
Date of Meeting: September 15, 2020 
 

# 8 
 

BOARD OF SUPERVISORS 
BUSINESS MEETING 

ACTION ITEM 
 
SUBJECT: ZMAP-2019-0018, Proposed Amendment to the Zoning 

Map Regarding Expansion of the Quarry Notification (QN) 
Overlay District 

 
ELECTION DISTRICTS: Catoctin and Ashburn 
 
CRITICAL ACTION DATE: At the pleasure of the Board 
 
STAFF CONTACTS: Josh Peters, AICP, Project Manager, Planning and Zoning 
 Alaina Ray, AICP, Director, Planning and Zoning 
 
PURPOSE: To consider amending the Quarry Notification (QN) Overlay District of the Loudoun 
County Zoning Map (Figure 1, below) to reflect changes to quarrying operations by land 
development application, ZCPA-2019-0001, Luck Stone West Quarry (the Luck Stone 
application), which was approved (9-0) by the Board of Supervisors (Board) on February 18, 2020.  
 
RECOMMENDATIONS: 
 
Planning Commission: At the December 12, 2019, Planning Commission (Commission) Work 
Session, the Commission forwarded (8-0-1: Scheel absent) the application to the Board with a 
recommendation of approval. The Commission’s recommendation was made in conjunction with 
the recommendation to approve ZCPA-2019-0001, Luck Stone West Quarry. 
 
Staff: Staff recommends approval of the subject application in order to maintain consistency with 
the Zoning Ordinance. Staff notes that a boundary line adjustment application (BLAD-2019-0032) 
that was pending at the time that the Board approved ZCPA-2019-0001, Luck Stone West Quarry, 
has since been completed on July 28, 2020, allowing for action on the subject application. 
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Figure 1: Proposed Amendments to the Zoning Map 

QUARRY D 
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BACKGROUND: At the October 17, 2019, Board Business Meeting, the Board adopted a 
Resolution of Intent to Amend (ROIA) (Attachment 1)1 directing staff to initiate the processing of 
the amendment proposed by ZMAP-2019-0018, in consideration of the related Luck Stone 
application, which would change the limits of approved quarry uses. 
 
The QN Overlay District establishes the area within which prospective property buyers must be 
notified that they are in close proximity to a quarry and may be impacted by quarry operations and 
blasting. The proposed QN Overlay District expansion area would expand the existing notification 
area for Quarry D in a westerly direction from the existing quarry site. Whereas the existing 
notification area for Quarry D currently is located completely on the east side of Sycolin Road 
(Route 643/625), the expanded notification area is proposed to also encompass a few properties 
located on the west side of Sycolin Road. Approximately 57 properties will become subject to the 
QN Overlay District through the proposed expansion area to the west, while approximately 42 
properties would be removed due to the proposed removal of quarry uses to the south. 
 
The proposed QN Overlay District amendment also includes corrections to minor mapping errors 
that occurred in past amendments. These minor amendments to the QN Overlay District are 
necessary to maintain consistency with the Revised 1993 Loudoun County Zoning Ordinance 
(Revised 1993 Zoning Ordinance) by continuing to encompass properties located within 3,000 feet 
of parcels that are approved for quarry uses and to eliminate properties that are no longer in such 
proximity. 
 
Reflecting Proposed Changes of the Luck Stone Application: The approved Luck Stone 
application provided for a number of changes to an active quarry operation including both an 
expansion and contraction of existing quarry approvals, as well as a boundary line adjustment 
(BLAD) that together result in changes to the parcels that are approved for quarrying uses. Whereas 
the QN Overlay District is established by measuring 3,000 feet from properties (measurement is 
taken from the property line) that are approved for quarry uses, it is necessary to update the QN 
Overlay District boundaries to reflect the approved Luck Stone application. 
 
Corrections of Past Mapping Errors: Whereas the QN Overlay District is established by measuring 
3,000 feet from properties that are approved for quarry uses, a previous QN Overlay District 
amendment incorrectly measured 3,000 feet from the limits of the approved quarry pit in certain 
areas of the Luck Stone West Quarry, which resulted in omitting a small number of properties 
from being included in the QN Overlay District. 
 
Planning Commission: The Commission held a public hearing on November 19, 2019. Staff 
provided a joint presentation to address the subject application along with the related applications 
Luck Stone West Quarry (ZCPA-2019-0001, ZCPA-2019-0012 & SPEX-2019-0004) and 

 
1Complete action item for October 17, 2019, Board of Supervisor Business Meeting Item #8, Resolution of 

Intent to Initiate a Zoning Map Amendment (ZMAP) Pursuant to Section 6-1200 of the Revised 1993 Zoning 
Ordinance to Amend the Boundaries of the Quarry Notification (QN) Overlay District Associated with the Luck 
Stone West Quarry 

https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/368061/Item%2008%20ROIA%20Boundaries%20of%20QN%20Overlay%20District.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/368061/Item%2008%20ROIA%20Boundaries%20of%20QN%20Overlay%20District.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/368061/Item%2008%20ROIA%20Boundaries%20of%20QN%20Overlay%20District.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/368061/Item%2008%20ROIA%20Boundaries%20of%20QN%20Overlay%20District.pdf


Item 8, ZMAP-2019-0018, Proposed Amendment to the Zoning Map Regarding  
Expansion of the Quarry Notification (QN) Overlay District  

Board of Supervisors Business Meeting 
September 15, 2020 

Page 4 
 
 

Luck/Hayden/Loudoun Water Property (ZMAP-2019-0003 & SPEX-2019-0003) given the 
relatedness of the items. No members of the public spoke during the public hearing. The 
Commission’s discussion focused on the applicant-initiated items, but also contemplated the net 
change in properties within the QN Overlay District that would result from approval of the 
applications (the net change is approximately 15 additional properties). The Commission 
forwarded (9-0) the applicant-initiated applications to a future Work Session for discussion and 
revisions, but did not require revisions to the proposed QN Overlay District amendment. 
 
At the Commission Work Session on December 12, 2019, the Commission forwarded (8-0-1: 
Scheel absent) the application to the Board with a recommendation of approval. This 
recommendation by the Commission is consistent with the Commission recommendation to 
approve ZCPA-2019-0001, Luck Stone West Quarry, which as described above, seeks to amend 
previously approved limits to a quarry operation, and gives cause for the subject QN Overlay 
District amendment. 
 
Board of Supervisors: The Board held a public hearing on February 12, 2020. Staff provided a 
joint presentation to address the subject application along with the related applications known as 
Luck Stone West Quarry and Luck/Hayden/Loudoun Water Property. The Board’s discussion 
focused on the two applicant-initiated items. No members of the public spoke with regard to the 
QN Overlay District. The Board forwarded (9-0) the QN Overlay District application to a future 
Business Meeting for action, pending resolution of BLAD-2019-0032, as noted above, which was 
completed on July 28, 2020. 
 
Staff has not received any comments on the Loudoun Online Land Application System (LOLA). 
The staff reports and associated attachments can be viewed online on LOLA at 
www.loudoun.gov/lola; search “ZMAP-2019-0018.” 
 
OUTSTANDING ISSUES:  
 
There are no outstanding issues with the proposed QN Overlay District amendment. The pending 
BLAD (shown in Figure 1) has been completed, and as such, the applications may appropriately 
be approved. 
 
FISCAL IMPACT: There are no fiscal impact issues associated with the proposed QN Overlay 
District amendment. 
 
ALTERNATIVES: The updates provided herein are necessary for the Zoning Map to maintain 
consistency with the Revised 1993 Zoning Ordinance. Therefore, the Board may approve the 
proposal or forward the item to the Transportation and Land Use Committee for further discussion 
if concerns are raised.  
 

http://www.loudoun.gov/lola
http://www.loudoun.gov/lola
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DRAFT MOTIONS: 
 
1. I move that the Board of Supervisors approve ZMAP-2019-0018, Proposed Amendment to the 

Zoning Map Regarding Expansion of the Quarry Notification (QN) Overlay District, subject 
to Map # 2020-035, dated January 17, 2020, and based on the Findings for Approval, provided 
as Attachments 2 and 3 to the September 15, 2020 Action Item. 

 
OR 
 
2. I move an alternate motion. 
 
ATTACHMENTS: 
 
1. Copy Teste/Resolution of Intent to Amend dated October 17, 2019 
2. Map # 2020-035 (Prosed Zoning Map) dated January 17, 2020 
3. Findings for Approval 



Attachment 1



BOARD OF SUPERVISORS OF LOUDOUN COUNTY 

RESOLUTION OF INTENT TO AMEND THE ZONING MAP REGARDING 

EXPANSION OF THE QUARRY NOTIFICATION OVERLAY DISTRICT 

WHEREAS, the Revised 1993 Loudoun County Zoning Ordinance contains provisions for a 
Quarry Notification (QN) Overlay District in order to acknowledge the unique land use impact of 
quarries and the need to notify of such impacts all property owners within 3,000 feet of areas 
approved for quarrying uses; and 

WHEREAS, Luck Stone Corporation has filed Zoning Concept Plan Amendment (ZCPA) and 
Special Exception (SPEX) applications, and Luck Stone Corporation and Loudoun Water have 
jointly filed Zoning Map Amendment (ZMAP) and Special Exception (SPEX) applications with 
Loudoun County that, if approved, would result in an expansion of the area approved for quarrying 
uses at Luck Stone Corporation's Leesburg Plant Quarry; and 

WHEREAS, if an expansion to a quarry area is approved, the associated Quarry Notification (QN) 
Overlay District, by definition, also would need to be expanded to encompass all of the additional 
properties that would become located within the new 3,000 foot notification area that corresponds 
to such quarry area's expansion. 

NOW, THEREFORE, BE IT RESOLVED, that the Board of Supervisors states its intention to 
amend the Loudoun County Zoning Map to expand the Quarry Notification (QN) Overlay District, 
associated with the quarry area that is the subject of the aforementioned applications submitted by 
Luck Stone Corporation, to also encompass all properties located within 3,000 feet of any new 
area approved for quarrying uses by the approval of said applications. 

BE IT FURTHER RESOLVED, that (I) this zoning map amendment is in furtherance of the public 
necessity, convenience, general welfare, and good zoning practice; (2) these amendments are in 
furtherance of the orderly subdivision of land and its development; (3) Staff is directed to prepare 
a draft zoning map amendment for consideration; and (4) the proposed draft zoning map 
amendment on these matters be brought forward for notice, hearing, Planning Commission 
recommendation, and Board of Supervisors' action. 



Attachment 2



FINDINGS FOR APPROVAL 
ZMAP-2019-0018 

PROPOSED AMENDMENT TO THE ZONING MAP REGARDING EXPANSION OF 
THE QUARRY NOTIFICATION (QN) OVERLAY DISTRICT 

1. The applications are in conformance with the Revised 1993 Loudoun County Zoning
Ordinance (Zoning Ordinance).

2. The proposal facilitates the continued operation of Luck Stone Quarry in a location where
quarrying uses are consistent with the Loudoun County 2019 General Plan (2019 GP).

3. The proposal serves to mitigate potential compatibility concerns by requiring that potential
property-buyers be given notice of the presence of a neighboring quarry.

Attachment 3
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