffer Comments

Comment 1 Regarding draft Proffer 1, Exhibit B referenced in the proffer needs to list fhe zoning
modifications and modification of front yards via SPEX for the R-16 ADU zoning district.

Response: The Applicant has updated Exhibit B.

Comment 2 Regarding draft Proffer 11.3., the trigger of the 151 St occupancy permit for the remaining ADUs
does not comply with Section 7-106 of the Zoning Ordinance regarding the Timing of Construction/Availability
of Affordable Units, which states: In a development which contains single family detached, single family
attached, or multi-family lots or units, occupancy permits for no more than fifty percent (50%) of the market
rate dwelling units shall be issued prior to the issuance of occupancy permits for fifty percent (50%) of the
affordable dwelling units. Occupancy permits for no more than seventy-five percent (75%) of the market rate
dwelling units shall be issued until occupancy permits have been issued for one hundred percent (100%) of
the affordable dwelling units for the development.

Response: The timing trigger for the ADUs has been updated to be consistent with Section 7-106 of the
Ordinance.

Comment 3 Draft Proffer 3 regarding Lighting needs a trigger (i.e. prior to site plan approval) when such
lighting fixtures will be reviewed for conformance with the Zoning Ordinance and the proffers.

Response: The lighting proffer now requires lighting to be shown on the first approved site plan for the
Property.

Comment 4 Regarding draft Proffer V.B., revise the reference to the 2010 Countywide Transportation Plan
(the "CTP') to the "Loudoun County 2019 Countywide Transportation Plan" (2019 CTP).

Response: This change has been made.

Comment 5 Regarding draft Proffer VI.A, the trigger for the construction. and opening of the trail along

Tripleseven Road for use prior to the 150th occupancy permit (out of 172 units) is very late in the development
process. Staff recommends that the trigger for the construction and use of the trail be earlier and
commensurate with the development it serves. In addition, a trigger should be included that states such trail
and easement will be bonded and shown on a site plan, prior to itsapproval.
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Response. The Applicant has revised this proffer to greatly advance this trigger such that this trail will be
shown on the first site plan and bonded for construction prior to the approval of that first site plan. The trail
shall be constructed and open to pedestrian traffic no later than the issuance of the 30t" residential unit.

Comment 6 Regarding draft Proffer VII.A.7. and 2, the proffers should specify that said active recreation
space areas will be shown on a site plan, prior to its approval. In addition, regarding Active Recreation Spaces
3 and 4, while the proffer states that these spaces may include seating, landscaping and hardscaping, these
features in and of fhemseIves do not meet the Article 8 definition of active recreation space. Staff suggests
clarification in the proffer.

Response: The proffers have been updated to require the active recreation spaces be designed and shown
on the first site plan for the project. The proffer also now further articulates how the spaces will be
programmed with representative images included on Sheet 7 of the CDP.

Comment 7 Regarding draft Proffer VII. B, the proffer and CDP should specify the size of such passive
recreation areas. In addition, a trigger should be included which states that such amenities will be bonded and
shown on a site plan, prior to its approval and include a trigger for construction.

Response: The passive open space throughout the Property is interspersed, such that it seamlessly flows
together and will be developed tangentially with the development of the adjacent units. The Applicant has
added a specific proffer reference to a 2,500-square-foot pocket park in the northern portion of the site,
which will be constructed concurrent with those adjacent units. All the open spaces and buffers at the site
will be constructed and installed concurrently with the adjacent units.

Comment 8 Regarding draft Proffer VII.D, the term 'perimeter buffers" is not used on the CDP/SPEX plat.
Staff recommends the proffer clarify these terms to ensure which buffers are being described. !n addition, a
trigger should be included that states that such buffers wil! bonded and shown on a site plan prior to its approval
and installed prior to the first occupancy permit on the property.

Response: The CDP/SPEX Plat clearly identifies the plantings that will be planted along the perimeter of
the project. The proffer has been revised to reference that the location of the perimeter buffers will be along
the perimeter of the property. As there are varying types of buffers required, term "perimeter" is not a
defined term. The plantings along Tripleseven Road will be planted prior to the approval of the 50tH

occupancy permit, which is the same trigger for the 6-foot wide trail to be open to pedestrians. The
remaining plantings will be shown on the first site plan and planted concurrently with the construction of the
adjacent units.

Comment 9 Regarding draft Proffer VIII.A, the Applicant provided a statement stating there are sufficient
capital facilities with the Algonkian area that will serve the Property and no capital facilities contributions are
proffered. Staff questions whether this statement is accurate and defers additional comment to the
Comprehensive Planning Division.

Response: The Office of Management Buffer opined, in its first referral, that capital facilities were adequate
in the area. Therefore, rather than contribute to the General Fund without any of those financial
contributions directly benefiting the Sterling Community, the Applicant is offering a proffer package that will
have direct, and immediate, benefit to the Sterling environment. Please see Proffer VII for a full list of
proffered commitments to the proximate elementary and high schools and to the pedestrian network along
Tripleseven. These commitments would be made, in lieu of paying capital facility contributions. Should the
Applicant be required to pay the capital facility contributions, these identified community needs would go
unfunded by the Applicant.
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Comment 70 Regarding draft Proffers VlI.B and lX, Staff defers comment to the Department of Family
Services and Fire and Rescue, respectively, regarding per unit contributions for unmet housing needs and fire
and rescue needs.

Response: Comment acknowledged.

IV. Loudoun Department of Fire and Rescue Fire Marshal's Office —Kevin Federline (August 9,
2019

The Loudoun County Fire Marshal's Office has no objections to the zoning and special exception requests
for the project.

V. Loudoun Department of Familv Services —Rebekah Kina (Auaust 7. 20191

I~ ~ l~

Commenf 7 The Application now proposes fo provide 11 ADUs which would be approximately 6.25%
of the total proposed number of 172 residential housing units. Because the Application is now requesting a
smaller number of units, the number of ADUs has decreased from 12 to 11. The Application does not
indicate where the Affordable Dwelling Units (ADUs) will be located within the development. The
Department of Family Services (DFS) recommends That the ADUs be dispersed throughout the
development in all unit types, proportional to the composition of market-rate units in terms of number of
bedrooms. DFS also encourages the ADUs provided to include upper units in the stacked unifs to ensure
access to units more appropriately sized for young families.

Response: Notes 33 and 34 on Sheet 1 of the CDP require the provided ADUs to dispersed through the
project and of an architecture and building style compatible with the market rate units at the project. The
exact locations are unknown at this time, but Proffer II commits that at least three of the ADUs will be
provided in upper units.

Unmet Housing Needs

Comment 2 The Application still does not discuss potential pricing of the units, which makes it difficult
to determine if the development will achieve a diversity of housing prices as the Application claims. DFS
recommends that the development include units beyond the required ADUs to address the full continuum
of Unmet Housing Needs especially since the development will now provide 11 ADUs instead of the original
12 ADUs. While the Application proposes that stacked multifamily units provide a diversity of housing types
and prices, the size or type of a unit does not guarantee affordability. DFS recommends including either
additional homeownership units affordable at ADU income levels (30% - 70% AMI) or Affordable Market
Purchase Program (70% - 700% AMI) income levels.

Response: In addition to the 11 ADUs the Applicant is providing, the Applicant has also updated its proffers
to contribute a significant contribution to the County's Housing Trust fund to address the needs of those
people outside the ADU income levels of 30% to 70% AMI. Proffer VII.B commits the Applicant to contribute
$1,000,000 ($1 M) to the Housing Trust Fund, with half of that contribution being paid prior to the issuance
of the 50~h occupancy permit and the other half being paid prior to the issuance of the 110'h occupancy
permit. The Applicant is able to make this substantial contribution, as well as the specific neighborhood
amenity improvements, because the Sterling community does not have any capital projects that are needed
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that would otherwise be funded by capital facilities contributions. Should the Applicant be required to pay
capital facilities, the contribution to the County of Loudoun Housing Trust fund would significantly decrease.

VI. Loudoun Department of Planning —Randall Farren (August 12. 2019)

Land Use

Comment 1 Previous Staff Comment: Although the proposed residential development exceeds the
residential density anticipated in this area under the RGP, it may be appropriate in this area as an infill
project considering similar residential densities in adjacent developments. Community Planning Staff notes
that detailed analysis of the proposal's conformance with the draft Plan is premature considering the
ongoing review process and pending Plan adoption.

Applicant Response: With the adoption of the Loudoun County 2019 Comprehensive Plan, the Applicant
looks forward to staff's analysis of its proposal as an infill project within the Suburban Mixed Use place type.
First and foremost, the Suburban Mixed Use place types calls for a mix of residential, commercial and office
uses. When looked at holistically with other properties within this place type along the north side of Route
7, the Applicant's proposal to add residential to an established commercial corridor achieves this goal of
mixed use. Furthermore, the project is identified in the newly adopted comprehensive plan as a targeted
area of redevelopment and meets the criteria identified in Strategy 2.1 .A. I. that allows properties
designated as Suburban Mixed Use to develop according to the Suburban Compact Neighborhood place
type standards. As such, density is targeted at 8-24 dwelling units per acre. The Applicant's proposal is for
just shy of 17 units per acre.

Comment Status: No longer applicable. As the applicant notes, areas designated as Suburban Mixed Use
on the 2019 GP place type map may develop as the Suburban Compact Neighborhoods if certain locational
and project criteria are met. Suburban Compact Neighborhoods are preferred to develop with 90 percent
residential uses at 8 to 24 dwelling units per acre, with the balance of the project comprising complementary
commercial and civic uses (2019 GP, Chapter 2, Suburban Policy Area, Suburban Compact Neighborhood
Place Type, Preferred Mix of Uses). The residential density proposed aligns with this place type
designation. Further, although the proposed use mix does not align with the preferred mix, the 2019 GP
does contemplate projects with up to 100 percent residential uses in Suburban Compact Neighborhoods
when adequate neighborhood-serving non-residential uses already exist nearby. Considering the existing
retail and service commercial uses in the direct vicinity of the project site, Community Planning Staff can.
support a solely residential project in this area if other applicable Plan policies and provisions are met.

New Sfaff Comment: In order to apply the standards of the Suburban Compact Neighborhood Place Type
in an area otherwise designated Suburban Mixed Use, a project must meet the criteria identified in Chapter
2, Suburban Policy Area, Action 2.1.1. These criteria are listed below, with staff's analysis provided for each:

A. The provision of unmet housing needs units exceeding the applicable regulatory requirements.

Analysis: The applicant has not committed to providing unmet housing needs units beyond the
Affordable Dwelling Units (ADU) required under the requested zoning district (see Unmet Housing
Needs Discussion below).

B. The location of the site at the periphery of amixed-use development or along a major transportation
corridor.
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Analysis: Criterion met. The site is located along the Route 7 corridor at the periphery of an area
planned for the Suburban Mixed Use Place Type.

C. Transit options are available within the direct vicinity.

Analysis: Criterion met. As indicated in the application materials, the site has direct access to
Loudoun County Transit service via an existing bus stop on Tripleseven Road.

D. Proximity to employment options and a complementary mix of uses (e. g., neighborhood serving
retail and services).

Analysis: Criterion met. Proximate commercial centers include a mix of neighborhood serving retail
and services and a variety of employment options.

E. Proximity to public facilities with existing or planned capacity to serve the proposed development.

Analysis: Criterion met. Loudoun Water provides sewer and water service to the site. The local
transportation network has capacity to serve the proposed use. The proposal does not trigger the
need for any whole new public facilities. However, staff notes that the current iteration of the
proposal does not mitigate capital facilities impacts (see Capital Facilities discussion below).

F. Conformance with the transition techniques and guidelines of the originally designated place type
and any adjacent place types.

Analysis: The application materials do not include a specific discussion of the transitional
approaches expected of the Suburban Compact Neighborhood and Suburban Mixed Use place
types. Medium density residential uses would generally provide an appropriate transition, both in
terms of intensity and visual impact, between the planned Suburban Mixed Use areas to the south
and west of the site and the multifamily and single family neighborhoods to the north.

G. Demonstration of innovation in design, including techniques that result in a perceived density that
complements the scale of the surrounding built environment.

Analysis: The application materials do not demonstrate how the proposal constitutes an innovative
design. The CDP depicts a relatively conventional neighborhood featuring only stacked multifamily
units. The CDP and draft proffer statement lack specific design commitments (see Site Design
discussion below).

Community Planning Staff can support the application of the standards of the Suburban Compact
Neighborhood Place Type in fhis area if other applicable Plan policies and provisions are met. The
applicant has not demonstrafed how this proposal meets several of the criteria of Chapter 2,
Suburban Policy Area, Action 2.1.1. Community Planning staff requests that the applicant provide
additional information and/or commifinents related fo housing and design as elaborated below.

Response: The Applicant has further clarified its design intent to meet these plan criterion. Specifically, to
address (A) above, the Applicant is committing to contribute $1,000,000 to the County of Loudoun Housing
Trust toward providing unmet housing units. This significant contribution will be paid, provided the Applicant
doesn't need to contribute generically to capital facilities. Should the County require the capital facility
contributions, the additional contribution to unmet housing would drop to $1,744. In response to (F) above,
the entire project is a transition and will bridge the single-family detached and attached units that exist to
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the west with the commercial uses that will remain to the south and east. This tiered density, moving from
west to east in terms of intensity, is bolstered by the introduction of the two-over-two units, supported by
the new pedestrian paths that connect the residential and commercial. The transitional nature of the project
is now referenced in the SOJ. In response to (G) above, the Applicant has not committed to a specific
architecture of the units, but has designed the entire project to be rear-loaded. This allows many of the
units to front on the open spaces integrated throughout the project, to encourage the more urban experience
of inviting the pedestrians out into the active recreation spaces. By restricting the garages to the rear of
the units, it also improves the relation between the front doors, as pedestrians can easily flow among units
and along the sidewalk without the interference of curb cuts and garages.

Site Design

Commenf 2 New Staff Comment: The General Plan includes numerous policies and provisions
applicable to this proposal intended to achieve quality design at all levels of development, including the
countywide Quality Development policies in Chapter 2; the Suburban Policy Area Design Guidelines in
Appendix A (see Attachment 7); and the standards of the applicable place type provided in Chapter 2. In
the Suburban Policy Area, where infill and redevelopment projects are most likely to develop, major
considerations include mulfimodal connectivity; complementarity or compatibility with existing surrounding
development patterns; height, scale, bulk, setbacks, and other manifestafions of the built environment;
transitions among uses; and protection and integration of natural, environmental, and heritage resources
(2079 GP, Appendix A, Suburban Policy Area Design Guidelines, Development Criteria).

The 2079 GP specifies several design characteristics for Suburban Compact Neighborhoods (2019 GP,
Chapter 2 Suburban Policy Area, Suburban Compact Neighborhood, Design Characteristics). This place
type envisions a rectilinear street grid with short blocks and shallow building setbacks, which this proposal
generally achieves. Parking in Suburban Compact Neighborhoods should be predominantly on-street or
alley-oriented in order to encourage pedestrian activity. The illustrative plan on sheet 6 of the GDP, which
is not committed to in the proffer statement, depicts a site plan that largely conforms to this standard. The
units face internal green spaces or primary streets with on-street parking and parking appears to be
primarily alley-oriented, featuring rear-loading driveways. However, the proffer statement does not include
commitments to this configuration.

Community Planning Staff recommends that the applicant revise the CDP and/or proffer statement to
distinguish' among primary travelways and alleyways, and include cornmitments to on-street parallel parking
and alley-oriented, rear-loading driveways/garages, as depicted in the illustrative plan (sheet 6) in the GDP.

Response: The Applicant has revised the CDP to differentiate between alleys and travelways, as
requested. Significant on-street parking is also incorporated. Proffer I I clarifies that the units will be rear-
loaded garage units.

Amenities. Suburban Compact Neighborhoods are also expected to provide a number of amenities to
achieve the desired sense of place such as sidewalks, street and shade trees, lighting, street furniture, bike
racks, and crosswalks (2019 GP, Chapter 2 Suburban Policy Area, Suburban Compact Neighborhood,
Design Characteristics, Design Amenities). Of these, the proposal only includes commitments to provide
sidewalks and pocket parks with limited seating.

Community Planning Staff recommends that the application materials be revised to demonstrafe fhe
provision of the expected design amenities as follows:
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• Street and shade trees. Although depicted on the illustrative plan, there is no commitment to
internal landscaping. The applicant should include a landscaping plan and/or proffered commitment
to provide an appropriate number of street and shade trees along primary travelways, sidewalks,
and multi-use trails, and within internal open space areas.

• Lighting. The application materials should be revised to depict the intended approach to street
lighting, which should comply with Chapfer 3; Nafural, Environmental, and Heritage Resources;
Strategy 7.3, Action A of the 2019 GP.

• Bike racks. Bike racks or equivalent bike parking should be provided to serve the residents of the
neighborhood.

• Street furniture. The application should be revised to include commitments fo additional seating in
common areas, including at the periphery of active recreation areas.

• Crosswalks. The draft proffer pertaining to internal street design should include information on safe
pedestrian movement across internal vehicular trave/ways, especially in areas made accessible to
retail and commercial uses per the requested ZMOD.

Response: The proffers address each of the requested items above. The Landscape Plan is Sheet 5B,
which is a proffered sheet. The plantings along Tripleseven must be installed prior to the approval of the
50~h occupancy permit and the other perimeter plantings will be installed concurrent with the occupancy of
the adjacent units, per Proffer IV.D.2 and the internal trees will be planted prior to the occupancy of the
adjacent homes. Lighting is addressed in Proffer VI.F, bike racks in Proffer VI.E. Street furniture in the
open space areas are clarified, see Proffers VI.A.2 and VI.B.1. Two crosswalks are shown on the CDP and
referenced in Proffer IV.B.

ParkslOpen Space &Public/Civic

Comment 3 Previous Staff Comment: Community Planning Staff recommends reconfiguring the layout
of the site to ensure that a minimum area of 3.38 acres of open space is provided to comply wifh current
Plan policy. Staff also requests additional details regarding the intended function or use of identified open
space areas, recognizing that 2.54 acres should be interior space consisting of active, passive, and/or
natural areas.

Applicant Initial Response: The recently adopted Loudoun County 2019 Comprehensive Plan calls for 15
percent of a project to be open space, this includes all passive and recreational spaces, community, natural,
environmental and heritage. The Applicant is providing nearly an acre of active recreation space as
illustrated on the plan set and detailed in this letter and the proffers, and an additional 148,000 square feet
of open space, such that approximately 40 percent of the site's total 10.25 acres is in open space, far
exceeding this plan policy. The standards referenced above are from the Revised General Plan, which no
longer guides development on the property. In keeping with the guidance of the Suburban Compact
Neighborhood, the Applicant is establishing a 100 percent residential project, that wil l support the adjacent
commercial uses, and is supported by the integrated open space.

Comment Status: No longer applicable. The pertinent plan policies have changed, as discussed below.

New Sfaff Comment: As noted in the applicant's response, the 2019 GP anticipates that sites developed
as Suburban Compact Neighborhoods will dedicate 75 percent of the area of the site to recreational,
passive, or natural open space uses. The application currently commits four areas totaling 35,200 SF, or
approximately 7.9% of the site area, to "active recreation" uses. The draft proffer statement commits to
providing a tot lot and a playing field on Active Recreation Areas 1 and 2. However, no uses are specified
for Active Recreation Areas 3 and 4; therefore, Community Planning Staff cannot determine if fhese areas
qualify as open space per the policies of the Plan.
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The CDP depicts two passive recreation areas described as pocket parks in the draft proffer statement, but
does not commit fo a specific land area for either. While the CDP includes a tabulation showing 183,200
SF of total open space comprising approximately 47 % of the site, this appears to include both qualifying
open space areas, such as the multiuse trail and pocket parks, and areas that would not qualify, such as
internal yards and landscaping strips/mow strip.

Community Planning Sfaff requests additional information clarifying how the proposal meets the
place type standard that 15 percent of the site (1.54 acres) be dedicated to qualifying open space
uses. This may include tabulations of passive recreation space and trail areas.

Community Planning Staff requests that the proffer statement be revised to specify the intended
uses or range of potential uses of Active Recreation Areas 3 and 4.

Community Planning Staff requests that the applicant quantify the area dedicated to passive
recreation space on the CDP and/or the proffer statement.

Response: Sheet 5 of the CDP clearly states that the project incorporates 35,200 square feet of active
spaces and 145,800 square feet of passive spaces, providing nearly three times open space above the
15% requirement. The Applicant has added greater detail in the proffers and the plan set about how the
active recreation spaces will be amenitized. The passive open spaces, which are not required to be for
recreation, include such amenities as a pocket park of at least 2,500 square feet, trails and ornamental
landscaping.

Comment 4 Previous Staff Comment: Community Planning Staff recommends showing at least 1.73
acres of public and civic space on the CDP.

Applicant Response: As noted above, the newly adopted Loudoun County 2019 Comprehensive Plan
envisions Suburban Compact Neighborhoods as 100 percent residential projects, with no more than 15
percent non-residential uses, as an option. No public or civic space is required in this place type. The above
comment is referring back to the Revised General Plan, which is no longer the governing document.

Comment Status: No longer applicable. As noted in the applicant's response, there is no minimum
expectation for public and/or civic uses in the Suburban Compact Neighborhood Place Type; however,
applicants are still encouraged to provide such spaces where possible.

Unmet Housing Needs

Comment 5 Previous Staff Comment: Community Planning Staff recommends the applicant include
additional dwelling units beyond the required ADUs to address Plan policy regarding unmet housing needs.
Staff also encourages the Applicant to consider incorporating housing for special needs populations as well
as universal design principles into the project.

Applicant Response: The Applicant met with DFS and will continue to engage with the department to try
and integrate creative solutions to address their goals of providing a diversity of housing within the County.

Comment Status: Not yet addressed. As with the first submission, the only unmet housing needs units
proposed are those required by the zoning ordinance. The application does not include a variety of housing
types, nor does it incorporate housing that accommodates diverse needs. Community Planning Staff
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appreciates the applicant's coordination with the Department of Family Services (DFS) and looks forward
to their continued collaboration with County staff to address this issue.

New Staff Comment: Per the 2079 GP, projects located in areas planned for Suburban Mixed Use That
seek to develop as Suburban Compact Neighborhoods are expected to provide housing units that help
address the County's unmet housing needs above and beyond those required per the zoning ordinance
(2019 GP, Chapter 2, Suburban Policy Area, Action 2.1.1.i). Unmet housing needs are defined as the lack
of housing options for households earning up to 100 percent of the Washington Metropolitan Area Median
Income (AMI). Although the draft proffers do include a cash contribution to help address the County's unmet
housing needs, the applicant has not committed to providing unmet housing needs units beyond the ADUs
required under the requested R-76 zoning district. The 2079 GP also calls for the provision of a continuum
of housing types in infill and redevelopment projects (2019 GP, Chapter 4 Housing, Strategy 1.7). The
proposal currently consists of only multifamily stacked units.

According to 2079 GP policies, additional units that help address the County's unmet housing needs—
beyond required ADUs—should be provided in order for the project fo qualify to develop as a Suburban
Compact Neighborhood in an area designated as Suburban Mixed Use on the place type map. Community
Planning Staff continues to recommend that the applicant commit to these additional unmet housing needs
units, such as additional ADUs and/or Affordable Market-rate Purchase Units (AMPU). Staff further
recommends that the applicant continue to coordinate with the DFS to help determine the mix and type of
units that will best address the County's housing needs.

Response: The two-over-two units of the type that the Applicant is proposing are the most affordable for-
sale units in the multi-family spectrum, not to say anything about the single-family attached and detached
homes. In addition, with this submission, the Applicant is proposing a meaningful contribution to the
Housing Trust Fund of $1,000,000 to address unmet housing needs beyond the 11 ADUs it is providing on-
site. This contribution, along with the fact that the proposed project will be a for-sale multifamily unit, which
are in short supply in the County and Sterling in particular, will support the County's goals of providing a
continuum of housing types.

Capital Facilities

Comment 6 Previous Staff Comment: The anticipated capital facility impacts of the proposed
development should be mitigated according to Plan policy as calculated in the worksheet provided as
Attachment 1.

Applicant Response: In its referral, the County's Office of Management and Budgef determined sufficient
capital facilities exist to serve the project such that no capital facility contributions are needed from the
Applicant. The County assesses capital facility fees to fund the cost of providing infrastructure, such as
schools and libraries, not to pay for ongoing operational expenses. Given the infrastructure is already in
place for the proposed units, mitigation, through a cash proffer, is unnecessary, unwarranted nor
supportable.

Comment Status: Not addressed. Although the above-referenced comments from the Department of
Management and Budget (DMB) indicates that the proposed development would not trigger a need for any
whole new facilities, this proposal is still subject to the County's longstanding policy that applicants mitigate
the proportionate public capital facility impacts of rezoning requests that increase allowable residential
density (2019 GP, Chapter 6, Fiscal Management, Action 8.2.G and Action 8.3.F). This mitigation relates
only to capital facilities needs, not ongoing operational expenses. Community Planning Staff defers to DMB
staff for further clarification of the above-referenced comments.
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New Staff Comment: Community Planning Staff has revised the Capital Facilities worksheet to account
for minor changes to the applicants proposal. Assuming development of 772 units, including 71 ADUs, the
total capital facility impact of this project is estimated at $4,302,848 (See Attachment 7). Capital facilities
impacts should be mitigated in the amount of $4,027,666.

Per the policies of the 2019 GP, Community Planning Staff continues fo recommend that the
applicant mitigate the full proportionate impact of proposed market rate units on the County's
capital facilities needs.

Response: The Applicant has further reduced the density with this submission to 166 units, of which 155
are market rate. Per the original comment from the County's Office of Management and Budget, sufficient
capital facilities exist to serve the project such that no capital facility contributions are needed from the
Applicant. The taxes levied on this project, just like any residential development in Loudoun, will go toward
the ongoing operational expenses. Capital facility contributions are not meant for operational expenses.
That said, the Applicant is committed to improving the facilities in the greater community and has worked
with the community to identify desired improvements. With this revised proffer statement, the Applicant
has committed to specific dollar and improvement contributions to improve this portion of the Algonkian
district. Were capital facilities to be collected, these Sterling specific improvements would be subject to
funding through the County's CIP, not the Applicant's proffer package.

OpenSpace Preservation Program

Comment 7 Previous Staff Comment: Staff recommends the applicant contribute land or provide an
open space easement contribution consistent with Plan policy, recognizing that the current markef values
to purchase open space within the Potomac Community may exceed the range of previous contributions.

Applicant Response: The recently adopted Loudoun County 2019 Comprehensive Plan has revised this
policy and, in the Suburban Policy Area, now only links low-density projects to the Open Space Preservation
Program. Projects with densities greater than 4 units per acre, such as Sterling Meadow, are no longer
guided by this plan policy. No open space easement contribution is anticipated under the current Plan
policy.

Comment Status: Addressed. As noted in the applicant's response, per the revised policies of the 2019
GP, the Open Space Preservation Program policies no longer apply to this proposal.

Environmental/Existing Conditions

Comment 8 Previous Staff Comment: Community Planning Staff recommends the applicant provide
additional information regarding stormwater management on the site. Staff further recommends That the
applicant commit to the use of LID techniques to minimize adverse effects associated with stormwafer.

Applicant Response: Notes 30 and 31 have been added to Sheet 1 of the plan set to address stormwater
management.

Comment Status: Partially addressed. The applicant has provided the requested information on the
intended stormwater management approach but has not committed to the use of LID techniques.

New Staff Comment: In order to protect the County's River and Stream Corridor Resources (RSCR), the
2019 GP encourages stormwater management and water quality mitigation to occur on-site or as close fo
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the area being treated as possible (2019 GP; Chapter 3 Natural, Environmental, and Heritage Resources;
RSCR Action 2.3.8). The Plan also encourages the protection and enhancement of impaired streams
through the use of enhanced pollutant control measures, including onsite BMPs (2019 GP; Chapter 3
Natural, Environmental, and Heritage Resources; RSCR Action 2.4.1). Note 30 on Sheet 1 of the applicants
revised CDP states that "phosphorous removal will be achieved through the purchase of offsite nutrient
credits, manufactured devices, bioretention facilities, reduction of impervious areas, or some combination
of those." Community Planning Staff notes that the purchase of offsite nutrient credits does not fulfill 2019
GP policies encouraging water quality mitigation onsite.

Community Planning Staff continues to recommend that the applicant commit to the use of at least one LID
technique (e.g., water quality swales, bioretenfion facilities/rain gardens, sheet flow to vegetated buffers,
and/or permeable pavement) and memorialize this commitment in the proffer statement.

Response: The Applicant could integrate a rain garden into one of the active recreation areas or open
spaces, but its limited size would provide negligible water quality benefit to the site. The urban nature of
the design limits the space to be able to do larger swales, rain gardens or to direct sheet flow to a vegetated
buffer, which is why the Applicant has proposed to purchase offsite nutrient credits.

Forests, Trees, and Vegetation

Comment 9 Previous Staff Comment: Community Planning Staff requests additional information
regarding the vegetation intended fo be retained per ZMOD request 4 on Sheet 5 of the Concept
Development Plan, as revised April 75, 2079.

Applicant Response: The vegetation to be preserved was along Pidgeon Hill Drive in front of the existing
retail. This southern leg of the property is no longer part of the application and the modification is no longer
needed.

Comment Status: No longer applicable. No further action required.

Zoning Modifications

Comment 10 The applicant has requested several ZMODs and SPEX to modify the applicable site
access, parking, buffering, landscaping, and yard requirements.

The buffering and yard modifications may help achieve the compact development patterns anticipated in
the Suburban Compact Neighborhood place type. Community Planning Staff can support this request if the
application materials are revised to include commitments to the orientation of the units as depicted on Sheet
6 of the revised GDP, such that no residential units face the commercial loading/service areas and
enhanced landscaping is provided between the residential and commercial uses.

The request to allow commercial and retail uses to access residential streets may encourage interaction
and transitions among land uses; however, Community Planning Staff cannot support this request without
commitments to the aforementioned crosswalk/pedestrian safety improvements on affected streets.

Response: The Applicant has revised the application area such that the commercial loading space and
accessway are outside the rezoning area and will remain zoned PD-CC-SC. To further separate the two
districts, the Applicant is adding a 6-foot tali masonry wall along 170 linear feet in that part of the project.
Although commercial vehicles may use the site as an additional means of egress and ingress, the
residential streets will not be a primary access point. That said, the residential streets will be placed into
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public access easement and pedestrian crosswalks will be striped as shown on Sheet 5 of the CDP to
provide a designated route for pedestrians accessing the commercial center, all as requested by staff.

VII. Loudoun Department of Management and Budget

The Sterling Meadow applications propose to develop the following:

Table 1. Increase in Population ___. .
Flouring unit Type # of Units Population Generation Student Generation
Multi-Family Stacked (MFST)

_
172

__~
416

_— ._ .~
84

Total 172 416 84

Based on the 2017 Capital Intensity Factor (CIF), the projected increase in County population is 416
residents and 84 students as a result of the proposed rezoning at full build-out. Note that the student
generation methodology established in the FlC Guidelines differs from Loudoun County Public Schools
(LCPS) methodology.

Capital Facilities Impacts

Based upon the County's adopted 2017 Capital Facilities Standards (CFS), the following table outlines the
impact to the County's capital facilities based upon the projected population increases resulting from this
development at full build-out. This table lists facilities which are triggered in proportion to population, and
for which the demand for the facility is at least one one-hundredth (0.01) of a facility. There are other types
of facilities fhat are based on obtaining a certain number countywide (one animal shelter, five regional
parks, etc.) that because they are not triggered by population, are not included in the table. In addition, the
table focuses on facilities, and does not include the need for fire and rescue vehicles or transit vehicles.
The tab/e identifies the impact on capital facilities of this development.

Table 2. Impact on Capital Facilities
>~acilit`y ~ ~ ~ ~ ~ ~

-----
Facri9ty'Ir~pact ~5quare Feet

Fire &Rescue Station -East X0.02 299.7

General Government Support Facilities (sq, ft.) - 1,665.0
DS Residential Facility (beds) 0.07 239.9
MH Residential Facility (beds) 0.07 239.9
Park and Ride Lot (# of parking spaces) 4.79 -

Community Center 0.01 185.0

Senior Center 0.01 118.0
dult Day Center 0.01 55.1

Community Park 0.02 13.3

Neighborhood Park 0.04 16.6
Recreational Trails (# of miles) 0.17 -

Library 0.01 249.7

This development has an impact on capital facilities.
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As reference, Table 3 below provides the current and planned (in the FY 2019 — 2024 Adopted C(P) capital
facilities in the Potomac planning subarea, as well as facilities that are currently in deficit (or surplus).
Several types of public facilities in the Potomac planning subarea are currently in deficit.

Table 3. Current/Planned and Deficit Facilities in the Potomac Planning Subarea

Ga~ital Facilifiy with Ropulativn Standard Existing Facilities Planned Facil'i~ies in2D1°9
the Adopted CPP Estimated Qeficit

Sheriff Station - - 0.5
Fire &Rescue Station -East 1 - 0.9

DS Residential Facility (# of beds) 7 - 1.2
MH Residential Facility (# of beds) 12 - (3.8)
Park and Ride Lot (# of parking spaces) 318 - 237.4

Community Center - - 1.1

een Center - - 0.2

Senior Center 1 - (0.1)

duct Day Center - - 0.6

Community Park 1 - 0.9

Neighborhood Park 2 - 2.8

Recreational Trails (miles) 5 - 14.3

Library (sq. ft.) 30,400 - (1,024)

Numbers within parentheses in the deficit column indicate a surplus

Conclusion
The capital facility impacts projected from the Sterling Meadow (ZMAP-2019-0007, SPEX-2019- 0014,
ZMOD-2019-0013 & ZMOD-2079-0074) residential development has an impact on capital facilities, as
summarized in Table 2.

Response: As evidenced by Table 3 above, there are no planned CIP facilities in the Potomac Planning
Subarea, which includes the Property. So, although Table 2 notes minor impacts from the project, the
facilities proximate to the project are already constructed. Therefore, the Applicant has created a proffer
package that will infuse the immediate area with relevant and desired improvements: $90,000 toward the
trail deficit to construct 2,000 linear feet that is missing of the Tripleseven trail, improvements to the
Countryside Elementary School play equipment and outdoor space and funding for Potomac Falls High
School to make specific upgrades to its sport programs, among other things. In addition, the Applicant is
contributing $1,000,000 to the County of Loudoun Housing Trust, what we believe is an unprecedented
infusion of funding. Should the Board not desire the funding for the specific projects outlined in the proffers,
the Applicant will revisit the discussion about capital facility impacts.

VIII. DTCI, Transportation Planning &Traffic Enaineerinq Division — Rvan Sheran (August 29,
2019

Traffic Study
Comment 1 DTCI has reviewed the Applicant s TIS and finds it to be an acceptable evaluation of this
development as proposed.
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Response: Comment acknowledged and appreciated.

Roadway Network and Site Access

Comment 2 DTCI has no objection to the relocation of the two site entrances along Tripleseven Road
as shown on the CDP. The Applicant should commit to reconstruct the curb and pavement sections on
Tripleseven Road where the existing site driveways are to be removed.

Response: The Applicant has made this commitment in the proffers.

Bicycle and Pedestrian Facilities

Comment 3 As called for by the 2019 CTP, the Applicant should provide on-street bike lanes on
Tripleseven Road along the site frontage and extending north /west to the vicinity of Westwick Court and
south /east to the intersection of Palisade Parkway. This will require restriping of the existing pavement
along Tripleseven Road and may require some modification of signal heads on the existing traffic signal
at Tripleseven Road and Palisade Parkway due to realignment of travel lanes on the eastbound
(Trrpleseven Road) intersection approach.

Response: The Applicant proposes to convert one of the existing southbound thru lanes into an on-street
bike lane along the Property's frontage. This will allow bicyclists to travel past the property and turn onto
Pidgeon Hill Road or continue along the asphalt trail. As discussed with DTCI, without a bicycle lane on
Palisades Parkway to connect to, this option provides a safe route for cyclists.

Comment 4 The Applicant should ensure that a minimum six-foot wide pedestrian path /sidewalk
remains in place along the site's Tripleseven Road frontage, including realignment where needed to
accommodate redevelopment on the site. Curb ramps at both site entrances along Tripleseven Road
should be upgraded or replaced to meet current ADA standards including providing a detectable warning
surface.

Response: The Applicant has committed, in the proffers, to provide or maintain asix-foot wide pedestrian
path along the Property's frontage. The proffer has been expanded upon to address the curb ramps. The
trail is reflected on the CDP.

Comment 5 The Applicant should commit to providing pedestrian connections throughout the
development. Consistent with the 2019 CTP (Chapter 2, Countywide Bicycle and Pedestrian Policies,
Policy 2-2.7, Site Connections), connections should be made connecting building entrances, parking areas,
and other destinations within the sife and to the larger non-motorized network on the periphery of the site.

Response: There are strong pedestrian paths throughout the project. Please see Sheet 5 of the CDP that
shows the streets through the project with their five-foot wide sidewalks on both sides. Sidewalks or trails
are proximate to all the units providing a comprehensive network of pedestrian linkages that lead people
from Tripleseven Road through the project into the existing retail on the southern side.

Public Transit

Comment 6 There is existing local bus service along Tripleseven Road, and the potential exists for
increased ridership with the proposed redevelopment of this site for residential uses. As such, the Applicant
should commit to provide an ADA-compliant bus stop and shelter along the site's Tripleseven Road
frontage, of a location coordinated with DTCI staff. Per the 2079 CTP (Chapter 2, Countywide Transit
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Infrastructure Policies, Policy 2-3.7, Transit Toolkit), the shelter and associated components of the transit
stop should be designed consistent with the Transit Toolkit included in Chapter 2 of the 2079 CTP
document. If located outside of the public right-of-way, the shelter should be located in a public access
easement and maintained by the Applicant or designee as called for by the 2079 CTP (Chapter 2,
Countywide Transit Infrastructure Policies, Policy 2-3.19, Private Bus Shelters).

Response: The Applicant has added a proffer to provide a standard Loudoun County private bus shelter
along Tripleseven Road, with the exact location to be determined with DTCI prior to site plan approval.

Proffers

Comment 7 Per the 2079 CTP (Chapter 5, Proffer Policies, Policy 5-3.2, Potential Proffers), the County
actively seeks regional road and transit contributions from rezoning applications. Recently approved
residential rezoning applications have contributed $6,000 per dwelling unit towards regional road
improvements and $1,000 per dwelling unit towards transit improvements. DTC/ requests the Applicant
provide similar contribution amounts with the current application for use Towards future transportation
improvements in The vicinity of the site. DTCI notes that regional road and transit contribution amounts have
been reviewed for a possible increase, but that the levels noted above have not been adopted by the Board
of Supervisors. As such, the recommended amounts are advisory only and are not reflective of adopted
County policy at this time.

Response: The Applicant has proffered $625 toward regional transit and $5,000 to regional road
improvements, consistent with similar residential applications. The Applicant has proffered to install a bus
shelter for transit purposes and an off-site trail connection to better connect the northern communities with
transit and the schools. The value of those two proffered commitments are subtracted from the overall
transit and regional road contributions, as both projects, if funded by the Applicant, alleviates the County's
need to pay for them.

Sincerely,

Molly M. ovotny
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July 11, 2019

Richard W. Hancock
County of Loudoun
Department of Planning &Zoning
1 Harrison Street, SE, 3~d Floor
Leesburg, Virginia 20175

Re: Response to Comments on Sterling Meadow ZMAP-2019-0007, SPEX-2019-00'i4, ZMOD-2019-
0013 and ZMOD-2019-0014

Dear Rick:

This letter responds to the comments on the above-referenced application. The comments are included
below in italics with our response immediately following.

I. Loudoun County Department of Building and Development —Todd Taylor (June 3, 2019)

Requirements:

Comment 1 The modification request for Section 5-1414(A) in the statement of justification indicates
that the second request allows the existing mature vegetation to remain in place along the southern leg of
the property. To allow staff to evaluate the modification request, please provide information, including
photographs, describing the vegetation in this area. (R93Z0 6-1217(A)(2))

Response: With this submission, the Applicant has removed the portion of property that contained the
mature vegetation from the application area. Therefore, the Applicant no longer is requesting to use that
existing vegetation to meet planting requirements.

Recommendations:

Comment [ 1 he subject property drains to an unnamed tributary to the Potomac River. The County's
2009 Stream Assessment Project found the unnamed tributary to be "suboptimal" for habitat and "severely
stressed" for aquatic life. Impacts to water quality is a matter for consideration as part of a rezoning
application. P/ease provide information describing the stormwater management (SWM)/best management
practices (BMP) approach with the next submission. (R93Z0 6-1210(E)(5))

Response: The Applicant has added a note to Sheet 1 to address water quality. Please see Note 30.

Floodplain Management:

Comment 3 Pease update Note 12 to provide a Source of Floodplain Note as outlined below and
pursuant to Section 8.901.A.20 of the FSM:

"There is floodplain on the property that is the subject of this application. The current Flood Insurance Rate
Map (FIRM) of Loudoun County Community Panel Number for the property that is the subject of this
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application is 5T 107CO266E, effective February 77, 2017. The depicted boundary of the existing floodp/ain
is based on the FIRM"

Response: The portion of property that contained commercial parking spaces is the area that was slightly
encumbered by floodplain. We have removed that land from the application area. Note 12 notes that there
is floodplain near the property, which remains true.

Comment 4 The location of the floodplain limits reflected on the associated documentation does not
appear consistent with the revised FIRM. The limits of the floodplarn should be shown based on the
Floodplain Overlay District (FOD) as delineated on the Loudoun County GIS (WebLOGIS). Please be aware
that any development that occurs within the FOD may require that the appropriate application be submitted
(e.g., Floodplain Alteration or No Impact to Floodplain Narrative) to address the associated floodplain
impacts.

Response: Per the response above, there is no floodplain within the application area.

II. Loudoun Parks, Recreation and Community Services —Mark A. Novak (Mav 30, 2019)

Comment 7 No Proffers were submitted with this application to review.

Response: The Applicant has submitted proffers with this submission.

Comment 2 This project adds 184 residential units to the Potomac Sub-Planning Area, and offers no
contribution to public recreation. This application alone will have an immediate impact on existing and
planned public recreational facilities in the area. The adopted Capital Needs Assessment (CNA) 2027-2030
shows the following recreational needs associated with the Potomac Sub-Planning Area:

Three (3) Neighborhood Parks

The Applicant should demonstrate to Staff, the Planning Commission, and the Board of Supervisors how
the recreational and leisure needs of these new residents will be met without further taxing the existing
public recreational facilities in eastern Loudoun.

Response: The Applicant has programmed four active recreation spaces on site, providing a variety of large
and small gathering spaces for its residents. The provision of nearly an acre of open and programmed
~~ar_.e within the rrnjer_.t, whir_.h will inrli_id? at least nnP tnt Int and a brass Mayfield and may inrli.ide sur.h
things as a dog park, will more than meet the recreational and leisure needs of the new residents. An
additional two passive parks are also planned and shown on the concept plan.

Comment 3 Under Issues for Consideration for the Rezoning to the R-76 ADU Zoning Districts (Section
6-7210 (E)) #4. The applicant states, "The development will provide almost an acre of programed active
and passive recreational uses for the resident's enjoyment".

The concept development plan identifies active recreational space but, no passive. Please provide more
information on what is proposed for active and passive.

Response: The concept plan clearly identifies four separate active recreational spaces strategically located
such that nearly every residential unit is adjacent to one of the four areas. Additional pocket parks with
seating areas and landscaping are located to encourage residents to get outside and enjoy a more passive
environ.
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Loudoun Historic Preservation/Archaeolocty —Heidi E. Siebentritt (June 4. 2019

The subject property has been completely developed and the Phase 1 cultural resource survey requirement
was waived for this application. There are no outstanding heritage resource issues.

IV. Loudoun Countv Public Schools —Sara Howard O'Brien (Mav 6, 20191

Comment 7 School Board staff has reviewed the referenced applications for Sterling Meadow. Based
on 2018 Loudoun County Public Schools (LCPS) student generation factors, the proposed 184 multi-
familyresidential units will generate a total of 54 school-age children upon build-out: 24 elementary
school-age children (grades K-5), 13 middle school-age children (grades 6-8), and 17 high school-age
children (grades 9-12). The attached assessment outlines the operational and capital impact of the
project on LCPS.

Response: With the reduction of the units to 172, the school generation numbers reduce by four.
According to the Loudoun County Public School Board Adopted FY 2020 - FY 2025 Capital Improvement
Program Capital Asset Preservation Program, all three schools that will serve the site are expected to
experience a decline in student capacity over the course of the next six academic years, a trend we
expect will continue given the nature of the existing neighborhoods that feed those schools. Therefore,
we anticipate a negligible impact on the existing school system. The only school with capacity concerns,
is the high school, and we don't expect the potential introduction of 16 students, at full build out, will
negatively impact the student experience.

V, Virginia Dept. of Transportation — Clvde Wallace (June 10, 20191

Comment 7 No objection.

Response: Comment acknowledged and appreciated.

Comment 2 All new development access will need to meet the access management standards,
regulations and design standards for minor arterials, collectors, and local streets. The design standards
govern the design of intersections, turn lanes, and entrances as well as providing spacing standards for
entrances, intersections, crossovers, and traffic signals on minor arterials, collectors, and local streets.

C~esponse: Comment acknowledged and understood.

Comment 3 A detailed geometric and drainage review for fhe site will be provided at the site plan stage.

Response: Comment acknowledged and understood.

V. Loudoun Department of Planning and Zoning — Rory L. Toth (June 6, 2019)

A. Zoning Ordinance Comments

Comment 1 Section 3-602. Explain in the SOJ and demonstrate on the CDP how this application
conforms to the requirements of this section as it pertains to being planned or served by public transit or
designated for public transit in the Comprehensive Plan.
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Response: The property is served by the Countryside Connector, Route 81, which passes in front of the
project on Tripleseven Road. Loudoun County Transit operates this bus and a bus stop is located
i mmediately north of the project site. We have included the route map and timetable as an attachment to
this letter. We have incorporated this information into the SOJ.

Comment 2 Section 3-603(6). This Section of the Zoning Ordinance lists multi-family dwelling units as
a permitted use. The Applicant has stated in their SOJ and on fhe CDP/SPEX plat that they are proposing
multi-family stacked units (2/2s). /f it is the intent of the Applicant to provide this specific type of unit, it
should be included in the form of a proffer.

Response: The Applicant has identified the residential units as "multifamily stacked" in the proffer
statement.

Comment 3 Section 3-608(6). The Applicant requested a modification to this Section of the Zoning
Ordinance to eliminate the berming and screening requirement for parking between buildings and streets.
See the Modifications Section of this referral for discussion on this matter.

Response: We have addressed this comment in the modifications section below.

Comment 4 Section 3-610. As the proposed units will access the proposed R-16 zoning district via
private streefs through the existing PD-CC-SC zoning district, a public access easement must be placed
over such private streets.

Response: The property was originally developed under a comprehensive development plan that included
access easements across the internal drive aisles. With the redevelopment, these easements will be
revised to align with the new travelways through the residential project. The Applicant has added a proffer
that it will record public access easements across its private streets. Recognizing that commercial traffic
will traverse the private streets, we have added a modification to Zoning Ordinance Section 1-205(A) and
3-610(A) to allow commercial traffic on private streets.

Comment 5 Section 5-1300. Add a note to the CDP stating that each site must meet the minimum
required tree canopy requirements.

Response: This note has been added to Sheet 1. Please see Note 32.

Comment 6 Section 5-1407(A) and 5-1414(A). Staff nntPs that the Apnlirant ~?rnrn.ced to mn~Jify the
buffer and screening requirements of these sections to reduce and/or eliminate certain buffer and screening
requirements. See the Modifications section of this referral for additional discussion on this matter.

Response: We have addressed this comment in the modifications section below,

Comment 7 Section 7-104 (B) and (C). The Applicant states that 12 ADUs will be provided in multi-
familystacked dwelling units. Add a note to the CDP to state that ADUs shall be of a building type and of
an architectural style compatible with residential units permitted within the zoning district and interspersed
among market rate units in the proposed development. Further, please provide a note that pursuant to
Section 7-704(8), dwelling dimensions and the number of bedrooms shall meet the requirements
established by the Affordable Dwelling Unit Advisory Board pursuant to the Codified Ordinance.

Response: This note has been added to Sheet 1. Please see Note 33. With this submission, we have
reduced the total unit count to 172, which results in the provision of 11 ADUs.
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Commenf 8 Sections 7-903(C)(2)(b) and 7-903(C)(2)(c). Staff notes that the Applicant proposes to
modify the minimum side yards for corner lots and the minimum rear yard requirements of the R-76 ADU
zoning district. Both the minimum required yards and modified yards need to be drawn on the SPEX plat
and CDP. See the Modifications section of this referral for additional discussion on this matter.

Response. The Applicant's revised layout has eliminated the need for these requested modifications.

Comment 9 Section 7-903(E). The CDP shows the approximate location of required active recreation
space within the development. Staff notes that some required recreation areas are located within a required
buffer and should be relocated as they are not a permitted use in a buffer yard.

Response: The active recreation areas are now all outside of required buffers.

Comment 10 Section 6-1215(F). The Applicants SOJ states that the proposed development contains
almost an acre of open space (passive and active). Clearly show the location of both active and passive
open space on the CDP/SPEX plat.

Response: Sheet 5 clearly shows the active recreation (35,200 SFj and the passive recreation (148,000
SF) spaces.

Comment 71 Staff notes that a draft proffer statement was not provided for review with the first referral
of the applications. Once this document is provided, Staff may provide additional comments.

Response: A proffer statement is included with this submission.

Comment 12 Staff recommends that the Applicant provide a status of proffers approved with ZMAP-
1994-0004 and ZMAP-1996-0005 to determine whether said proffers have been fulfilled. Staff may have
additional comments at next referral.

Response: The perimeter transportation improvements to Tripleseven Road that were required with the
earlier rezonings have been fulfilled. The traffic signal at Tripleseven and Palisades Parkway is installed.

Comment 13 The rezoning application is removing parking associated with other commercial/retail uses
in the vicinity. Demonstrate that the minimum number of parking spaces required by the Zoning Ordinance
are still provided for the commercial/retail uses that are to remain.

Response: The application area has been revised with this submission to delete the drive aisle and
commercial parking spaces from this rezoning. As such, a portion of PIN 029-40-8502 would not be
rezoned nor integrated into this residential project. The travelway and existing parking on that excluded
portion would all remain as is. The required parking to serve the remaining commercial uses is untouched
with this application.

B. Section 6-121- Zoning Map Amendment Criteria

Comment 7 Section 6-1210(E)(1). Staff defers comment to the Comprehensive Planning Division as
to whether the density and zoning district proposed in this application are in conformance with the
Comprehensive Plan.

Response: Comment acknowledged.
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Comment 2 Section 6-1210(E)(3). Staff defers to the Department of Transportation and Capital
Infrastructure and Loudoun Water regarding adequate sewer, water, transportation and other infrastructure
needed to adequately serve the proposed uses.

Response: Comment acknowledged

Comment 3 Section 6-1210(E)(5). The CDP does not definitively address the treatment of stormwater
nor the location of such facilities within the proposed development. In addition, the Applicant's justification
for one of the ZMODs of Section 5-1414(A) states that the zoning modification allows existing mature
vegetation to remain in place along the southern leg of the property as this portion of the property will remain
unchanged with the application. In order for Staff to evaluate the modification request, the Applicant needs
to provide additional information, including photographs, regarding the existing vegetation to be retained.

Response: The Applicant has added a Water Quantity and BMP narrative on Sheet 1 (Notes 30 and 31).
The modification that requested using the existing, mature vegetation to meet the landscaping requirements
has been eliminated. The southern leg of the property is no longer including within the application land
area.

C. CDP/SPEX Plat Issues

Comment 1 !n general, it appears that vehicles associated with existing commercial/retail uses adjacent
to the proposed multi-family stacked dwelling units will have to travel on residential private streets to get
access to areas such as loading and service areas. Per Section 3-610(A), this is not permitted in the R-16
zoning district. Revise the design of the development accordingly.

Response: The existing loading to the rear of the commercial buildings needs to remain and access must
be maintained. The Applicant has revised the layout such that no units back to the loading space and has
provided additional landscaping to screen the back of house operations that exist. The Applicant has added
a modification to seek relief from Section 3-610(A) to allow this existing condition to remain.

Comment 2 An area shown on the CDP/SPEX plat located adjacent to Pidgeon Hill Drive is proposed
to be rezoned to R-76 and is currently developed with parking and entrances for the existing PD-CC-SC
development. A note on the plan set states that existing parking to remain. Staff questions why this area is
being included as part of the area being remapped to R-76 as it appears if will continue to serve the PD-
CC-SC development commercial uses and should remain FD-CC-SC. Staff nines (lial harking with/n a
proposed R-76 zoning district cannot be used fo park uses within the PD-CC-SC zoning district.

Response: The Applicant has removed this area from the rezoning application. As noted in the proffers
and SOJ, only a portion of PIN 029-40-8502 is now subject to the residential rezoning. The existing
commercial spaces will remain zoned PD-CC-SC.

Comment 3 Revise Note 3, Sheet 7 to clearly state that the zoning map amendment application
proposes to remap the subject properties to R-16 under the Revised 7993 Loudoun County Zoning
Ordinance.

Response: Note 3 has been updated as requested.
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Comment 4 Clarify if the properties that are to be rezoned to R-16 will be subdivided in the future as
the Applicanf's zoning modification request is to modify the side corner lot yard from 25- feet to 14 feet.
Delineate on the CDP/SPEX plat were the proposed modified 74-foot yard is located.

Response: In redesigning the site with this submission, the Applicant was able to eliminate this modification
request.

Comment 5 Revise General Note 12, Sheet 1 to add a note to the plat to state that the subject property
contains minor floodplain and is subject to the Floodplain Overlay District regulations of Section 4-1500 of
the Zoning Ordinance. Delineate the minor floodplain on the CDP/SPEX plat.

Response: With the removal of the southern leg of the property from the application, the floodplain no
longer encumbers the area subject to this application. The floodplain is adjacent to the area being rezoned;
it is not within the application area.

Comment 6 General Note 20, Sheet 7 is vague. Revise to state that the location of roadways, open
space and lot layout will be in substantial conformance with fhe CDP and administrative and minor changes
to the CDP may only be completed pursuant to Section 6-1216(A) or Section 6-1276(8) of the Zoning
Ordinance.

Response: Note 20 on Sheet 1 has been clarified, as requested.

Comment 7 Provide the width of the proposed trail along Tripleseven Road. Staff recommends that a
commitment to construct the trail be included in the form of a proffer.

Response: There are portions of an existing 6-foot asphalt trail along Tripleseven Road. The Applicant will
fill in the missing trail segments with matching 6-foot wide segments to create a cohesive trail along the
entirety of the property. Please see Sheet 5.

Comment 8 In the Zoning and Area Tabulations Table on Sheets 5 and 5A, revise the language in the
Provided Parking section as "The Proposed Number of Parking Spaces will meet or exceed the minimum
number of parking spaces required by the Revised 7993 Loudoun Countv Zoning Ordinance."

Response: This change has been made as requested.

D. Toning Modifications and Modifications of ADU Required Yards by SPEX

Comment 1 Section 3-608(8). Off Street Parking.

Staff Analysis: The Applicant stated that their proposal is more urban in nature and further states it is
imperative to provide unobstructed lines of site to all parking spaces. Explain what features proposed with
the development are of a more urban design. Staff could support this modification provided commitments
to the urban design are made in proffers and features such as additional sidewalks and crosswalks are
provided in the parking areas.

Response: As an infill project in an opportunity area for redevelopment, the project has been knitted into a
fully developed commercial area. The stacked multifamily units are served by garage spaces, parallel
spaces anc~ head-in parking spaces. Thiere are no large, surface par+cing lots at the project. Sidewalks are
proposed along all internal streets that are not encumbered by driveways. A trail network through the larger
active recreation area provides a strong pedestrian path linking one side of the project to the other.
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Comment 2 Section 5-7407 (A). Buffer Yard and Screening Requirements. Location.

,staff Analysis: Existing commercial/retail uses adjacent to the proposed multi-family stacked dwelling units
will have to travel on residential private streets to get access to areas such as loading and service areas.
In addition, several units appear fo face the rear- side of the existing retail uses where the service areas
and dumpsters are located. The buffer as proposed does not adequately mitigate the impact on fhe multi-
familystacked dwelling units.

Response: To address staff's concern, the Applicant has revised its layout so that residential units no
longer face the rear-side of the existing retail uses across the drive aisle, The redesign also allowed the
loading space and relocated screened dumpster area for the existing retail to be located outside of the drive
aisle. Additionally, the Applicant has greatly enhanced the landscaping adjacent to the commercial
buildings.

Comment 3 Section 5-1414 (A). Buffer Yard and Screening Matrix.

Staff Analysis: Regarding the first modification request, a portion of the property shown on the CDP/SPEX
plat located adjacent fo Pidgeon Hill Drive is proposed to be rezoned to R-76 and is currently developed
with parking and entrances for the existing PD-CC-SC retail development. A note on the plan set states
that existing parking will remain. Staff questions why this area is being included as part of the area being
remapped fo R-16 as it appears it will continue to serve the PD-CC-SC development commercial uses and
should remain PD-CC-SC. Staff notes that parking within a proposed R-76 zoning district cannot be used
to park uses within the PD-CC-SC zoning district. Therefore, a modification would not be necessary.

Regarding the second modification request, the Applicant's justification states that the zoning modification
allows existing mature vegetation to remain in place along the southern leg of the property as this portion
of the property will remain unchanged with the application. In order for Staff to evaluate the modification
request, the Applicant needs to provide additional information, including photographs, regarding the
existing vegetation to be retained and to determine if the existing vegetation is and will remain viable. !f it
is determined that the existing vegetation is healthy and viable, it should be included in the form of a proffer
and shown on the CDP. Staff may have additional comments at next referral.

Response: The Applicant only needs one modification to Section 5-1414 (A), as the southern leg of the
property is no longer part of the application, so the parking within that area that serves the retail will remain
zoned PD-CG-SC. And, since the southern leg of the property is no longer part of the application, the
modification to use existing vegetation for the buffer along Pidgeon Hill Drive in front of the retail is no longer
needed; it has been removed from the application. The remaining modification to Section 5-1414(A) is
only for relief along a 17-foot section, where a driveway precludes plantings. As shown on Sheet 5 of the
CDP, there is 173 feet where a Type 1 Side/Rear buffer should be planted. The Applicant is able to plant
156 linear feet with the required Type Iside/rear buffer, but the driveway precludes planting along the
remaining 17 feet. The Applicant will plant the required quantity of plantings, which will be a mix of canopy
and understory trees to meet the Zoning Ordinance and FSM landscape requirements, despite those
plantings being located across a shorter stretch of property.

Comment 4 Sections 7-903(C)(2)(b) and 7-903(C)(2)(c). Modification to R-16 ADU Minimum Corner
Lot Side Yards and Rear Yards via SPEX per Section and 7-903(C)(3).

Staff Analysis: The Applicant's justification includes discussion of increasing the amount of common area
for residents by reducing the yards and provides the maximum available space for formal and informal
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events. Sfaff cannot support Phis modification at Phis time as the Applicant has not demonstrated and the
CDP/SPEX plat does not show the amount of common area and/or open space proposed nor the amount
of open space gained by decreasing the required yards. Demonstrate how the modification of these
regulations meets or exceeds fhe public purpose without increasing density on the property.

Response: The Applicant was able to revise the site layout to eliminate the need for these modifications.

VI. Loudoun Countv Fire and Rescue —Maria Figueroa (June 7, 2019)

Comment 1 The Fire and Rescue Planning Staff has no comments.

Response: Comment acknowledged and appreciated.

VII. Loudoun Department of Management and Budget —Erin McLellan (June 3, 2019)

Comment 1 The capital facility impacts projected from the Sterling Meadow (ZMAP-2079-0007, SPEX-
2099- 0074, ZMOD-2019-0013 & ZMOD-2079-0014) residential development are negligible and do not
trigger fhe need for any new facilities.

Response: Comment acknowledged and appreciated.

VIII. Loudoun Department of Fire and Rescue Fire Marshal's Office —Kevin Federline (May 31, 2019)

Comment 7 On sheet 5 under zoning requirements for R-16 multi-family residential dwellings and
ADU's, provided yard separation is reduced to 10 feet between buildings. This separation is well below the
fire code standards and the current endorsed separation distance from the Fire Marshal's Office. The intent
of greater separafions distance is to provide fire suppression access on all sides ofstructures/arrangements
and reduce the likelihood of the spread of fire to adjacent properties. This is why the Fire Marshal's Office
is opposed to any exception that allow non-sprinklered combustible buildings and building features to be
built with reduced separations of less than 20 feet between habitable structures.

Response: The Applicant has removed this modification request. The building separation now meets the
Ordinance standard.

IX. Loudoun County Health Department —Jason R. Purdy (May 30, 2019)

Comment 1 Staff supports approval of the application.

Response: Comment acknowledged and appreciated.

X. Loudoun Department of Family Services —Rebekah Kinq (June 4, 2019)

ADUs.

Comment 1 The Application proposes to provide up 72 ADUs which would be approximately 6.25% of
the total proposed number of residential housing units. The Application does not indicate where the
Affordable Dwelling Units (ADUs) will be located within the development. DFS recommends that the ADUs
be dispersed throughout the development in al/ unit types, proportional to the composition of market-rate
units in terms of number of bedrooms. The Department of Family Services recommends that the ADUs
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provided also include one or two upper units in the stacked units to ensure access to units more
appropriately sized for young families.

Response: The Applicant has added Note 33 to Sheet 1 to commit to intersperse the ADUs throughout the
development and ensure that the units will be compatible with the market-rate units.

Unmet Housing Needs

Commenf 2 The Application does not discuss potential pricing of the units, which makes it difficult to
determine if the development will achieve a diversity of housing prices as the Application claims.
Additionally, the Application does not mention the Unmet Housing Need of the development and the Counfy
as a whole.

The Application discusses the benefit of providing additional residential units to support walkability to
proximate commercial uses and that the development would provide "diversity in housing opportunities."
The Application also describes how the rezoning will address the "dearth of housing diversity options
available, especially at lower price points."However, the Application does not contain specific information
or data to support those claims.

DFS recommends that the development include units beyond the required ADUs to address the full
continuum of Unmet Housing Needs. While the Application proposes that stacked multifamily units provide
a diversity of housing types and prices, the size or type of a unit does not guarantee affordability. DFS
recommends including either additional homeownership units affordable at ADU income levels (30% - 70%
AMl) or Affordable Market Purchase Program (70% - 700% AMI) income levels.

Response: The Applicant met with DFS on July 10 about this request and has added a cash proffer toward
unmet housing units. The Applicant has taken 6.25 percent of it market rate units, which is 10, and provided
a subsidy of $30,000 for each unit, which results in a contribution of $300,000 toward unmet housing units.
This contribution will be prorated with each unit, resulting in a per unit contribution of $1,744. The County
can use that money to help address affordability at ranges beyond the ADU income levels of 30 percent to
70 percent. In regards to the constructed units, stacked townhomes are the most cost affordable entry
point to home ownership. As discussed with DFS, the Applicant studied numerous layouts for the property,
including multifamily, a combination of multifamily and two-over-twos, and other configurations including all
townhouses, and a mixture of townhouses and two-over-twos. The irregular shape of the property made
other layouts inefficient. This layout provides an efficient plan, maximum density and a price point on the
low end of the for-sale spectrum, of which there i~ little for Talc currently in the County.

Other Comments

Comment 3 DFS encourages the consideration of additional density in the proposed development,
given its location, which could also lead to more ADUs. DFS also wants to make sure the proposed
residential development is well-connected in terms of pedestrian, bicycle and transit access to the existing
community, and that the design of the proposed residential development ensures quality of life for future
residents in terms of how it fits with the adjacent commercial development.

Response: Per reasons listed above, the Applicants proposed two-over-two units are the most appropriate
type to meet DFS' density goals. The project is interspersed with sidewalks and trails and the Applicant
has committed to install the missing links of the existing 6-foot wide trail along Tripleseven. The property
is served by the Countryside Connector bus service, Route 81.
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Comment 4 DFS also would like to see more diversity of unit types. In stacked units, any household
with mobility challenges cannot take advantage of the upper units. Accessibility is very difficult to provide
in stacked units, and given the County's growing aging population, DFS would like to see a more diverse
mix of unit types.

Response: Per reasons discussed with DFS at a meeting July 10, the size and shape of the property limit
development options and result in asingle-product type. Stacked townhomes are very attractive units to
first time homebuyers, and provide a good affordable option for those looking to buy, instead of rent.

Comment 5 The Department of Family Services does not support this Application because it does not
clearly provide for a diversity in housing prices or housing type consistent with Plan policies. Because the
County's rent and mortgage costs are out of step with household income, care must be given to ensure that
affordable places to live are wifhin the reach of the workforce.

Response: The Applicant met with DFS and will continue to engage with the department to try and integrate
creative solutions to address their goals of providing a diversity of housing within the County. One such
solution the Applicant has already committed to is a per-unit cash contribution of $1,744 per residential unit
toward unmet housing needs.

XI. Loudoun Water —Dominic Powers (June 3, 2019)

Comment 7 Please be advised, Loudoun Water is concerned that the existing sanitary sewer
downstream of the proposed development may be inadequate to serve the increased sewer demands of
the proposed development. Therefore, a sanitary sewer capacity analysis of the existing system, will be
required in support of the construction plan. Any resulting improvements will be the responsibility of the
applicant.

Response: Comment acknowledged and understood.

Commenf 2 Please be advised, a hydraulic water model analysis will be required to determine the water
main sizing and system interconnection to serve this development. This will be required in coordination
with the construction plans.

Response: Comment acknowledged and understood.

Comment 3 Should offsitc casements be required to serve the pruNu~ed c/evelopmenf with water and/or
sanitary sewer service, acquisition of such easements will be the responsibility of the applicant.

Response: Comment acknowledged and understood.

Comment 4 Public water and sanitary sewer service would he contingent upon the developer's
compliance with our Statement of Policy; Rate, Rules and Regulations; and Engineering Design Manual.

Response: Comment acknowledged and understood.

Comment 5 We encourage the applicant to schedule apre-submission meeting with Loudoun Water
as part of preparing the construction plans.

Response: Comment acknowledged and understood
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XII. Loudoun Department of Plannina —Randall Farren (June 11.2019

Land Use

Comment 7 Although the proposed residential development exceeds the residential density anticipated
in this area under the RGP, it may be appropriate in this area as an infill project considering similar
residential densities in adjacent developments. Community Planning Staff notes that detailed analysis of
the proposal's conformance with the draft Plan is premature considering the ongoing review process and
pending Plan adoption.

Response: With the adoption of the Loudoun County 2019 Comprehensive Plan, the Applicant looks
forward to staff's analysis of its proposal as an infill project within the Suburban Mixed Use place type. First
and foremost, the Suburban Mixed Use place types calls for a mix of residential, commercial and office
uses. When looked at holistically with other properties within this place type along the north side of Route
7, the Applicant's proposal to add residential to an established commercial corridor achieves this goal of
mixed use. Furthermore, the project is identified in the newly adopted comprehensive plan as a targeted
area of redevelopment and meets the criteria identified in Strategy 2.1.A.1. that allows properties designated
as Suburban Mixed Use to develop according to the Suburban Compact Neighborhood place type
standards. As such, density is targeted at 8-24 dwelling units per acre. The Applicant's proposal is for just
shy of 17 units per acre.

Parks/Open Space &Public/Civic

Commenf 2 Community Planning Staff recommends reconfiguring the layout of the site to ensure that
a minimum area of 3.38 acres of open space is provided to comply with current Plan policy. Staff also
requests additional details regarding the intended funcfion or use of identified open space areas,
recognizing that 2.54 acres should be interior space consisting of active, passive, and/or nafura/ areas.

Response: The recently adopted Loudoun County 2019 Comprehensive Plan calls for 15 percent of a
project to be open space, this includes all passive and recreational spaces, community, natural,
environmental and heritage. The Applicant is providing nearly an acre of active recreation space as
illustrated on the plan set and detailed in this letter and the proffers, and an additional 148,000 square feet
of open space, such that approximately 40 percent of the site's total 10.25 acres is in open space, far
exceeding this plan policy. The standards referenced above are from the Revised General Plan, which no
longer guides development on the property. In keeping with the guidance of the Suburban Compact
Neighborhood, the Applicant is establishing a 100 percent residential project, that will support the adjacerii
commercial uses, and is supported by the integrated open space.

Commenf 3 Community Planning Staff recommends showing at least 7.13 acres of public and civic
space on the CDP.

Response: As noted above, the newly adopted Loudoun County 2019 Comprehensive Plan, envisions
Suburban Compact Neighborhoods as 100 percent residential projects, with no more than 15 percent non-
residential uses, as an option. No public or civic space is required in this place type. The above comment
is referring back to the Revised General Plan, which is no longer the governing document.

Unmet Housing Needs

Commenf 4 Community Planning Staff recommends the applicant include addifiona! dwelling units
beyond fhe required ADUs to address Plan policy regarding unmet housing needs. Staff also encourages
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the Applicant to consider incorporating housing for special needs populations as well as universal design
principles into the project.

Response: The Applicant met with DFS and will continue to engage with the department to try and integrate
creative solutions to address their goals of providing a diversity of housing within the County.

Capital Facilities

Comment 5 The anticipated capital facility impacts of the proposed development should be mitigated
according to Plan policy as calculated in the worksheet provided as Attachment 7.

Response: In its referral, the County's Office of Management and Budget determined sufficient capital
facilities exist to serve the project such that no capital facility contributions are needed from the Applicant.
The County assesses capital facility fees to fund the cost of providing infrastructure, such as schools and
libraries, not to pay for ongoing operational expenses. Given the infrastructure is already in place for the
proposed units, mitigation, through a cash proffer, is unnecessary, unwarranted nor supportable.

Open Space Preservation Program

Comment 6 Staff recommends the applicant contribute land or provide an open space easement
contribution consistent with Plan policy, recognizing that the current market values to purchase open space
within the Potomac Community may exceed the range of previous contributions.

Response: The recently adopted Loudoun County 2019 Comprehensive Plan has revised this policy and,
in the Suburban Policy Area, now only links low-density projects to the Open Space Preservation Program.
Projects with densities greater than 4 units per acre, such as Sterling Meadow, are no longer guided by this
plan policy. No open space easement contribution is anticipated under the current Plan policy.

Stormwater

Comment 7 Community Planning Staff recommends the applicant provide additional information
regarding stormwater management on the site. Staff further recommends that the applicant commit to the
use of LID techniques to minimize adverse effects associated with stormwater.

Response: Notes 30 and 31 have been added to Sheet 1 of the plan set to address stormwater
management.

Forest, Trees, and Vegetation

Comment 8 Community Planning Staff requests additional information regarding the vegetation
intended to be retained per ZMOD request 4 on Sheet 5 of the Concept Development Plan, as revised April
75, 2079.

Response: The vegetation to be preserved was along Pidgeon Hill Drive in front of the existing retail. This
southern leg of the property is no longer part of the application and the modification is no longer needed.

Recommendations

Comment 9 Although the proposed residential density exceeds RGP plan policy for Residential
neighborhoods, the request meets other plan policy provisions for infill and redevelopment proposals, which
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would anticipate the requested density based on adjacent residential densities. Capital facility impacts and
environmental impacts should be mitigated and the application materials should be revised to meet open
space preservation program policies.

Response: As explained in response to Comment 1 above, the Applicants proposal fits squarely within
the recommended density for Suburban Compact Neighborhood, a place type afforded to the property
because of its designation as an opportunity site for redevelopment.

This completes our formal responses to all comments received to date. As always, should you have any
questions or need additional information from us, please do not hesitate to ask.

Sincerely,

Molly .Novotny
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