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# 11 
 

BOARD OF SUPERVISORS 
BUSINESS MEETING 

ACTION ITEM 
 
SUBJECT: ZMAP-2020-0005, ZCPA-2020-0008, ZMOD-2020-0020, & 

ZMOD-2020-0026, Goose Creek Overlook 
 
ELECTION DISTRICTS: Ashburn and Blue Ridge 
 
CRITICAL ACTION DATE: June 1, 2021 
 
STAFF CONTACTS: Joshua Peters, AICP, Project Manager, Planning and Zoning 
 Alaina Ray, AICP, Director, Planning and Zoning 
 
PURPOSE: To consider a proposal to rezone 46 acres of land currently zoned R-1 (Single Family 
Residential) to the PD-H4 (Planned Development – Housing 4) zoning district to allow for 
development of 238 dwelling units, including a maximum of 123 single family attached (SFA) 
residential units, 40 stacked multifamily (MF) units, and 75 attached MF affordable housing units 
(AHU).  The applicant also seeks to modify (ZMOD) Zoning Ordinance requirements to reduce 
the minimum number of parking spaces required to serve the project and to permit a number of 
residential units to front onto open space rather than a street. 
 
RECOMMENDATIONS: 
 
Planning Commission: At the Planning Commission (Commission) Work Session on December 
10, 2020, the Commission forwarded (5-3-1: Barnes, Kirchner, and Vance opposed; Merrithew 
absent) the applications to the Board of Supervisors (Board) with a recommendation of approval, 
subject to the Proffer Statements (Attachments 1 and 2), Conditions of Approval (Attachment 3), 
and amendments to an existing Virginia Outdoors Foundation (VOF) conservation easement to 
allow for completion of proposed improvements. The Commission endorsed findings for approval 
that noted the proposed density as consistent with the 2019 GP, proposed roadway improvements 
as consistent with the 2019 CTP, and that the proposed ZCPA and ZMODs were generally 
consistent with the Zoning Ordinance. The Commission’s recommendation for approval was also 
made subject to revisions, some of which have not been fully incorporated into the proposal, as 
listed below.  
 

1. Civic Space: Provide an additional acre of outdoor civic uses. The proposal does not 
demonstrate achievement of the 10 percent civic use policy of the Suburban Neighborhood 
Place Type, and has not provided area calculations to demonstrate whether recent revisions 
meet the Commission’s request; 
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2. Floodplain Encroachments: Remove the proposed active recreation areas from the major 
floodplain; 

 
3. Improvements proposed within the 300-foot “no build” buffer: Remove proposed pervious 

parking area from the “no build” area associated with Goose Creek reservoir protection 
area (kayak landing to remain); 

 
Staff: Staff is supportive of the proposed concept for residential development – including a 
significant affordable housing component – in this location. The proposed unit types and density 
are generally consistent with that anticipated by the Suburban Neighborhood Place Type of the 
2019 General Plan (2019 GP); however, the proposal does not fully address policies relating to 
use mix or environmental impacts. Outstanding policy issues are outlined more fully within the 
Issues section of this report. Staff’s support is conditioned upon the applicant satisfactorily 
addressing the outstanding policy issues prior to Board action, as staff does not support approval 
of the applications in their current form as of the publication of this report. 
 
The Proffer Statements (Attachments 1 and 2) and Conditions of Approval (Attachment 3) are 
approved to legal form by the Office of the County Attorney. The applications are ready for action. 
 
 

Figure 1: Vicinity Map 

 
 
BACKGROUND: The property is located south of Dulles Greenway, on both sides of Sycolin 
Road (Route 625), along the east banks of Goose Creek. The property can be accessed by a 
driveway to an existing residence on the north side of Sycolin Road (PIN 154-45-5373). 
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On October 19, 2004, the Board approved Goose Creek Village South (ZMAP-2003-0009), which 
rezoned approximately 32.4 acres from the R-1 zoning district to the PD-H4 zoning district 
(administered as R-16 zoning district) in order to develop a maximum of 92 single family attached 
(townhouse) units. That approval provided for residential development on the south side of Sycolin 
Road within approximately 14 acres, leaving the balance of 18.4 acres on the north side of Sycolin 
Road as open space (Figure 2). That open space provision exceeded policy standards of the time 
by 16.4 acres, per the approved Concept Development Plan (CDP) for Goose Creek Village South. 
Subsequently, the open space parcel was dedicated to Loudoun County, and made subject to a 
conservation easement held by VOF. As noted above, 9.2 acres of this excess open space is 
included in the open space acreage for the subject proposal (Figure 3). 
 

Figure 2: Goose Creek Village South (ZMAP-2003-2009) 
 

 

Open 
Space 
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Figure 3: Open Space Parcel Re-allocated 

 

 
 
Planning Commission: The Commission held a Public Hearing1 on November 16, 2020. Four 
members of the public provided public comment. Three people spoke in opposition to the proposal, 
expressing concern over building height, magnitude of cut and fill needed to develop the site, 
impacts to steep slopes and surface water, encroachments into the 300-foot reservoir protection 
buffer, location of the proposed sewer pump station in proximity to Goose Creek, lack of civic 
space, density, and safety issues associated with more people accessing Goose Creek. One speaker 
provided mixed comments, expressing concerns as listed above but supporting the passive park 
and trail connections.  
 
The Commission’s discussion acknowledged that County priorities pertaining to affordable 
housing and continuation of the stream valley trail system along Goose Creek would be 
substantially furthered through the proposal. The Commission also noted that numerous concerns 
remained to be addressed and that these issues mirrored the nine issues enumerated within the 
public hearing staff report:  
 

1. The proposal’s lack of civic uses (area and programming details), which are a design 
characteristic of the Suburban Neighborhood Place Type; 

2. Information to demonstrate that goals of housing affordability are being furthered through 
design (size and number of units); 

 
1The November 16, 2020, Planning Commission Public Hearing meeting video and staff report can be 

accessed here. 

Open space shifted to 
Goose Creek Overlook 

Goose Creek 
Village South 

https://loudoun.granicus.com/MediaPlayer.php?view_id=77&clip_id=6460
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3. Number of affordable dwelling units (ADUs) provided beyond Zoning Ordinance 
requirement minimums; 

4. Proposed height of the AHU Building; 
5. Lack of illustrative for the AHU Building; 
6. Active recreation uses proposed in the major floodplain; 
7. Improvements proposed in the 300’ No Build Buffer; 
8. Missing segments of multi-use path along the property; and 
9. Adequacy of bicycle parking. 

 
The Commission forwarded (9-0) the application to the December 10, 2020, Work Session for 
discussion. The Commission requested that the applicant address concerns, as outlined above, and 
for staff to provide additional information pertaining to what qualifies as civic uses, how Loudoun 
County Public Schools (LCPS) deals with school capacity challenges, how the Department of 
Parks, Recreation and Community Services (PRCS) addresses safety issues in public parks, 
adequacy of proffered commitments dealing with on-site archaeological resources, and a number 
of distance and setback measures to understand proximity of the AHU Building to Sycolin Road 
and Goose Creek. The applicant submitted updated application materials on November 23, 2020. 
 
The Commission held a Work Session2 on December 10, 2020 and deliberated on the six issues 
that were outlined in the staff work session memo as outstanding policy issues (civic space, unmet 
housing needs, building height, recreation uses in the floodplain, improvements within a reservoir 
protection area, and multi-use paths), as well as additional concerns expressed by Commissioners 
(plantings, steep slopes, and building materials). The Commission’s deliberations and guidance to 
the applicant included the following: 
 

1. Civic Space: The Commission requested proffered commitments to deliver a previously 
submitted civic space illustrative, provide an additional acre of outdoor civic use area and 
an additional 2,000 SF of indoor civic Use Area. The Commission determined that the issue 
was Unresolved. 
 

2. Unmet Housing Needs:  The applicant agreed to provide six additional unmet housing 
needs units (beyond the Zoning Ordinance minimum of 20 units) for the event in which 
the AHU Building is not developed. The Commission determined that this policy issue is 
Addressed. 
 

3. Building Height: In consideration of the applicant’s updated AHU Building illustrative and 
exhibits, which include a step down feature, height details, and viewshed analysis, the 
Commission determined that the height of the building is appropriate, and the issues is 
Addressed. 
 

 
2The December 10, 2020, Planning Commission Work Session meeting video and staff report can be 

accessed here. 

https://loudoun.granicus.com/MediaPlayer.php?view_id=77&clip_id=6498
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4. Active Recreation in Major Floodplain: The Commission recommended that active 
recreation areas that are used to meet the minimum Zoning Ordinance requirements should 
be removed from the floodplain. The Commission determined that the issue was 
Unresolved. 

 
5. Improvements Proposed in “No Build” Buffer: The Commission recommended that the 

proposed permeable parking lot area that is intended to serve as trailhead parking be 
removed from the “no build” buffer associated with Goose Creek. The Commission 
determined that the issue was Unresolved. 
 

6. Multi-use paths: The Commission and applicant reached agreement to revise the multi-use 
path proffer to remove a regional road contribution credit, and to increase a cash-in-lieu 
rate to $250 per linear foot (LF) for a 150-foot segment that is not proposed to be 
constructed. The Commission determined that issue is Addressed. 

 
The Commission forwarded the item to the Board (5-3-1: Barnes, Kirchner, and Vance opposed, 
Merrithew absent) with a recommendation of approval, subject to the above revisions. The 
applicant submitted updated application materials on December 15, 2020. The updated materials 
do not fully address the Commission’s guidance on the following issues (also outlined within the 
Recommendation section):  
 

1. Civic Space: The applicant proffered to the civic space illustrative as discussed and 
provided additional 2,275 SF of indoor civic use area. However, the revised materials do 
not demonstrate that the additional acre of outdoor civic use area is provided, nor is there 
a tabulation of total civic area provided; 

 
2. Floodplain Encroachments: Active recreation areas proposed within the major floodplain 

are further clarified and restricted from generating significant disturbance, but not 
removed; and 

 
3. Improvements Proposed in “No Build” Buffer: The proposed pervious parking area is 

reduced in size but not removed. In place of the reduced parking area, the applicant 
proposes to retain an existing two-story parking garage, which is proposed to be 
rehabilitated and repurposed as indoor civic use area. 

 
Board of Supervisors: This item was originally scheduled for the January 13, 2021, Board Public 
Hearing but was deferred at the request of the applicant to the February 10, 2021, Board Public 
Hearing. The Board held a Public Hearing3 on February 10, 2021. Twelve members of the public 
provided public comment. Nine people spoke in opposition to the proposal, expressing concern 
over environmental impacts to Goose Creek Reservoir, as well as visual impacts and the proposed 
density in this location. The Board asked questions pertaining to the affordable housing financing 

 
3The February 10, 2021, Board of Supervisors Public Hearing meeting video and staff report can be accessed 

here. 

https://loudoun.granicus.com/MediaPlayer.php?view_id=77&clip_id=6560
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deadlines, proposed parking reduction, pedestrian connections (including the bridges on Sycolin 
Road), commitments to widening of Sycolin Road, proximity of the proposed sewer pump station 
to Goose Creek, why civic space was not provided in accordance with County policy, and whether 
the applicant was willing to revise the proposal to address the outstanding issues outlined by 
County staff. The Board expressed that outstanding policy issues outlined by staff should be 
addressed by the applicant, and further, requested revisions that would provide for bus stop 
easements on Sycolin Road and for a commitment to work with the Hennessy family and install 
an interpretive feature at the Hennessy workshop. 
 
Update from the February 10, 2021, Public Hearing: On February 22, 2021, the applicant 
submitted revised Proffers (Attachment 1) and a revised Concept Development Plan (Attachment 
5). The revisions include: 
 

1. Reduction in Units (proffer 2.a and proffer 2.c) – The applicant has removed 13 market 
rate townhomes from the proposal: two units are removed from Land Bay A (north of 
Sycolin Road) and eleven units are removed from Land Bay C (south of Sycolin Road). 
The total unit count has been reduced from 251 to 238, and the overall density has been 
reduced from 4.56 du/ac to 4.31 du/ac. The unit reduction responds to public comment 
concerns regarding density, while also reducing the demand for parking spaces, per Board 
comments. 

 
2. Changes to Layout – Building footprint locations and the western vehicle access to 

residences on the south side of Sycolin Road (Land Bay C) have been revised (Figures 4 
and 5). The new building footprints facilitate the unit reduction described above, as well as 
the applicant’s strategy to improve on-site parking, which pairs the unit reduction with 
larger unit sizes (allowing for two-car garages), to simultaneously reduce parking demand 
and provide additional driveway and garage parking spaces. The revised building footprints 
shift the limits of disturbance further from Goose Creek, causing a lesser impact to 
moderately steep slopes. Staff notes that the geometry of the driveway connection has 
changed, resulting in turns that appear to have tighter turning radii (see Figure 5). The Fire 
Marshal’s Office provided cursory review (Attachment 8) of the revised access and does 
not object to approval of the rezoning but notes that turning analysis will be required prior 
to development of the property to demonstrate conformance with emergency access 
standards. This analysis would likely occur during site plan review. 

 
  



Item 11, ZMAP-2020-0005, ZCPA-2020-0008, ZMOD-2020-0020, & ZMOD-2020-0026, Goose Creek Overlook 
Board of Supervisors Business Meeting 

March 2, 2021 
Page 8 

 
 

Figure 4. Proposed at Public Hearing 
   

 

Figure 5. Currently Proposed 
 

 
 

3. Sycolin Road Bus Shelter/Stop Easements (proffer 19.f) – Bus stop easement areas are 
proposed on both sides of Sycolin Road, between the two site access points. 
 

4. Hennessy Legacy (proffer 13) – As a component of preserving (and renovating) an existing 
garage on the property, the application includes a commitment to install an interpretive 
feature at the Hennessy workshop that commemorates the work of Mr. Hennessy. This will 
include a minimum of eight 20 x 26-inch giclee prints representing his work as a courtroom 
artist as well as other artwork depicting scenes of the Goose Creek and Washington, D.C. 
produced by William J. Hennessy, Jr. In addition, the applicant will install a plaque and/or 
interpretive board with text and visual references to commemorate the artwork and history 
of William J. Hennessy, Jr.   

 
5. Improved Stormwater Management Commitments (proffer 23) – The stormwater 

management commitment was improved to clarify that Low Impact Development (LID) 
Best Management Practice measures to treat stormwater from the Property shall provide a 
minimum of 80 percent of the removal of the total phosphorous nutrient reduction on-site 
before pursuing the use of offsite compliance options. The previous commitment did not 
provide a baseline for removal of total phosphorous; state regulations require a minimum 
of 75 percent removal. 

 
6. Revised Development Triggers in Relation to Land Bay F – The applicant has revised the 

proposed proffers to further separate development triggers that govern the delivery of 
proffered commitments from the AHU Building. The purpose of these revisions is to 
remove potential challenges to the affordable component of this project stemming from 
both financing and development sequencing. For example, land dedication associated with 
the proposed passive park will be required prior to any development on the property, but 
amenities within the passive park (trails, trailheads, parking lots, etc.) are linked to 
development of the market rate units only. 

 

Revised Access with 
tighter turning radii 
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Board Requests for Information: The Board requested information from County staff to clarify 
the anticipated cost of widening the bridge that carries Sycolin Road over the Dulles Greenway, 
as the extent to which Regional Road contributions would cover that expense. Staff provides 
information relevant to that question below, as well as other clarifying information based on the 
Board’s discussion during the public hearing. 
 

1. Cost to Widen Bridge over Dulles Greenway – DTCI has provided a planning level cost 
estimate of $12.5 million to widen the Sycolin Road Bridge over Dulles Greenway 
(Attachment 9). This estimate is based on design assumptions consistent with the ultimate 
condition of Sycolin Road, per the 2019 CTP (four lanes, median-divided, shared use paths, 
etc.). The applicant’s proposed proffers include Regional Road Contributions (proffer 16) 
and a Transit Contribution (proffer 17), posing a combined maximum contribution of 
$1,141,000.00. 
 

2. Proximity of Sewer Pump Station to Goose Creek – Board discussion included a question 
about assurances to keep the sewer pump station from posing a threat to Goose Creek. The 
Applicants state that they have been working with Loudoun Water on the appropriate 
location of the new pump station, pursuant to Loudoun Water’s requirements and design 
specifications, to provide assurance of adequate protection of Goose Creek. In follow-up 
discussion between County staff and Loudoun Water, it is understood that the ultimate 
location (still within Land Bay B) will balance the Virginia Department of Environmental 
Quality (DEQ) requirement to be outside of the floodplain with the mechanical/design 
priority of not being further up-hill than is necessary. The proposed location within Land 
Bay B provides for buildable area that is uphill from the floodplain boundary. 
 

3. Clarify the Parking Plan – The Board requested detailed parking information for the greater 
development (market rate portion). The applicant has provided a parking exhibit 
(Attachment 7) to clarify parking supply for each unit type, divided further into the northern 
and southern portions of the development. The parking tabulations have also been added 
to a proffered sheet of the CDP. Specifically: 
 

a. North of Sycolin Road (market rate units): 236 spaces are provided (3.1 spaces per 
unit); 51 spaces beyond the minimum requirement. This is achieved by removing 
two townhome units (reduces demand) and expanding the size of some units 
(increases off-street parking supply).4 

 
b. South of Sycolin Road (market rate units): 317 spaces are provided (3.6 spaces per 

unit); 53 spaces beyond the minimum requirement. This is similarly achieved by 
removing eleven townhome units and expanding driveway/garage parking. 

 

 
4The informational exhibit shows four fewer spaces, however, the proffered commitment and that shown on 

the CDP provides the higher figure of 236. 
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c. AHU Building: As presented at the Board Public Hearing, Land Bay F requests a 
parking reduction to provide 1.5 spaces per unit (as opposed to 2.0) for 2- and 3- 
bedroom units, for a total of 116 spaces provided; 27 spaces below the minimum 
requirement. 

 
In total, 669 spaces are provided to serve the proposed residences with an additional 35 spaces 
provided between the two trailhead parking lots. 
 
The applicant has alerted staff to three community meetings (Goose Creek Village, Goose Creek 
Preserve, and various other property owners), as well as meetings with related stakeholder groups 
such as Virginia Outdoors Foundation (VOF). Staff has not received comments on Loudoun 
Online Land Applications System (LOLA) but received five public comments via email, each 
generally concerned about or opposed to the proposal due to anticipated visual and environmental 
impacts to Goose Creek, as well as comments about perceived safety concerns associated with 
increased boating activity. The staff reports and associated attachments as well as public comment 
emails can be viewed online at www.loudoun.gov/lola; search “ZMAP-2020-0005.” 
 
OUTSTANDING ISSUES: Staff continues to have the following outstanding issues with the 
proposal: 
 

1. Civic Space – The proposal does not provide the minimum 10 percent Public/Civic uses 
anticipated in the Preferred Mix of Uses for the Suburban Neighborhood Place Type of the 
2019 GP. 
 

2. Floodplain Encroachments – The proposal depicts active recreation uses within the major 
floodplain associated with Goose Creek. The 2019 GP does not support active recreation 
uses in the major floodplain.  
 

3. Improvements Proposed in “No Build” Buffer – The proposal includes improvements 
(permeable surface parking area and kayak landing) within the 300-foot “no build” buffer 
associated with Goose Creek Reservoir, in which land disturbance is not generally 
supported. 

 
FISCAL IMPACT: Staff has not identified any outstanding fiscal impact issues. Evaluation of 
the proposal’s fiscal impact and mitigation is provided below. 
 
Affordable Dwelling Units (ADUs) and Unmet Housing Needs – It is the intention of this proposal 
to fulfill the typical Zoning Ordinance requirement for ADUs (12.5 percent of single family units 
and 6.25 percent of multifamily units) through the proposed 75-unit AHU Building located in Land 
Bay F. If successful, the project would provide 75 affordable units as compared to the 18 units that 
would be required through Zoning Ordinance ADU minimums. Development of the AHU Building 
is contingent on a competitive application process for state and/or federal funding. In the event 
that funding is not secured by the applicant, and therefore, the AHU units are not viable, the market 
rate component of the development (Land Bays A and C) could still be developed, and the Zoning 

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


Item 11, ZMAP-2020-0005, ZCPA-2020-0008, ZMOD-2020-0020, & ZMOD-2020-0026, Goose Creek Overlook 
Board of Supervisors Business Meeting 

March 2, 2021 
Page 11 

 
 

Ordinance required minimum of affordable dwelling units in Land Bays A and C must be provided. 
In that case, 18 ADUs would be developed (based on full build-out of Land Bays A and C) along 
with six Affordable Market Purchase Program units (“AMPPUs”), pursuant to proffer 4.  
 
Capital Facilities Contribution – The applicant is providing a blended contribution of $ 18,174.07 
per market rate unit ($2,962,374 cumulative maximum5) based on the following housing types, 
consistent with Capital Intensity Factors (CIF) adopted for eastern region of the County:  

• $33,733.40 per single-family attached market-rate unit; and 
• $25,016.56 per stacked multifamily market-rate unit.  

 
Public Schools – Student generation and the capital and operating costs attributed to the additional 
residential units are listed in Table 1 below.6 Based on School Board adopted attendance 
boundaries, Belmont Station and Cedar Lane Elementary Schools, Trailside Middle School, and 
Stone Bridge High School would serve the needs of public school students residing in this 
development. Table 2 includes the number of enrolled students versus the student capacity for each 
of the schools that will service the proposed development.  
 

 
Table 2. School Facility Information (2020-2021) 

 Belmont Station 
ES 

Cedar Lane  
ES 

Trailside  
MS 

Stone Bridge  
HS  

Student Enrollment 
(30-SEP-2020) 

747 770 1,234 1,778 

2020-2021 Base 
Building Capacity 

812 812 1,265 1,731 

 
Based on Loudoun County Public School’s (LCPS) five-year projections, there is not sufficient 
school capacity in existing buildings at the elementary, middle, or high schools. Current 
enrollments are near or over capacity as shown in Table 2, and enrollments through 2025-2026 are 
projected to be near or over 100 percent utilization for each school. While the capacity issue does 
pose an operational challenge, the applicant is proffering the full anticipated Capital Facilities 
contribution. This cash contribution, which is paid based on the number of units that are ultimately 
constructed, is based on the County’s anticipated cost burden to provide public services and 

 
5Less base density credit of $47,554.27 per by-right single-family detached market-rate dwelling 
6Figures reflect the unit count as proposed at the February 10, 2021 Board of Supervisors Public Hearing, 

and have not been updated to reflect the reduction of 13 market rate townhomes. 

Table 1. Loudoun County Public Schools Generation Factors (2019) 

Units Elementary 
School 

Middle 
School  

High 
School 

Total 
Students 

Generated 
by Proposal 

Annual 
Operating 

Costs 

Estimated 
Capital 
Costs 

SFA = 136 
MF = 115 50 27 37 114 1,734,396 $7,098,604 
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facilities, among which, schools are included. For that reason, staff notes the operational challenge, 
but in consideration of the cash contribution to off-set capital impacts, considers the issue to be 
addressed. 
 
The applicant provides the following public park commitment within the Proffers: 
 
Goose Creek Stream Valley Park (Proffer 14) – The applicant will dedicate approximately 14 acres 
of land along Goose Creek to the County. Included in this proffer are commitments to construct a 
natural surface trail along the approximately one mile of stream bank, a canoe/kayak landing, two 
trailhead parking areas with access paths to the trail network, interpretive installations, and 
wayfinding signage. The proffer includes that the applicant will receive a credit against the capital 
facilities contributions noted above for installation of the trail, inclusive of engineering, surveying, 
bonding, permit fees, utility relocation, easement acquisition, and other soft and hard costs of 
construction. Fiscal policies of the 2019 GP support such capital facilities credit. 
 
ALTERNATIVES: The Board may approve the proposal, deny the proposal, or forward the item 
to the Transportation and Land Use Committee for further discussion 
 
DRAFT MOTIONS: 
 
1. I move that the Board of Supervisors deny ZMAP-2020-0005, ZCPA-2020-0008, ZMOD-

2020-0020, & ZMOD-2020-0026, Goose Creek Overlook, based on the Findings for Denial 
provided as Attachment 4. 

 
OR 
 
2. I move that the Board of Supervisors approve ZMAP-2020-0005, ZCPA-2020-0008, ZMOD-

2020-0020, & ZMOD-2020-0026, Goose Creek Overlook, subject to the Proffer Statements 
dated February 22, 2021 and January 20, 2021 respectively, and the Conditions of Approval 
dated February 25, 2021, provided as Attachments 1, 2, and 3, to the March 2, 2021, Board of 
Supervisors Business Meeting Action Item, and based on the following Findings for Approval: 

 
And, 
 
I further move that the Board of Supervisors authorize staff to work with the Virginia Outdoors 
Foundation on the new open-space easement and appropriate amendment(s) to the existing 
open-space easement located on the 18.3 acre-parcel (PIN 153-16-3488), as contemplated 
under the aforesaid Proffer Statement, and to bring said easement and amendment(s), once in 
a form approved by the County Attorney, forward to the Board of Supervisors for consideration 
and action. 

 
OR 
 
3. I move an alternate motion. 
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ATTACHMENTS: 

1. Proffer Statement – ZMAP (February 22, 2021)
2. Proffer Statement – ZCPA (January 20, 2021)
3. Conditions of Approval (February 25, 2021)
4. Findings for Denial
5. Concept Development Plan – ZMAP (February 22, 2021)
6. Concept Development Plan – ZCPA (January 20, 2021)
7. Parking Exhibit
8. Fire Marshal Comment on Revised Access (February 24, 2021)
9. DTCI Bridge Estimate (February 23, 2021) 



PROFFER STATEMENT 
 

GOOSE CREEK OVERLOOK 
 

ZMAP-2020-0005 
 

August 19, 2020 
September 22, 2020 

October 20, 2020 
November 23, 2020 
December 14, 2020 
December 30, 2020 
January 20, 2021 
January 26, 2021 
February 17, 2021 
February 22, 2021 

 
William J. Hennessy, Jr. and Arezou K. Hennessy (“Hennessy”), collectively, the owners of 
property identified as Loudoun County PIN 154-45-5373 and PIN 154-45-1833 (Tax Map 
##/78/////////3/ and /78/////////3A, respectively) (the “Hennessy Property”), The Carol A. O’Neil 
Trust, Carol A. O’Neil, Trustee (“O’Neil Trustee”), the owner of property identified as PIN 154-
45-3829 (Tax Map #/78/////////2/) (the “O’Neil Trust Property”), Katherine Parry (“Parry”), the 
owner of property identified as PIN 154-45-9680 (Tax Map #/78/////////5B) (the “Parry Property”), 
Judith Knoop (“Knoop”), the owner of property identified as PIN 154-35-8154 (Tax Map 
#/78/////////6/) (the “Knoop Property”), GC Property, LLC (“GC”), the owner of property identified 
as PIN 154-45-5980 (Tax Map #78/////////5A) (the “GC Property”), and the Loudoun County Board 
of Supervisors (the “County”), the owner of a portion of property identified as PIN 153-16-3488 
(Tax Map #/78//88/////D/) (the “County Property”) (collectively, Hennessy, O’Neil Trustee, Parry, 
Knoop, GC, and County are hereinafter referred to as the “Owner”) (collectively, the Hennessy 
Property, O’Neil Trust Property, Parry Property, Knoop Property, GC Property, and County 
Property are hereinafter referred to as the “Property”), as more fully depicted on the Concept 
Development Plan identified in Proffer 1, do hereby voluntarily proffer on behalf of themselves, 
and their successors and assigns, pursuant to Section 15.2-2303 of the Code of Virginia (1950) as 
amended, and Section 6-1209 of the Revised 1993 Loudoun County Zoning Ordinance, as 
amended (the "Zoning Ordinance") that, in the event the Property is rezoned by the County from 
the R-1 Single Family Residential zoning district to the Planned Development - Housing 4 (“PD-
H4”) zoning district (Section 4-100 et seq.) to be administered as an affordable dwelling unit 
development under Section 7-800 of the Zoning Ordinance (“R-8 ADU”) and Section 7-900 of the 
Zoning Ordinance (“R-16 ADU”), in accordance with the Concept Development Plan, 
development of the Property shall be in substantial conformance with the following conditions 
(“Proffers”). These Proffers replace and supersede any previous proffers approved and applicable 
to the Property. As used herein, the term “County” refers to the Board of Supervisors of Loudoun 
County, Virginia, or to the applicable Loudoun County government department, staff or official, 
as the context implies. All proffers made herein are contingent upon the approval by the County 
of this ZMAP-2020-0005 and the accompanying applications ZCPA-2020-0008, ZMOD-2020-
0020, and ZMOD-2020-0026 (the “Application”). 

Attachment 1
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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. 

When any plan submission, signal justification study submission, noise or other impact study 
submission, bonding, dedication, conveyance, construction, commencement or 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, 
commenced and/or completed prior to the issuance of an occupancy permit, the said occupancy 
permit shall not be issued until the Owner has provided written documentation from County 
Building and Development (“B&D”) or Zoning Administration staff that the said requirement has 
been satisfied, or documentation from Zoning Administration staff that the said requirement is no 
longer a prerequisite for issuance of such occupancy permit. 

CONCEPT DEVELOPMENT PLAN & DEVELOPMENT SCOPE 

1. Concept Development Plan. Development of the Property shall be in substantial
conformance with Sheets 01, 02, 06, 07, 08, 08.1, 09, 10, 11, and 12 of the 12-sheet plan
set titled “GOOSE CREEK OVERLOOK ZONING MAP AMENDMENT AND ZONING
MODIFICATIONS ZMAP-2020-0005, ZMOD-2020-0020, ZMOD-2020-0026
ASHBURN/BLUE RIDGE ELECTION DISTRICT LOUDOUN COUNTY, VIRGINIA,”
dated March, 2020 and revised through February 22, 2021, and prepared by J2 Engineers,
Inc. (hereinafter referenced as the “CDP”). The CDP shall control the general layout and
configuration of development of the Property. Adjustments to the locations of the proposed
uses, facilities, and improvements shown on the CDP shall be permitted as reasonably
necessary to address grading, drainage, environmental, cultural, archaeological, and natural
features, development ordinance requirements, and other final engineering considerations
provided that any such adjustments shall be in accordance with Section 6-1209 of the
Zoning Ordinance. All land development applications, including zoning permit
applications, for development of all or any portion of the Property shall identify the
Property as being subject to these Proffers.

2. Development Scope. In addition to any related parking, civic space, open space,
stormwater management, recreational, and other community facilities and amenities as
shown on the CDP or described in these Proffers, the Property shall be developed as follows
and as stated on Sheet 07 of the CDP:

a. Land Bay A. Land Bay A shall be developed with up to a maximum of 35 single
family attached units (“SFA Dwelling Units”), a maximum of 40 multi-family
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stacked units (“MF Stacked Dwelling Units”), and the Hennessy Garage, as defined 
below in Proffer 13.  

 
b. Land Bay B. Land Bay B shall be developed with a permanent sanitary sewer pump 

station (the “Permanent Sanitary Sewer Pump Station”) and associated parking lot, 
as further described in Proffer 6.c.  

 
c. Land Bay C. Land Bay C shall be developed with up to a maximum of 88 SFA 

Dwelling Units. 
 

i. Southern Overlook: The Owner shall provide an area measuring 
approximately 26,000 square feet in size as civic space (the “Civic Space”) 
for the use of the general public. The Civic Space will be located in the area 
as generally shown on Sheet 08 of the CDP. The Owner shall restore the 
remnants of the two stone chimneys and associated stone walls in this area 
that were formerly associated with the Fox Croft Girls School (the 
“Restoration”). A minimum of two picnic tables and a natural surface trail 
connecting the Civic Space to the Goose Creek Stream Valley Trail 
pursuant to Proffer 14.b shall also be provided (the “Civic Space 
Improvements”), as shown on Sheet 08.1 of the CDP.  Said Restoration and 
Civic Space Improvements shall be depicted on, and bonded for 
construction prior to approval of, the first subdivision, site plan, including 
site plan amendment, or construction plans and profiles (“CPAP”) 
application for Land Bay C, shall be constructed concurrent with 
development of Land Bay C, and shall be available for use prior to issuance 
of the first occupancy permit for Land Bay C.  

 
d. Land Bay D. Land Bay D shall be conveyed to the County and reserved exclusively 

for civic/open space/conservation/passive recreation purposes and those 
improvements further described in Proffer 14. The area of Land Bay D shall be 
aggregated into the Property’s overall site area for density purposes and counted 
towards the Property’s open space calculations.  

 
e. Land Bay E. Land Bay E consists of an approximately 9.2-acre portion of Loudoun 

County PIN 153-16-3488 (the “County Parcel”) owned by the County which is 
subject to an open space easement recorded in the Land Records of Loudoun 
County Circuit Court (the “Land Records”) in Deed Book 1279 at Page 0976 (the 
“Existing Open Space Easement”). Land Bay E shall be reserved exclusively for 
civic space, open space, conservation, and passive recreation purposes and the Land 
Bay E Improvements, as defined and further described in Proffer 14.f.  
 

f. Land Bay F. Land Bay F shall be developed with up to 75 Affordable Housing 
Units (“AHUs”) as defined by Article 8 of the Zoning Ordinance in one four-story 
over podium parking multi-family elevator-serviced residential building (the 
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“Affordable Workforce Building”). Pursuant to Section 7-109 and Article 8 of the 
Zoning Ordinance, the AHUs shall be financed by, and developed and governed in 
accordance with the rules and regulations of the program, whether administered by 
the Virginia Housing Development Authority (“Virginia Housing”) or the United 
States Department of Housing and Urban Development (“HUD”) governing this 
development. The Affordable Workforce Building shall meet all building code 
requirements with respect to providing handicapped/accessible units, and shall be 
certified and designed in accordance with a certified third-party green building 
program. The rents and/or sales prices for such AHUs determined in accordance 
with the requirements of the applicable Virginia Housing or HUD program and 
restrictive covenants for the benefit of the County, if any, as approved by the 
County Attorney, and Virginia Housing or HUD, as applicable. Upon foreclosure 
of any AHU, the rent and/or sales price restrictions applicable to such unit shall 
terminate if required by, and in accordance with, the applicable Virginia Housing 
or HUD program requirements. The foreclosing party shall provide to the Zoning 
Administrator written verification from either Virginia Housing or HUD, as 
applicable, that a foreclosure has occurred and that termination of the rent and/or 
sales price restrictions (with respect to the foreclosed unit(s)) is required in 
accordance with the program requirements. The affordability provisions of this 
proffer shall remain in force and effect with respect to each AHU unless and until 
the Zoning Administrator has received such written verification. For purposes of 
this paragraph, the term foreclosure shall include execution and delivery of a deed 
in lieu of foreclosure.  
 

i. Multipurpose Room. The Owner shall provide a minimum 1,000 square 
foot multipurpose meeting room (the “Multipurpose Room”) in the 
Affordable Workforce Building for use by residents of the Affordable 
Workforce Building, and, if not previously scheduled for use by residents 
of the Affordable Workforce Building, said Multipurpose Room may be 
used by residents of Goose Creek Overlook and the general public. Said 
Multipurpose Room shall include a kitchenette, wireless internet service, 
tables, and chairs, and shall be completed prior to the issuance of the 
first occupancy permit for the Affordable Workforce Building. Such 
occupancy permit shall not be issued until the Owner has provided 
written documentation from B&D or Zoning Administration staff that 
the Multipurpose Room is completed. 

 
ii. AHU Building Tot Lot.  The Owner shall provide a tot lot on Land Bay F 

to serve the residents of the Affordable Workforce Building.  The tot lot 
shall be a minimum of 750 square feet in size and shall be shown on the 
first site plan application submitted for development of the Affordable 
Workforce Building.  The tot lot shall be constructed and available for use 
prior to issuance of the occupancy permit for the first residential unit in the 
Affordable Workforce Building. 
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3. Affordable Dwelling Units. 

 
a. Pursuant to Article 7 of the Zoning Ordinance in effect as of the approval date of 

this Application (the “ADU Ordinance”) and Chapter 1450 of the Codified 
Ordinances of Loudoun County (the “Codified Ordinances”), the Owner shall 
construct a minimum of 12.5 percent of the total number of SFA Dwelling Units 
on Land Bays A and C as Affordable Dwelling Units (“ADUs”) pursuant to the R-
8 ADU requirements, and a minimum of 6.25 percent of the total number of MF 
Stacked Dwelling Units as ADUs in Land Bay A pursuant to the R-16 ADU 
requirements. A minimum of 20 ADUs must be constructed with Notices of 
Availability of such units provided to the County prior to issuance of the occupancy 
permit for the 176th non-ADU unit. These ADUs shall be constructed in accordance 
with the timing requirements of Section 7-106 of the ADU Ordinance. This Proffer 
3.a shall no longer apply once funding has been approved by Virginia Housing 
and/or HUD for the Affordable Workforce Building. 
 

b. In the event funding has been approved by Virginia Housing and/or HUD for the 
Affordable Workforce Building and AHUs are provided on Land Bay F to satisfy 
the requirements for ADUs and AHUs pursuant to the provisions of Section 7-109 
of the ADU Ordinance, any or all of the ADUs otherwise required to be constructed 
in Land Bays A and C may be provided within one or more buildings in Land Bay 
F; provided that, in any event, the total aggregate number of ADUs and AHUs 
provided on the Property shall meet or exceed the number of ADUs and AHUs 
otherwise required on Land Bays A and C by the Zoning Ordinance. If funding is 
not available to provide such AHUs in a single building in Land Bay F, then the 
required number of ADUs must be provided in Land Bays A and C and constructed 
in accordance with the timing requirements of Proffer 3.a and Section 7-106 of the 
ADU Ordinance.  

 
4. Voluntary Unmet Housing Needs Units. In the event funding is not available to provide 

AHUs in a single building pursuant to Proffer 2, then, in addition to any ADUs required 
pursuant to Article 7 of the ADU Ordinance and the Codified Ordinances under Proffer 
3, the Owner shall provide an additional six dwelling units as Affordable Market Purchase 
Program units (“AMPPUs”) in Land Bays A and C. The AMPPUs shall be available to 
qualified applicants, as determined by the County, with a household income of between 
70 percent and 100 percent of the Washington Metropolitan Statistical area median 
income as published by HUD, provided that for all other purposes, the AMPPUs shall be 
administered by the County as ADUs. At least one AMPPU shall be provided in each of 
the two unit types (SFA Dwelling Units and MF Stacked Dwelling Units). Each 
applicable subdivision and site plan, including any site plan amendment, application 
for the Property shall include a tabulation of the number of market-rate residential 
dwelling units shown on said application as well as cumulative totals of the number of 
market-rate residential dwelling units shown on previously approved subdivision and site 
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plan, including any site plan amendment, applications for the Property. Construction and 
availability of the AMPPUs shall be governed by Section 7-106 of the ADU Ordinance. 

 
5. Housing Affordability. In addition to the AHUs to be provided per Proffer 2.f, a variety of 

lot and unit sizes shall be provided within the Property to address the County’s housing 
affordability/attainability goals as follows: 

 
a. SFA Dwelling Unit lots shall range in size between 18 feet and 24 feet in width; 

 
b. A minimum of 36 of the SFA Dwelling Units shall be 18 feet in width; and 

 
c. A minimum of 30 units and a maximum of 40 units may be MF Stacked Dwelling 

Units. 
 

6. Water and Sewer.  
 

a. Public Water Systems. The Property shall be served by public central water supply 
and public central sanitary sewer systems, including the Permanent Sanitary Sewer 
Pump Station under Proffer 6.c, below. The Owner shall construct and install all 
water and sewer extensions to the Property and shall provide all connections 
necessary for development of the Property at no cost to the County or to the 
Loudoun County Sanitation Authority (“Loudoun Water”), and such extensions and 
connections shall be constructed and installed in accordance with Loudoun Water 
standards. The Owner shall acquire, at no public cost, any off-site easements, if 
needed, to extend public water and/or sanitary sewer lines to the Property and shall 
dedicate such easements to Loudoun Water at no cost to the County or to Loudoun 
Water.  
 

b. Existing Wells. Unless otherwise proposed for irrigation purposes as approved by 
the Loudoun County Health Department, any existing wells and drainfields located 
on the Property shall be abandoned prior to approval of the first zoning permit for 
the Property in accordance with Loudoun County Health Department standards and 
requirements then in effect. 
 

c. Permanent Sanitary Sewer Pump Station. The Owner shall install a Permanent 
Sanitary Sewer Pump Station on Land Bay B in the general location depicted as 
“PUMP STATION SITE” on Sheet 07 of the CDP. The Permanent Sanitary Sewer 
Pump Station shall be designed, constructed, and installed in accordance with 
Loudoun Water standards and specifications. The Permanent Sanitary Sewer Pump 
Station shall be appropriately sized and have appropriate connections to 
accommodate existing and proposed flows for: (i) all new residential units on the 
Property as well as any facilities operated by the Master POA, established pursuant 
to Proffer 8, below; (ii) the existing single family attached homes in the existing 
Goose Creek Village South subdivision; and (iii) the existing 64 lots in Goose 



Goose Creek Overlook 
ZMAP-2020-0005 
February 22, 2021 
Page 7 
 

Creek Preserve Section 6 as delineated as Subarea #3 on approved CPAP-2013-
0009. The Permanent Sanitary Sewer Pump Station shall be designed and bonded 
for construction prior to the approval of the first subdivision or site plan, including 
any site plan amendment, application for Land Bays A, C, or F, whichever is first 
in time, and shall be constructed, operational, and accepted by Loudoun Water prior 
to the issuance of the first occupancy permit for any dwelling unit on the Property. 
The Permanent Sanitary Sewer Pump Station shall be conveyed to Loudoun Water, 
along with an approximately 0.7150 acre parcel depicted as “PUMP STATION 
SITE” on Sheet 07 of the CDP, prior to the issuance of the first occupancy permit 
for any dwelling unit on the Property. The Owner shall have no further obligation 
to operate or maintain the Permanent Sanitary Sewer Pump Station following its 
installation and acceptance by Loudoun Water. 

 
7. Screening For Trash Collection and Mechanical Units. All dumpster pads and other 

trash collection areas shall be established in accordance with the Zoning Ordinance, and 
the Facilities Standards Manual (“FSM”), and shall be consistent with the Design 
Guidelines provided in Proffer 10. All dumpster pads and other trash collection areas 
shall be enclosed by architectural elements compatible with building façade 
architecture, fencing, or other buffering and screening so as to be screened from view 
from any public rights-of-way or adjacent property. Any mechanical units or equipment 
placed on the rooftop of buildings shall be screened from view from any adjacent public 
rights-of-way or adjacent property by architectural features compatible with building 
façade architecture. Such architectural elements, fencing, or other buffering and 
screening shall be depicted on each site plan, including any site plan amendment, and 
CPAP applications for the Property, and shall be consistent with the Design Guidelines 
provided in Proffer 10. 

 
8. Property Owners Association. All property owners in Land Bays A and C shall be 

members of a Master Property Owners Association (“Master POA”) established to 
regulate use and provide standards for construction and landscaping within Land Bays 
A and C, and to provide maintenance and other services described for Land Bays A and 
C in these Proffers. All of Land Bays A and C shall be subject to one Master POA. The 
Owner shall establish the Master POA as an overall umbrella association and may also 
establish one or more sub-associations. As used herein, the term “Master POA” refers 
to the Master POA or any sub-associations, as the context implies. Concurrent with the 
submission of the first subdivision or site plan, including any site plan amendment, 
application for any portion of the Property, whichever is first in time, the Owner shall 
submit to the County, for review and approval, a declaration of covenants, conditions, 
and restrictions, and related governance documents (together, the “POA Documents”) 
creating the Master POA. All property owners within Land Bays A and C shall be 
subject to the POA Documents. The Master POA shall be established, and the associated 
POA Documents and sub-association documents, if any, shall be recorded, in the Land 
Records prior to the approval of the first applicable subdivision or site plan, including 
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any site plan amendment, application for any portion of the Property, whichever is first 
in time.  

 
a. General Responsibilities. The Master POA shall provide maintenance of all 

common areas, open space areas, Hennessy Legacy improvements as provided 
under Proffer 13, below, the Bus Stop Easements as provided under Proffer 19.f, 
below, to the extent that they are not maintained by the County, and civic and active 
recreation buildings/areas, as well as provide for trash removal, snow removal from 
private streets, parking areas, and pedestrian facilities, and recycling services 
throughout Land Bays A and C. The Master POA shall also be responsible for the 
maintenance of all common recreational facilities in Land Bays A and C, all storm 
drainage easements and stormwater management facilities in Land Bays A and C 
not maintained by the County, all private streets, fire lane identification, pedestrian 
facilities, and street lights internal to Land Bays A and C not otherwise maintained 
by the County or the Virginia Department of Transportation (“VDOT”). The Master 
POA also shall provide maintenance of Land Bay D, and all facilities constructed 
therein, until such time as Land Bay D has been dedicated to the County. The 
Master POA also shall provide maintenance, including snow removal, of the Access 
Road as provided under Proffer 14.f, below. 
 

b. Garage Restriction. The POA Documents shall include a provision prohibiting any 
garage space from being converted to habitable and/or living space or to any other 
use that precludes the parking of operable vehicles as required to meet the parking 
requirements of the Zoning Ordinance.  

 
9. Land Bay F Maintenance. As required by the applicable Virginia Housing or HUD program 

for the Affordable Workforce Building, the owner of the Affordable Workforce Building 
shall provide maintenance of all common areas, open space areas, parking areas, pedestrian 
facilities, and active recreation areas, as well as provide for trash removal, snow removal, 
and recycling services throughout Land Bay F. The owner of the Affordable Workforce 
Building shall also be responsible for the maintenance of all common recreational facilities 
and all storm drainage easements and stormwater management facilities in Land Bay F not 
maintained by the County. For any roadways or other site features shared between Land 
Bay F and Land Bays A and C, the landowner of Land Bay F will execute a Joint 
Maintenance Agreement with the Master POA, including appropriate reimbursements, 
either way, for the party providing services to the shared area. 
 

10. Design Guidelines. Development within Land Bays A, C, and F of the Property shall be in 
substantial conformance with the design guidelines titled “Goose Creek Overlook Design 
Guidelines,” dated August 19, 2020, revised December 21, 2020, prepared by Bowman 
Consulting, Ltd., and attached to these Proffers as Exhibit A (the “Design Guidelines”). In 
instances where the Design Guidelines conflict with any provisions proffered herein, 
including the CDP and any sheets thereof for which substantial conformance has been 
proffered, these Proffers shall supersede the Design Guidelines. The Design Guidelines 
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describe general building location, streetscape, building character, design and materials, 
and parking standards for Land Bays A, C, and F of the Property. The Owner shall develop 
appropriate design review procedures to ensure Land Bays A, C, and F of the Property are 
developed consistent with the Design Guidelines. The Design Guidelines shall be enforced 
by the Master POA. Although Land Bay F is not subject to the Master POA or POA 
Documents, all building plans for the Property, including the Affordable Workforce 
Building on Land Bay F, shall be subject to the Design Guidelines. A letter confirming 
approval by the Master POA shall be included with all building permit plan applications 
submitted to the County for the Property. The buildings shall be similar in character to the 
elevations depicted in the Design Guidelines, but exact conformity shall not be required. 
Architectural elevations submitted to the County with each zoning permit application shall 
be reviewed for conformance with this Proffer 10, by the Zoning Administrator or his/her 
designee(s). 
  

11. Universal Design. In addition to any Virginia Statewide Building Code requirements, the 
following Universal Design Options shall be offered at the time of initial purchase and 
installed at the purchaser’s sole cost prior to the issuance of occupancy permit for each 
residential dwelling unit on the Property: 
 
a. Blocking for reinforcement of fall grab bars; 
 
b. Front entrance doors that are a minimum of 36 inches wide;  

 
c. Electrical outlets that are a minimum of 18 inches high on the wall; 
 
d. Light switches and thermostats that are located a maximum of 48 inches high on 

the wall. Thermostats shall be relocated to a maximum of 48 inches high on the 
wall at the request of the original home purchaser at the time of sale; 

 
e. Lever door handles instead of door knobs; 
 
f. A curb-less shower or a shower with a maximum two inch high curb; 

 
g. A turning radius of five feet near the first floor bathroom commode; 
 
h. Americans with Disabilities Act-compliant grab bars in the bathrooms; and 
 
i. A first floor bathroom console sink in lieu of a cabinet-style vanity. 

 
12. Active Recreational Amenities. As indicated on Sheets 07, 08, and 08.1 of the CDP, the 

Applicant shall provide a minimum of 41,200 square feet of active recreation space in Land 
Bays A and C (labeled as “ACTIVE RECREATION SPACE” and, hereinafter, “Active 
Recreation Space”), consisting of a minimum of 18,000 square feet provided in Land Bay 
A and a minimum of 20,600 square feet in Land Bay C. The Active Recreation Space in 
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Land Bay A shall include, but not be limited to, a community lawn, a tot lot, and a picnic 
area, as permitted by the Zoning Ordinance definition for Active Recreation Space and as 
permitted by Section 4-1500 of the Zoning Ordinance for that portion of the Active 
Recreation Space that is located within major floodplain. Notwithstanding the foregoing, 
and as shown on Sheet 08.1 of the CDP, any Active Recreation Space that is located within 
major floodplain shall be limited solely to picnicking and open natural turf areas for 
outdoor games and sports that do not require structural foundations of any kind. Lighted 
sports fields and the construction of formal sports fields of any kind (e.g., baseball and 
soccer fields, sand volleyball courts, and/or any other sports fields or courts which require 
the installation of structures, goal posts, sand or other loose aggregates etc.) shall be 
prohibited within the major floodplain. Active Recreation Space(s) will be shown on each 
respective site plan containing the area of the CDP depicting such Active Recreation 
Spaces. The Active Recreation Space in Land Bay A shall be constructed and available for 
use prior to issuance of an occupancy permit for the 47th residential unit in Land Bay A. 
The Active Recreation Space in Land Bay C shall be constructed concurrent with the 
development adjacent to each of the Active Recreation Spaces and shall be available for 
use prior to issuance of an occupancy permit for the 50th residential unit in Land Bay C. 
Any such Active Recreation Space(s) shall be owned and maintained by the Master POA. 
Said Active Recreation Space(s) and the facilities and amenities to be constructed or placed 
within said areas shall be bonded for construction in conjunction with each subdivision/site 
plan, including any site plan amendment, or CPAP application depicting said Active 
Recreation Space.  

 
a. Subsequent Changes. Once the required recreational facilities and amenities are 

constructed or placed within said Active Recreation Space as required pursuant to 
this proffer, the Master POA shall be permitted to change the active recreation 
amenity contemplated by this proffer without the need to process a Zoning Concept 
Plan Amendment, so long as the Property continues to meet the minimum active 
recreational space required by these Proffers, the alternative active recreation 
amenity meets the definition of active recreational space under the Zoning 
Ordinance, and the alternative Active Recreation Space is in substantial 
conformance with these Proffers as determined by the Zoning Administrator. Prior 
to any such change, the Owner or Master POA, as applicable, shall submit a written 
request to the Zoning Administrator of the contemplated change for review and 
approval. 
 

13.  Hennessy Legacy.  
 

a. Hennessy Garage. The Owner shall retain and renovate the approximately 2,275 
square foot three-story frame garage building located in Land Bay A (the 
“Hennessy Garage”), depicted as “EX. GARAGE TO REMAIN” on Sheet 08 of 
the CDP and previously used by artist William J. Hennessy, Jr., for use by the 
residents of Land Bays A, C, and F for community meetings and, if not previously 
scheduled for use by the residents of Land Bays A, C and F, for use by the general 
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public for other civic uses and activities. The Master POA shall own the Hennessy 
Garage and, as provided in Proffer 8, above, shall be responsible for the operations 
and maintenance of the Hennessy Garage and associated parking area. The 
Hennessy Garage shall be open for use prior to the issuance of the 47th occupancy 
permit for Land Bay A. The Hennessy Garage renovations shall be designed and 
bonded for construction prior to or in conjunction with the approval of the first 
subdivision, site plan, including any site plan amendment, or CPAP application for 
Land Bay A. 
 

b. Hennessy Artwork. The Owner shall work with William J. Hennessy, Jr. (or his 
successor(s) in interest having permission to convey and display artwork) to obtain 
by loan, gift, or other terms mutually acceptable to the Owner and William J. 
Hennessy, Jr. approximately eight 20-inch x 26-inch giclee prints representing his 
work as a courtroom artist as well as other artwork depicting scenes of the Goose 
Creek and Washington, D.C. produced by William J. Hennessy, Jr. (the “Hennessy 
Collection”).  The Owner shall, in good faith, use its best efforts to obtain and install 
the Hennessy Collection concurrent with the completion of the renovation of the 
Hennessy Garage and prior to the Hennessy Garage being open for use as a POA 
facility. If, despite such good faith efforts, permission to display the Hennessy 
Collection cannot be reasonably acquired within such time period, opening of the 
Hennessy Garage as a POA facility shall not be delayed for that reason. 

 
c. Hennessy Commemoration. The Owner shall install, in proximity to the entrance 

of the Hennessy Garage, a plaque and/or interpretive board with text and visual 
references to commemorate the artwork and history of William J. Hennessy, Jr.  
The plaque and/or interpretive board shall be installed concurrent with the 
completion of the renovation of the Hennessy Garage and prior to the Hennessy 
Garage being open for use as a POA facility. The plaque and/or interpretative board 
shall be bonded for installation prior to or in conjunction with the approval of the 
first subdivision, site plan, including any site plan amendment, or CPAP application 
for Land Bay A.  

 
GOOSE CREEK STREAM VALLEY PARK  

 
14. Goose Creek Stream Valley Park. It is the Owner’s intention to create a unified publicly-

accessible passive recreation linear stream valley park along the Goose Creek (“Goose 
Creek Stream Valley Park”) comprising Land Bay D and the County Parcel (inclusive of 
Land Bay E), which will consist of the following elements:  
 
a. Land Bay D Park Site. The Owner shall dedicate Land Bay D to the County, with 

good and marketable title, free and clear of any encumbrances that would prevent 
or materially hinder Land Bay D for use as the Goose Creek Stream Valley Park as 
provided for under this Proffer 14, as evidenced by a policy of owner's title 
insurance provided to the County, and construct park and civic space improvements 
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as further described below in Proffers 14.b through 14.g, at no cost to the County, 
for civic/open space/conservation/active recreation/passive recreation purposes 
only. The portions of Land Bay D north and south of Sycolin Road may be 
dedicated at different times, and dedication shall occur prior to the issuance of the 
first occupancy permit for Land Bays A, C, or F, whichever is first in time. The 
Owner shall not use Land Bay D nor permit Land Bay D to be used for staging, 
dumping, or similar activities, nor grant, create, or establish any utility easement or 
other easement on Land Bay D, except for the permanent open space easement as 
provided for under this Proffer 14.a., without prior approval of the County, which 
may be withheld in the County’s sole discretion. Land Bay D shall remain 
undisturbed except for any environmental management activities, trails, raised 
boardwalks, parking lots, a natural picnic area, a canoe/kayak landing on Goose 
Creek, as referenced in these Proffers, and any other improvements approved by 
the County for the Goose Creek Stream Valley Park, and County- and/or Loudoun 
Water-approved activities related to the construction and maintenance of wetlands 
mitigation, reforestation activities, as well as any other trail easements, stormwater 
easements, utilities, pump stations, stormwater management, best management 
practices (“BMP”) facilities, or other improvements contemplated by these 
Proffers. Land Bay D shall not be subject to, and shall be expressly excluded from 
imposition of, any property owners association, covenants, and/or restrictions or 
Design Guidelines that may apply to the Property, shall be withdrawn from any 
property owners association, covenants, and/or restrictions and Design Guidelines 
which may have previously been imposed prior to dedication to the County, and 
shall not be subject to any owners association fees or assessments nor any proffered 
monetary conditions. The Owner shall place Land Bay D under a permanent open 
space easement pursuant to the Virginia Open-Space Land Act codified at Section 
10.1-1700 et seq. and/or the Virginia Outdoors Foundation statute codified at 
Section 10.1-1800 et seq. of the Code of Virginia (1950), as amended, prior to or 
concurrent with conveyance of Land Bay D to the County. The Owner shall work 
in conjunction with the Virginia Outdoors Foundation and the County on the terms 
of said easement to ensure consistency with County use, operations and 
maintenance requirements for the Goose Creek Stream Valley Park. Said easement 
shall be submitted to the County in a form acceptable to the County Attorney’s 
Office prior to the approval of the first subdivision or site plan, including any site 
plan amendment, application for the Property, whichever is first in time, and shall 
be recorded in the Land Records prior to the issuance of the first occupancy permit 
for Land Bays A, C, or F, whichever is first in time.  

 
b. Goose Creek Stream Valley Trail. The Owner shall construct, at no public cost, a 

variable width four- to 10-foot wide natural earth bearing trail (the "Goose Creek 
Stream Valley Trail") within Land Bays A, C, and D, and upon those portions of 
the County Parcel included within Land Bay E, as well as any portion that may be 
located within the public right-of-way for Sycolin Road, in the general locations 
depicted as “PROPOSED 4’ - 10’ WIDE NATURAL EARTH BEARING 
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“GOOSE CREEK STREAM VALLEY TRAIL” on Sheets 08 and 09 of the CDP, 
including a connection under the Goose Greek Bridge. The Owner shall work with 
the Department of Parks, Recreation & Community Services (“PRCS”) staff to 
design and field-locate the Goose Creek Stream Valley Trail on Land Bays A, C, 
D and E, as part of a future regional Goose Creek linear trail system. The Goose 
Creek Stream Valley Trail shall remain in a natural state to be used for activities 
such as walking, hiking, biking, or such other uses that conditions may warrant, 
subject to County approval. The Goose Creek Stream Valley Trail shall be depicted 
on a separate CPAP or site plan, including site plan amendment, application 
submitted for the park improvements identified in Proffers 14.a through 14.f and 
shall be bonded for construction prior to, the approval of the first subdivision or 
site plan, including any site plan amendment, application for Land Bays A, C, or F, 
whichever is first in time, and constructed and available for use, subject to County 
approval, prior to the issuance of the first residential occupancy permit within the 
Property; provided, however, that in the event VDOT does not approve construction 
of those portions of the Goose Creek Stream Valley Trail located within the VDOT 
right-of-way (e.g., under the Goose Creek Bridge) prior to the approval of the first 
subdivision or site plan, including any site plan amendment, application for Land 
Bays A, C, or F, whichever is first in time, the Owner shall have no obligation to 
construct the portion of the Goose Creek Stream Valley Trail within the Sycolin 
Road right-of-way and shall instead make a cash contribution to the County in the 
amount of $10,000.00 to be used for park and recreation purposes in the Ashburn 
Planning Subarea of the County. The Owner shall work in conjunction with VDOT 
and the County to obtain trail access within the existing VDOT rights-of-way. The 
Owner shall grant and convey to the County a 10-foot wide public access easement 
for all portions of the Goose Creek Stream Valley Trail that are not located on 
County property or within the VDOT right-of-way. This easement shall be in a form 
approved by the County Attorney, dedicated to the County at no public cost, and 
recorded among the Land Records prior to the approval of the first subdivision or 
site plan, including any site plan amendment, application for Land Bays A, C, or F, 
whichever is first in time. The Owner shall receive a credit against the Capital 
Facilities Contribution required by Proffer 15 equal to the verified actual reasonable 
cost, as reviewed and approved by the Zoning Administrator, of the installation of 
the Goose Creek Stream Valley Trail (inclusive of engineering, surveying, bonding, 
permit fees, utility relocation, easement acquisition, and other soft and hard costs 
of construction); provided, however, that any entitlement to any such credit shall 
not entitle the Owner to demand, recover, receive, or require any cash payment or 
refund from the County for any payments or contributions made to the County prior 
thereto. 

 
c. Canoe/Kayak Landing. As depicted on Sheet 08 of the CDP as “CANOE/KAYAK 

LANDING,” the Owner shall, at no public cost and in consultation with PRCS, 
install a canoe/kayak landing (the “Canoe/Kayak Landing”) on Land Bay D for use 
by the general public. The design of the Canoe/Kayak Landing shall include an 
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access path connecting the Canoe/Kayak Landing to the Goose Creek Stream 
Valley Trail and trailhead parking area. The specific design and location of the 
Canoe/Kayak Landing shall be generally as shown on Exhibit B, “Illustrative 
Canoe/Kayak Landing,” and, in consultation with PRCS, shall be depicted on the 
separate CPAP or site plan, including site plan amendment, application submitted 
for the park improvements identified in Proffers 14.a through 14.f, and shall be 
bonded for construction prior to approval of, the first subdivision or site plan, 
including any site plan amendment, application for Land Bays A, C, or F, 
whichever is first in time, and shall be constructed and conveyed to the County 
concurrent with the dedication of Land Bay D as described in Proffer 14.a, above. 
The timing of availability of the Canoe/Kayak Landing shall be determined by the 
County. The Owner shall have no further obligation to operate or maintain the 
Canoe/Kayak Landing following its installation and acceptance by the County. The 
Owner shall receive a credit against the Capital Facilities Contribution required by 
Proffer 15 equal to the verified actual reasonable cost, as reviewed and approved 
by the Zoning Administrator, of the installation of the Canoe/Kayak Landing 
(inclusive of engineering, surveying, bonding, permit fees, utility relocation, 
easement acquisition, and other soft and hard costs of construction); provided, 
however, that any entitlement to any such credit shall not entitle the Owner to 
demand, recover, receive, or require any cash payment or refund from the County 
for any payments or contributions made to the County prior thereto. 

 
d. Land Bay D Trailhead Improvements. As depicted on Sheets 08 and 08.1 of the 

CDP, the Owner shall, at no public cost and in consultation with PRCS, install 
improvements (the “Land Bay D Trailhead Improvements”) on Land Bay D for the 
benefit of allowing the general public to access and use Land Bay D and the Goose 
Creek Stream Valley Park, the Goose Creek Stream Valley Civic Space, the Goose 
Creek Stream Valley Trail, and the Canoe/Kayak Landing referenced in Proffer 
14.c, above. Said Land Bay D Trailhead Improvements shall consist of a pervious 
surface parking lot or comparable material, as approved by and in consultation with 
the County, containing a minimum of 21 parking spaces, a minimum of one bicycle 
rack that serves six bicycles, a parking/traffic control gate, a minimum of four 
picnic tables and natural seating areas adjacent to the parking area all as generally 
shown on Sheet 08.1 of the CDP, trash and recycling receptacles, and an 
approximately four- to 10-foot-wide natural earth bearing trail, the ultimate width 
to be determined by the County, connecting the parking lot to the Goose Creek 
Stream Valley Trail and the Canoe/Kayak Landing. The Land Bay D Trailhead 
Improvements shall be depicted on the separate CPAP or site plan, including site 
plan amendment, application submitted for the park improvements identified in 
Proffers 14.a through 14.f, and shall be bonded for construction prior to approval 
of, the first subdivision, CPAP, or site plan, including any site plan amendment, 
application for Land Bays A, C, or F, whichever is first in time, and shall be 
constructed and conveyed to the County concurrent with the dedication of Land 
Bay D to the County. The timing of availability of the Land Bay D Trailhead 
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Improvements shall be determined by the County. Following conveyance of the 
Land Bay D Trailhead Improvements to the County, the Owner shall have no 
further obligation to operate or maintain the Land Bay D Trailhead Improvements. 
The Owner shall receive a credit against the Capital Facilities Contribution required 
by Proffer 15 equal to the verified actual reasonable cost, as reviewed and approved 
by the Zoning Administrator, of the installation of the Land Bay D Trailhead 
Improvements (inclusive of engineering, surveying, bonding, permit fees, utility 
relocation, easement acquisition, and other soft and hard costs of construction); 
provided, however, that any entitlement to any such credit shall not entitle the 
Owner to demand, recover, receive, or require any cash payment or refund from the 
County for any payments or contributions made to the County prior thereto. 

 
e.  Interpretive Installations. The Owner shall, at no public cost, provide a minimum 

of two commemorative signage installations/interpretive markers on Land Bay D 
near the Trailhead Parking described in Proffer 14.d, above, and depicted as 
“INTERPRETIVE SIGNAGE” on Sheet 08 of the CDP. Said Interpretive Signage 
shall commemorate: (1) the Goose Creek and the significance of its designation as 
a state scenic river; and (2) the role of conservation easements in preserving 
Virginia’s scenic and open space areas. The language on any commemorative 
installation/interpretive markers shall be submitted to PRCS staff for review, 
consultation, and comment, with the specific location, language, and visual display 
of each installation determined by the Owner prior to approval of the first 
subdivision or site plan, including any site plan amendment, application for Land 
Bays A, C, or F, whichever is first in time. The Interpretive Signage shall be 
installed concurrent with the Land Bay D Trailhead Improvements required in 
Proffer 14.d and prior to the dedication of Land Bay D to the County. 

 
f.  Land Bay E Improvements. As depicted on Sheet 08 of the CDP, the Owner shall, 

in consultation with PRCS and the grantee of the Existing Open Space Easement 
(the “Grantee”), install improvements at no public cost on Land Bay E for the 
benefit of allowing the general public to access the Goose Creek Stream Valley 
Park and the Goose Creek Stream Valley Trail. Said improvements shall consist of 
a pervious surface parking lot or comparable materials, as approved by and in 
consultation with the County, containing a minimum of 14 parking spaces, gates at 
the entrance and exit to the parking lot, trash and recycling receptacles, an 
approximately four- to 10-foot-wide natural earth bearing trail, the ultimate width 
to be determined by the County, connecting the parking lot to the Goose Creek 
Stream Valley Trail, one bicycle rack (in addition to the bicycle racks referenced 
below in Proffer 21) which shall accommodate a minimum of six bicycles, one 
bicycle repair station with an air pump, and a 26-foot wide access road (the “Access 
Road”) connecting said parking lot to Sycolin Road and the Property (together, the 
“Land Bay E Improvements”). The Land Bay E Improvements shall be conveyed 
to the County upon completion and, with the exception of the Access Road which 
shall be maintained by the Master POA, the Owner shall have no further obligation 
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to operate or maintain the Land Bay E Improvements following their acceptance by 
the County. The Land Bay E Improvements shall be depicted on the separate CPAP 
or site plan, including site plan amendment, application submitted for the park 
improvements identified in Proffers 14.a through 14.f, and shall be bonded for 
construction prior to approval of, the first subdivision or site plan, including any 
site plan amendment, application for Land Bays A, C, or F, whichever is first in 
time, and shall be constructed and available for use, subject to County approval, 
prior to the issuance of the first residential occupancy permit within the Property. 
In the event the Grantee determines that construction of the Land Bay E 
Improvements would be prohibited under the terms of the Existing Open Space 
Easement, the Owner shall obtain the amendments to the Existing Open Space 
Easement from the Grantee necessary to permit the Land Bay E Improvements prior 
to the approval of the first subdivision or site plan, including any site plan 
amendment, application for Land Bays A, C, or F, whichever is first in time. The 
Owner shall receive a credit against the Capital Facilities Contribution required by 
Proffer 15 equal to the verified actual reasonable cost, as reviewed and approved 
by the Zoning Administrator, of the installation of the Land Bay E Improvements 
(inclusive of engineering, surveying, bonding, permit fees, utility relocation, 
easement acquisition, and other soft and hard costs of construction); provided, 
however, that any entitlement to any such credit shall not entitle the Owner to 
demand, recover, receive, or require any cash payment or refund from the County 
for any payments or contributions made to the County prior thereto. 

 
g.  Park Wayfinding Signage. The Owner shall, in coordination with PRCS, develop a 

directional/wayfinding signage system for the Goose Creek Stream Valley Park and 
Goose Creek Stream Valley Trail to ensure residents and visitors can easily identify 
and access Land Bay D and Land Bay E’s public recreational amenities and trails. 
The initial location of such directional/wayfinding signage system, as generally 
shown on Sheet 08 of the CDP, shall be depicted on the first CPAP or site plan, 
including site plan amendment, application submitted for the park improvements 
identified in Proffers 14.a through 14.f above. The design of the 
directional/wayfinding signage system shall be in substantial conformance with the 
Loudoun County PRCS Comprehensive Sign Plan and Standards, dated August 9, 
2010. Said wayfinding signs shall be installed by the Owner in conjunction with 
the construction of the Goose Creek Stream Valley Park and Goose Creek Stream 
Valley Trail, and prior to the dedication of Land Bay D to the County. 
 

e. Park Disclosure. The POA Documents shall include a requirement that, prior to 
entering into a contract of sale, prospective purchasers of the residential units on 
the Property shall be provided with a disclosure that includes a detailed description 
of the Property’s relationship to Land Bay D and Land Bay E, including an 
acknowledgement that Land Bays D and Land Bay E shall be used for public 
recreation purposes open to the general public, and that the general public may 
traverse pedestrian and vehicular connections within the Property to access Land 
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Bays D and Land Bay E. Such disclosure language shall be subject to review and 
approval by the Zoning Administrator or his/her designee(s) prior to the approval 
of the first subdivision or site plan, including any site plan amendment, application 
for Land Bays A or C, whichever occurs first in time. 

 
CAPITAL FACILITIES 

 
15. Capital Facilities Contribution. The Owner shall make a one-time capital facilities cash 

contribution to the County in the amount of $18,174.07 for each new market-rate 
residential dwelling unit constructed on the Property, based upon a blended rate of the total 
number of new market-rate MF Stacked Dwelling Units and SFA Dwelling Units permitted 
pursuant to Proffer 2, which equals a total cumulative maximum contribution of 
$2,962,374.00, less any applicable credits pursuant to these Proffers. The amount of the 
said capital facilities contribution payable for each such dwelling unit, adjusted pursuant 
to Proffer 35, 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 contributions may be used at the County’s discretion for capital 
facility improvements within the Ashburn Planning Subarea of the County. 
 

TRANSPORTATION 
 

16. Regional Road Contribution. The Owner shall make a one-time cash regional road 
contribution to the County in the amount of $6,000.00 for each market-rate rate residential 
dwelling unit constructed on the Property, for a total cumulative maximum contribution of 
$978,000.00. The amount of said contribution payable for each unit, adjusted pursuant to 
Proffer 35, 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 contributions shall be payable to the County and used at the County’s 
discretion for regional road or transportation improvements including, but not limited to, 
widening of the Sycolin Road bridge(s) across Goose Creek and/or the Dulles Greenway, 
and other transportation improvements within the Ashburn Planning Subarea of the 
County. 

 
17. Transit Contribution. The Owner shall make a one-time cash regional road contribution to 

the County in the amount of $1,000.00 for each market-rate residential dwelling unit 
constructed on the Property, for a total cumulative maximum contribution of $163,000.00. 
The amount of said contribution payable for each unit, adjusted pursuant to Proffer 35, 
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 contributions shall be payable to the County and deposited in a Transit/Rideshare 
Trust Fund or otherwise used by the County, at the County’s sole discretion, to support 
transit services as described in the Loudoun County 2019 Countywide Transportation Plan, 
as amended. 
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18. Public Access Easement. Streets located on Land Bays A and F that provide direct access 

from Sycolin Road to the two public trailhead parking/access areas on the Property, as 
depicted on Sheet 08 of the CDP, shall be located within a public access easement in a 
form approved by the County Attorney and dedicated to the County at no public cost prior 
to or concurrent with approval of the first subdivision, site plan, including any site plan 
amendment, or CPAP application submitted for the adjacent section of the Property. The 
Master POA shall be responsible for the maintenance of said streets. 

 
19. Sycolin Road Improvements. 

 
a. Sycolin Road Right-of-Way Dedication. The Owner shall dedicate to the County, 

subject to VDOT approval and at no public cost, sufficient land along the Property’s 
Sycolin Road frontage, to provide for variable width right-of-way as depicted on 
Sheet 11 of the CDP as “PROP. ROW DEDICATION,” together with the granting 
of all related easements outside the dedicated right-of-way, such as slope 
maintenance, storm drainage, temporary construction and utility relocation 
easements, necessary to accommodate the construction of Sycolin Road. Such 
dedication shall be made prior to or concurrent with the approval of the first 
subdivision or site plan, including any site plan amendment, application for the 
Property.  
 

b. Sycolin Road Frontage Improvements. The Owner shall, subject to VDOT approval 
and at no public cost, design, bond, and construct those improvements to Sycolin 
Road depicted on Sheet 11 of the CDP, to create a median-divided four-lane section 
of Sycolin Road with two northbound and two southbound lanes, left- and right-
turn lanes, and tapers to a two-lane undivided section of roadway. Said 
improvements shall be bonded for construction prior to approval of the first 
subdivision, site plan, including any site plan amendment, or CPAP, application for 
the Property and be installed, operational, and available for use, but not necessarily 
accepted by VDOT, prior to the issuance of the first occupancy permit for a market-
rate residential dwelling unit on the Property. 

 
c. Sycolin Road Public Access Easement. The Owner shall dedicate to the County, in 

a form approved by the County Attorney, subject to VDOT approval and at no 
public cost, a maximum 14-foot wide public access easement along both sides of 
the Property’s Sycolin Road frontage, as depicted on Sheet 11 of the CDP as 
“PROP. PUBLIC ACCESS EASEMENT.”  Said easement shall be dedicated to the 
County prior to or concurrent with the approval of the first subdivision, site plan, 
including any site plan amendment, or CPAP, application for the Property, 
whichever is first in time. 

 
d. On-Site Sycolin Road Multipurpose Trail. The Owner shall, subject to VDOT 

approval and at no public cost, design, bond, and construct an approximately 10-
foot wide multipurpose trail along both sides of the Property’s Sycolin Road 
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frontage as depicted on Sheet 09 of the CDP as “PROPOSED 10’ SHARED USE 
PATH (ASPHALT/CONCRETE)” (“On-Site Multipurpose Trail”). On the western 
side of the Property, the On-Site Multipurpose Trail shall extend as follows: (1) to 
the Goose Creek Stream Valley Trail spur on the north side of Sycolin Road and; 
(2) to within approximately 10 feet of the existing Goose Creek Bridge landing on 
the south side of Sycolin Road. Said improvements shall be depicted on, and 
bonded for construction prior to approval of, the first subdivision or site plan, 
including any site plan amendment, application for the Property and be installed, 
operational, and available for use, but not necessarily accepted by VDOT, prior to 
the issuance of the 115th occupancy permit for Land Bays A and C of the Property. 
As shown on Sheets 09 and 11 of the CDP, a 14-foot wide easement to 
accommodate the future construction of the remaining sections of the On-Site 
Multipurpose Trail (north and south of Sycolin Road to the Property line) to the 
western Property line shall be dedicated to the County, at no public cost, prior to or 
concurrent with approval of the first subdivision, site plan, including any site plan 
amendment, or CPAP, application for the Property.  The Owner shall also pay a 
cash contribution to the County in the amount of $213.00 per market-rate residential 
dwelling unit, to be paid concurrent with issuance of the zoning permits for said 
units, for the construction of the missing sections of the On-Site Multipurpose Trail 
on the western side of the Property (approximately 120 linear feet on the north side 
of Sycolin Road and approximately 20 linear feet on the south side of Sycolin Road, 
both located between the western terminus of the future On-Site Multipurpose Trail 
and Goose Creek), or other regional road improvements in the vicinity of the 
Property, as determined by the County. 
 

e. Sycolin Road Offsite Improvements. The Owner shall, subject to VDOT approval 
and at no public cost, design, bond, and extend the multipurpose trail constructed 
pursuant to Proffer 19.d along certain sections of Sycolin Road as shown on Exhibit 
C, “Shared Use Trail Extension Exhibit”. Said improvements shall be depicted on, 
and bonded for construction prior to approval of, the first subdivision or site plan, 
including any site plan amendment, application for the Property and be installed, 
operational, and available for use, but not necessarily accepted by VDOT, prior to 
the issuance of the 115th occupancy permit for Land Bays A and C.  

 
f. Sycolin Road Bus Shelter/Stop Easements. The Owner shall provide public access 

easements, in a form approved by the County Attorney and at no public cost, for 
two bus shelters/stops along the Property’s Sycolin Road frontage within the areas 
identified as “POSSIBLE BUS STOP EASEMENT LOCATION” as depicted on 
Sheets 09 and 11 of the CDP (the “Bus Stop Easements”). The Bus Stop Easements 
shall be of sufficient size to accommodate bus shelters for use by, and incorporation 
into, the Loudoun County Transit Services programming for bus service. The final 
dimensions and location for the Bus Stop Easements shall be determined in 
coordination with the Department of Transportation and Capital Infrastructure, and 
the Bus Stop Easements shall be dedicated to the County prior to or concurrent with 
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approval of the first subdivision or site plan, including site plan amendment, 
application for the Property, whichever occurs first in time. 

 
20. Pedestrian Facilities. As depicted on Sheet 09 of the CDP, the Owner shall construct 

pedestrian circulation and access facilities and connections on the Property. These facilities 
and connections shall be constructed in conjunction with the development of the adjacent 
lots, streets, infrastructure, and adjacent residential dwelling units, and shall be depicted on 
each applicable subdivision, CPAP, or site plan, including any site plan amendment, 
application submitted for the Property. All public pedestrian facilities shall be located 
either completely within a dedicated public right-of-way or completely outside of the 
public right-of-way within a public access easement on the Property, provided that 
transitions between the public and private rights-of-way may be necessary at road crossings 
and other areas. Any pedestrian facilities located outside of the public right-of-way shall 
be maintained by the Master POA. In the event such pedestrian facilities are to be 
constructed within a public access easement, said easement shall be in a form approved by 
the County Attorney and dedicated to the County at no public cost prior to or concurrent 
with approval of the applicable subdivision, CPAP, or site plan, including any site plan 
amendment, application for the Property. All pedestrian facilities shall be constructed in 
accordance with VDOT or FSM standards, unless modified or waived by VDOT or the 
County, as applicable. All pedestrian facilities shall be constructed and open for use prior 
to the issuance of the first occupancy permit for the dwelling units adjoining said pedestrian 
facilities. 

 
a. Sidewalks. All facilities depicted as "PROPOSED 5’ MIN. SIDEWALK 

(CONCRETE)" on Sheet 09 of the CDP shall be constructed in accordance with 
FSM or VDOT standards, as applicable, throughout the Property of concrete or 
other similar material permitted by the FSM and/or VDOT and shall be a minimum 
width of five feet unless otherwise required in these Proffers or depicted on Sheet 
09 of the CDP. Sidewalks and/or pedestrian pathways shall be located either 
completely within the public right-of-way or completely outside of the public right-
of-way within public access easements in a form approved by the County Attorney 
that are a minimum width of seven feet and dedicated to the County, except as 
otherwise approved by Loudoun County and/or VDOT, as applicable, provided that 
transitions between the two may be necessary at road crossings and other areas. 
Said sidewalks shall be bonded for construction prior to approval of the subdivision 
or site plan, including any site plan amendment, application including said 
sidewalk, and shall be constructed and open for use prior to the issuance of the first 
occupancy permit for the adjacent dwelling units. 
 

b. Other Private Pedestrian Connections. The Owner shall be entitled to construct any 
number of additional private pedestrian connections internal to the Property in 
conformance with the Zoning Ordinance and the FSM. All private pedestrian 
connections shall be maintained by the Master POA, to be established pursuant to 
Proffer 8. 
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21. Bicycle Infrastructure. The Owner shall provide a minimum of one bicycle rack each in 

Land Bays A and C of the Property (in addition to the bicycle rack under Proffer 14.f), 
each of which shall accommodate a minimum of six bicycles. The location of said bicycle 
racks shall be as generally shown on Sheet 09 of the CDP as “POTENTIAL BICYCLE 
RACK LOCATION”. Said bicycle racks shall be required to be maintained by the Master 
POA. The bicycle racks shall be depicted on, and bonded for construction prior to approval 
of, the first subdivision or site plan, including any site plan amendment, application for, 
and installed concurrently with, the adjacent development, and available for use on Land 
Bay A prior to the issuance of the occupancy permit for the 47th residential unit located in 
Land Bay A, and on Land Bay C prior to the issuance of the occupancy permit for the 50th 
SFA Dwelling Unit located in Land Bay C. The Owner shall also provide a minimum of 
two bicycle racks in Land Bay F to serve the Affordable Workforce Building. These bicycle 
racks shall be installed and available for use prior to issuance of the first occupancy permit 
in the Affordable Workforce Building and shall be maintained by the owner of the 
Affordable Workforce Building. In the event funding is not approved by Virginia Housing 
and/or HUD for the Affordable Workforce Building pursuant to Proffer 2.f, the Owner 
shall have no further obligation to construct said bicycle racks in Land Bay F. 

 
22. Off-Site Right-of-Way Acquisition. 

 
a. The Owner shall make good faith efforts to acquire any off-site right-of-way and/or 

easements necessary for the road or pedestrian improvements identified in these 
Proffers. The Owner shall advise the County of such acquisition efforts and shall, 
to the best of its ability, attempt to acquire such off-site rights-of-way and/or 
easements without the need for eminent domain proceedings. Where right-of-way 
and/or easements necessary for such proffered road or pedestrian improvements 
cannot be obtained despite such good faith efforts, including through: (i) voluntarily 
donation or proffer to the County; or (ii) purchase by the Owner at a fair market 
value, the Owner shall request that the County acquire such right-of-way and/or 
easements by appropriate eminent domain proceedings by the County, with all costs 
associated with the eminent domain proceedings to be borne by the Owner, 
including, but not limited to, land acquisition costs and appraisal fees. The initiation 
of such eminent domain proceedings shall be solely at the discretion of the County. 

 
b. If any necessary off-site right-of-way and/or easements cannot be acquired by the 

Owner and the County chooses not to exercise its right of eminent domain to 
acquire said right-of-way, the Owner shall be released from the obligations to 
acquire such right-of-way. If the County chooses to defer the exercise of its right 
of eminent domain to acquire any necessary off-site right-of-way or easements, the 
Owner’s obligation to complete the improvements identified in the associated 
proffer shall be likewise deferred until the said off-site right-of-way is available. 

 
ENVIRONMENTAL 
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23. Stormwater Management. All stormwater management facilities on the Property shall be 

designed and constructed consistent with applicable state stormwater regulations and FSM 
standards, provided that state regulations shall take precedence over the CDP in the event 
of a conflict. Stormwater management measures may include, but shall not be limited to, 
bioretention areas, underground detention, and manufactured BMPs as depicted on Sheet 
10 of the CDP. All stormwater measures shall be designed and implemented in accordance 
with the adopted provisions of the latest edition of the Virginia Stormwater Management 
Handbook and FSM, unless modified or waived by the County, and shall be depicted on, 
and bonded for construction prior to the approval of, the first CPAP and/or site plan 
applications for development of each land bay of the Property. The Owner shall provide a 
minimum of three Low Impact Development ("LID") Best Management Practice measures 
to treat stormwater from the Property. Such LID measures may include, but shall not be 
limited to, water quality swales, bioretention facilities/rain gardens, sheet flow to vegetated 
buffers, pervious pavement for parking spaces, or any alternative LID practice proposed 
by the Owner and deemed by B&D to be acceptable. One LID measure shall be located in 
Land Bay A, one LID measure shall be located in Land Bay C, and one LID measure shall 
be located in Land Bay F. The location of the LID measures shall be shown on each site 
plan, including any site plan amendment, or CPAP, application, whichever is first in time, 
submitted for Land Bay A, Land Bay C, and Land Bay F. Such LID measures shall be 
designed and implemented in accordance with the adopted provisions of the FSM, unless 
modified or waived by the County. Said LID measures, together with the stormwater 
management facilities on the Property, shall provide a minimum of 80 percent of the 
removal of the total phosphorous nutrient reduction on-site before pursuing the use of 
offsite compliance options. Said LID measures shall be depicted on, and bonded for 
construction prior to the approval of, the first CPAP and/or site plan, including any site 
plan amendment, applications for development of each land bay of the Property. Said 
stormwater facilities shall be installed and operational prior to issuance of the first 
occupancy permit for the applicable land bay. 
 

24. Tree Conservation Areas. Within the area identified on Sheet 08 of the CDP as “TREE 
CONSERVATION AREA = 1.14 AC,” the Owner shall preserve healthy trees provided, 
however, that trees may be removed to the extent necessary for the construction of trails, 
passive recreation uses, and stormwater management facilities that are required pursuant 
to these Proffers and/or shown on the approved CPAPs as lying within such Tree 
Conservation Areas and for the construction of utilities necessary for development of the 
Property. Notwithstanding the previous sentence, a minimum of 80 percent of the canopy 
within the cumulative Tree Conservation Area depicted on the CDP shall be preserved, 
exclusive of stands of Virginia Pine over 25 years in age. In the event that the 80 percent 
canopy threshold cannot be achieved within the designated Tree Conservation Areas, such 
lost canopy shall be recaptured elsewhere onsite in locations to be designated at the 
discretion of the Owner in consultation with the County. Boundaries of all Tree 
Conservation Areas shall be clearly marked and protected in the field prior to land 
disturbing activities in accordance with the FSM and shall be delineated on each CPAP, 
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subdivision, or site plan, including any site plan amendment, application containing any 
portion of a Tree Conservation Area. 
 
If, during construction on the Property, it is determined by the Owner’s certified arborist 
and/or the County that any healthy tree located within the boundaries of any of the Tree 
Conservation Areas described in this proffer has been damaged during construction and 
shall not survive, then, prior to bond release on any section containing or immediately 
adjacent to a Tree Conservation Area, the Owner shall remove each such tree and replace 
each such tree with two one-inch caliper native, non-invasive deciduous trees. The species 
of such replacement trees shall be determined by the Owner’s certified arborist or 
landscape architect in consultation with the County Urban Forester or Zoning 
Administrator. The placement of the replacement trees shall be proximate to the area of 
each such damaged tree so removed, or in another area as requested by the County.  
 
The Master POA Documents shall include a provision that prohibits cutting and removal 
of trees in Tree Conservation Areas, as shown on the record plat, after construction has 
been completed by the Owner without specific permission of the County Urban Forester 
or Zoning Administrator. Trees may be removed within Tree Conservation Areas as 
necessary to accommodate Tree Risk Mitigation and or Forest Management Techniques, 
performed by or recommended by a professional forester or certified arborist, that are 
necessary to protect or enhance the viability and regeneration potential of the canopy, in 
consultation with the County Urban Forester or Zoning Administrator. Such Forest 
Management Techniques may include such actions as, without limitation, removal of 
invasive species, and cutting of trees uprooted or damaged by extreme weather conditions, 
and trees or limbs that are diseased, insect-infested, dead, or are considered a hazard to life 
or property. The Master POA Documents shall clearly state that such provisions prohibiting 
tree removal shall not be amended by the Owner or the Master POA without written 
approval from the County. All subdivision, CPAP, and/or site plan, including any site plan 
amendment, applications for each portion of the Property containing a Tree Conservation 
Area shall contain a note stating that the removal of trees within a Tree Conservation Area 
is prohibited except in accordance with the Master POA Documents. 

 
25. Tree Survey. Prior to approval of the first CPAP and/or first subdivision application, 

whichever is first in time, for the portions of PIN 154-45-5980 and PIN 154-45-9680 that 
were previously cleared by the owner of PIN 154-45-5980 to remove diseased trees (the 
“Tree Removal Area”), the Owner shall provide an updated tree inventory for the Tree 
Removal Area to the County Urban Forester to document any changes that may have 
occurred subsequent to the submission of the tree inventory shown on Sheet 12 of the CDP.  

 
26. Native Species. The Owner shall use Virginia native species for all landscaping (80 percent 

for shrubs and 100 percent for trees), with an emphasis on Norther Virginia species,  
including, but not limited to, oaks, dogwoods, redbuds, American hollies, Red maple, and 
American sycamore, or other drought tolerant, regionally appropriate trees in accordance 
with the FSM throughout the Property, provided that the Owner reserves the right, in 
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consultation with and approval by the County Urban Forester, to modify as part of site plan 
approval, the exact species to be used in order to meet FSM requirements and/or green 
building certification standards, or if some plant materials are not available, or not available 
in the quantities required for the project, or have been deemed by the County Urban 
Forester to no longer be appropriate. The Owner shall consult with the County Urban 
Forester to select appropriate Northern Virginia indigenous native species for said areas 
prior to approval of any landscape plans for the Property. 

 
27. Noise Study. The Owner shall provide a noise impact study to the County that shall 

determine the need for any additional buffering and noise attenuation measures along 
Sycolin Road and the Dulles Greenway. The noise impact study shall be based upon traffic 
volumes for these roadways at a time 10 to 20 years from the start of construction based 
upon the most recent, applicable forecast available from the Department of Transportation 
and Capital Infrastructure, the ultimate road configuration as defined in the Loudoun 
County 2019 Countywide Transportation Plan (“CTP”), and the ultimate design speed, 
pavement type and proposed topography. This noise impact study shall be conducted by a 
professional acoustical consultant and submitted to the County concurrently with the 
submission of the first site plan, including site plan amendment, or CPAP application for 
the Property, whichever is first in time. The noise impact study shall be prepared using the 
latest version of the Federal Highway Administration’s Traffic Noise Prediction Model. 
Noise impacts shall be deemed to occur if predicted highway noise levels substantially 
exceed the existing noise levels (a 10 decibel increase over existing levels) or approach 
(one decibel less than), meet, or exceed the Noise Abatement Criteria identified in the CTP. 
For all uses deemed to be subject to such noise impacts, noise attenuation measures shall 
be provided along the specified roadways sufficient to mitigate the anticipated noise 
impacts prior to the issuance of any occupancy permits for any impacted structures. Such 
noise attenuation measures shall be shown on the applicable site plan, including site plan 
amendment, or CPAP application. Noise attenuation measures shall result in noise levels 
less than impact levels (two decibels less than the Noise Abatement Criteria) and shall 
result in a noise reduction of at least five decibels below predicted highway noise levels. 
Where noise attenuation measures are determined to be required, priority shall be given to 
passive measures (to include adequate setbacks, earthen berms, wooden fences, and 
vegetation). Structural noise attenuation measures (e.g., noise walls) shall be used only if 
adequate noise attenuation cannot otherwise be achieved. Notwithstanding the previous 
sentence, structural noise attenuation measures may be incorporated into the construction 
of impacted structures to achieve interior noise standards. The first occupancy permit for 
any dwelling unit or other noise-sensitive use adjacent to the specified roadways shall not 
be issued until the Owner has provided written documentation from B&D or the Zoning 
Administrator that such required attenuation measures have been constructed or installed 
or are not required. All such noise attenuation measures (other than those incorporated into 
the construction of impacted structures to achieve interior noise standards) shall be located 
on Master POA-owned property, and the Master POA Documents shall clearly state that 
all required noise attenuation measures shall be maintained by the Master POA and shall 
not be removed without written approval from the County. 
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28. Lighting. In an effort to minimize nighttime light pollution from the Property, all exterior 

light fixtures on the Property shall be designed, constructed, and installed to minimize light 
trespass off-site and to limit the view of lighting from off-site, shall be full cut-off and 
fully-shielded, shall be directed inward and downward away from adjacent properties and 
streets, and shall comply with the Design Guidelines and applicable Zoning Ordinance 
regulations. Where there are conflicts between the aforementioned provisions, the stricter 
requirement shall apply. Notwithstanding the foregoing, nothing contained in this proffer 
shall preclude the installation of streetlights along the internal private streets, the up-
lighting, accent lighting, or backlighting of signage, entrance features, and related 
landscaping throughout the Property as permitted by applicable regulations of the Zoning 
Ordinance. 

 
29. Habitat Study. If deemed necessary by the Virginia Department of Wildlife Resources 

(“DWR”), U.S. Fish & Wildlife Service (“USFWS”), and/or Virginia Department of 
Conservation and Recreation (“DCR”) as part of the Section 401/404 wetland permitting 
process, the Owner shall prepare a freshwater mussel and/or a wood turtle habitat study 
(the “Habitat Study”) that will evaluate the portions of onsite streams that may be impacted 
through land disturbing activities and shall submit the Habitat Study to DCR and/or 
USFWS prior to the approval of the first CPAP or site plan, including any site plan 
amendment, application, whichever is first in time, for the Property. A copy of the Habitat 
Study will be provided to B&D at this time. If DCR, DWR, and/or USFWS finds that a 
species-specific survey (“Species Survey”) is warranted due to the proposed land 
disturbing activities on the Property that may affect the freshwater mussel and/or wood 
turtle habitats, the Owner shall perform this Species Survey and submit it to DWR, with a 
copy to B&D. If applicable, the Owner shall implement any recommended protective 
measures prior to the approval of the first grading permit on the Property; however, if 
documented seasonal constraints require additional review time by the DCR, DWR, and/or 
USFWS, the implementation of protective measures may be delayed beyond the approval 
of the first grading permit on the Property, however, no land disturbing activity shall be 
permitted within the immediate vicinity of the location of the protection measures until 
such protection measures shall have been implemented, and such protection measures shall 
be implemented no later than the issuance of the first occupancy permit on the Property. If 
the Habitat Study, or the Species Survey, are deemed to not be necessary by DWR and/or 
USFWS as part of the Section 401/404 wetland permitting process, which will apply to the 
Property as part of its Clean Water Act Permit, then the Habitat Study and Species Survey 
shall not be required for submission to DWR and/or USFWS, and B&D. Should the Species 
Surveys be deemed to not be necessary, documentation will be provided to B&D that shows 
DCR, DWR, and/or USFWS did not require these surveys.  

 
30. Goose Creek Buffer Improvements and River and Stream Corridor Resource Management 

Buffer. As depicted on Sheet 10 of the CDP, the portion of the Property north of Sycolin 
Road currently contains approximately 24,773 square feet of impervious surfaces in the 
environmental buffers along Goose Creek (i.e. 200-foot Scenic Creek Valley Buffer, 300-
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foot Reservoir Protection Buffer and major floodplain). The boundary of the major 
floodplain generally is shown on Sheet 10 of the CDP as “Floodplain per FEMA” and 
“Floodplain per GIS”.  A floodplain study will determine the location of the boundary of 
the major floodplain prior to approval of the first subdivision or site plan, including any 
site plan amendment, or CPAP, application for any portion of the Property, whichever is 
first in time) (collectively, the “Environmental Buffers”). A 50-foot Stream Corridor 
Resource Management Buffer is also shown beyond the existing major floodplain and very 
steep slopes on the Property and is depicted as “RSCR 50’ MANAGEMENT BUFFER” 
on Sheet 10 of the CDP (the “RSCR Management Buffer”). With the exception of the 
approximately 40,088 square feet of encroachments depicted as “PROPOSED 
ENCROACHMENTS” on Sheet 10 of the CDP (the “Encroachment Area”), the Owner 
proposes to remove approximately 0.6 acres of the existing impervious surfaces within the 
Goose Creek Environmental Buffers and RSCR Management Buffer and to provide only 
passive recreational uses within the major floodplain as depicted on the CDP. The Owner 
shall mitigate the improvements in the Encroachment Area by reforesting approximately 
21,587 square feet in the area designated Reforestation Area identified as “POTENTIAL 
TREE REFORESTATION AREA +21,587 SF MAX” on Sheet 10 of the CDP. 

 
The Owner shall submit a reforestation plan, prepared by a Certified Arborist, Professional 
Forester, or Landscape Architect, in accordance with the reforestation standards set forth 
in the FSM for such reforestation area(s) identified for the area north of Sycolin Road on 
the Property. Such reforestation plan shall be submitted prior to the approval of the first 
subdivision, site plan, including any site plan amendment, or CPAP application proposing 
the development of any area that encroaches into the RSCR Management Buffer for review 
and approval by the County Urban Forester or Zoning Administrator. The approved 
reforestation plan shall be implemented in accordance with the reforestation standards of 
the FSM, including the maintenance and restocking provisions, concurrently with the 
development of the areas subject to such subdivision, site plan, including site plan 
amendment, or CPAP application, and completed prior to the approval of the first 
occupancy permit for the building(s) included on the associated site plan, including site 
plan amendment, or CPAP application. In the event that the targeted stocking is not 
achieved, the Owner, shall in consultation with the County Urban Forester or Zoning 
Administrator, provide a one-time supplemental planting to achieve the full, initial stocking 
in accordance with the FSM. Notwithstanding the general location of the reforestation 
area(s) as depicted on Sheet 10 of the CDP, in the event that Land Bay D is dedicated to 
the County or subjected to the new permanent open space easement created pursuant to 
Proffer 14.a prior to the implementation of the reforestation plan, and in the event that the 
County or the Virginia Outdoors Foundation does not permit the Owner to implement said 
reforestation plan on those portions of Land Bay D that are subject to the reforestation plan, 
the Owner shall provide a reforestation area equivalent in size to what would have been 
provided on Land Bay D elsewhere on the Property.  

 
31. Erosion and Sediment Control. As depicted on Sheet 10 of the CDP as “DOUBLE LAYER 

OF SUPER SILT FENCE,” the Owner shall install a double layer of super silt fence in 
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accordance with FSM specifications, and as shown on Sheet 10 of the CDP, as a perimeter 
control around very steep slopes to maximize protection to slopes and Goose Creek.  The 
double layer super silt fence shall be shown on the CPAP, site plan or site plan amendment 
application for each applicable section of the Property and shall be installed upon the 
issuance of a grading permit from B&D for any such applicable section of the Property. If 
during the CPAP, or site plan, including any site plan amendment, application review 
process, B&D staff determines that additional areas of double layer super silt fencing 
should be provided to protect additional very steep slope areas, the Owner agrees to work 
with B&D staff to determine the appropriate locations and extent of such double layer super 
silt fencing. Said double layer of super silt fence shall be installed prior to any land 
disturbance on the applicable section of the Property. In addition to installation of the 
double layer of super silt fence as described above, the Owner agrees to provide a two-
phase erosion and sediment control plan (“E&S Plan”), prepared in accordance with the 
latest edition of the Virginia Erosion and Sediment Control Handbook and County FSM 
requirements, for review and approval by the County.  Phase I of the E&S Plan will install 
perimeter controls around the proposed limits of disturbance with minimal clearing prior 
to the commencement of land disturbing and rough grading activities.  Said measures may 
include, but not be limited to, any combination of super silt fence, tree protection, diversion 
dikes, blankets and matting to aid in stabilization of disturbed areas with slopes, as well as 
temporary holding facilities such as sediment basins and traps.  Phase II of the E&S Plan 
will be designed to mitigate sediment-laden runoff while the site is being developed.  In 
this phase, perimeter controls such as super silt fence and tree protection will remain in 
place, open lawn areas will be seeded and/or sodded and storm structures will be protected 
by gravel inlet protection.  Approved stormwater management and water quality measures, 
as described in Proffer 23, shall also be constructed during Phase II. Should any of the 
proposed stormwater facilities be eligible for County maintenance, the maintenance 
responsibility for these facilities shall remain the obligation of the Owner until such time 
as they are accepted by the County. 

 
ARCHAEOLOGICAL 

 
32. Archaeological Evaluation. Prior to the approval of the first CPAP, subdivision and/or site 

plan, including any site plan amendment, application for Land Bay C of the Property, the 
Owner will conduct a Phase II archeological significance evaluation of the site identified 
as 44LD1871 on the Property. The Phase II archaeological study will be undertaken by an 
archaeologist who meets the professional qualifications established by the U.S. Secretary 
of the Interior. The Owner will provide historic preservation staff with a copy of the 
findings of the Phase II archaeological study prior to approval of such CPAP, subdivision 
and/or site plan, including site plan amendment, application and the initiation of land-
disturbing activities on the Property. If the Phase II study determines that the identified 
resources are significant, the Owner will modify project plans to avoid or minimize impacts 
to the resource or, if avoidance is not possible, then, prior to site plan approval, the Owner 
will undertake Phase III data recovery excavations as a means of mitigating adverse 
impacts to the resource. County historic preservation staff will be afforded the opportunity 
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to review Phase II and Phase III research designs, as applicable. In the event that significant 
archaeological resources are identified on the Property, then, following the completion of 
Phase II and Phase III investigation and reporting, the Owner will transfer ownership, 
without cost, of all artifacts and copies of all site records to the County for long-term 
curation in the County’s artifact repository. 

 
FIRE & RESCUE 

 
33. Fire & Rescue Contribution. The Owner shall make a one-time cash contribution of 

$138.08 per market-rate residential dwelling unit within Land Bays A and C payable to the 
County for distribution by the County to the volunteer fire and rescue companies providing 
service to the Property. The amount of the said contribution payable for each said dwelling 
unit, adjusted pursuant to the provisions set forth below in this proffer, 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 2021 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-Arlington-Alexandria, 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. 

 
MISCELLANEOUS 

 
34. Severability. Any portion of the Property may be the subject of a Proffered Condition 

Amendment, Zoning Concept Plan Amendment, Rezoning, Special Exception, 
Commission Permit, Zoning Modification, Variance or other zoning application without 
the joinder and/or consent of the owner of the other land areas within the Property, 
provided: (a) that such application is compatible with these Proffers; (b) 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 owner of the other land within 
the Property; (c) that such application complies with all relevant Zoning Ordinance and 
Virginia Code provisions; (d) that such application includes a proffer audit outlining the 
status of each commitment in these Proffers; and (e) that such application shall not be 
approved by the Board of Supervisors unless the application has been presented and 



Goose Creek Overlook 
ZMAP-2020-0005 
February 22, 2021 
Page 29 
 

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 a future application shall remain in full force 
and effect. 
 

35. Adjustment Clause. All cash contributions enumerated in these Proffers shall be adjusted 
on a yearly basis from the base year of 2021 and change effective each January 1st 
thereafter, in accordance with changes in the CPI. 
 

36. Construction. The Zoning Administrator may grant an extension 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 fulfillment of the Owner’s obligations 
under these Proffers within the stated time period upon the Owner securing fulfillment of 
such commitment by providing a bond or other adequate surety deemed satisfactory by the 
Zoning Administrator. 
 

37. Successors and Assigns. These Proffers shall bind and inure to the benefit of the Owners 
and their successors and assigns. 

 
The undersigned hereby warrants that all owners of 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 the others 
signing this document, has full authority to bind the Property to these conditions, that the officers 
and/or managers of the Owner signing these Proffers are authorized to act on behalf of the Owner; 
and that the Proffers are entered into voluntarily. 

 
 
 

[ SIGNATURES ON NEXT PAGE ] 
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OWNER OF Loudoun County PIN 154-45-5373 (Tax Map 
#/78/////////3/), and Loudoun County PIN 154-45-1833 (Tax 
Map #/78/////////3A) 
 

 
By: ___________________________________ 
 William J. Hennessy, Jr.  
 

 
 
 

STATE OF _______________________) 
COUNTY/CITY OF ________________) to-wit: 
 
 The foregoing Proffer Statement was acknowledged before me this ____ day of 
____________, 2021, by William J. Hennessy, owner of PIN Nos. 154-45-5373 and 154-45-1833. 
 
 
      ______________________________ 
      Notary Public 
 
My Commission Expires: ___________________ 
 
Notary Registration #       

 
 

 
 

[ SIGNATURES CONTINUE NEXT PAGE ] 
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OWNER OF Loudoun County PIN 154-45-5373 (Tax Map 
#/78/////////3/), and Loudoun County PIN 154-45-1833 (Tax 
Map #/78/////////3A) 
 

 
By: ___________________________________ 
 Arezou K. Hennessy 
 

 
 

STATE OF _______________________) 
COUNTY/CITY OF ________________) to-wit: 
 
 The foregoing Proffer Statement was acknowledged before me this ____ day of 
____________, 2021, by Arezou K. Hennessy, owner of PIN Nos. 154-45-5373 and 154-45-1833. 
 
      ______________________________ 
      Notary Public 
 
My Commission Expires: ___________________ 
 
Notary Registration #       

 
 

 
 

[ SIGNATURES CONTINUE NEXT PAGE ] 
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OWNER OF Loudoun County PIN 154-45-3829 (Tax Map 
#/78/////////2/) 
 
THE CAROL A. O’NEIL TRUST 
 

 
By: ___________________________________ 
 Carol A. O’Neil, Trustee 
 

 
 
 

STATE OF _______________________) 
COUNTY/CITY OF ________________) to-wit: 
 
 The foregoing Proffer Statement was acknowledged before me this ____ day of 
____________, 2021, by Carol A. O’Neil, Trustee of The Carol A. O’Neil Trust, who 
acknowledged that he/she executed the foregoing Proffer Statement with the full power and 
authority to do so. 
 
        
      ______________________________ 
      Notary Public 
 
 
My Commission Expires: ___________________ 
 
Notary Registration #       

 
 

 
 

[ SIGNATURES CONTINUE NEXT PAGE ] 
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OWNER OF Loudoun County PIN 154-45-9680 (Tax Map 
#/78/////////5B) 
 

 
By: ___________________________________ 
 Katherine Parry 
 

 
 
 
 

STATE OF _______________________) 
COUNTY/CITY OF ________________) to-wit: 
 
 The foregoing Proffer Statement was acknowledged before me this ____ day of 
____________, 2021, by Katherine Parry, owner of Loudoun County PIN 154-45-9680. 
 
        
      ______________________________ 
      Notary Public 
 
 
My Commission Expires: ___________________ 
 
Notary Registration #       

 
 

 
 

[ SIGNATURES CONTINUE NEXT PAGE ] 
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OWNER OF Loudoun County PIN 154-35-8154 (Tax Map 
#/78/////////6/) 
 
 

 
By: ___________________________________ 
 Judith Knoop 
 

 
 
 
 

STATE OF _______________________) 
COUNTY/CITY OF ________________) to-wit: 
 
 The foregoing Proffer Statement was acknowledged before me this ____ day of 
____________, 2021, by Judith Knoop, owner of Loudoun County PIN 154-35-8154. 
 
        
      ______________________________ 
      Notary Public 
 
 
My Commission Expires: ___________________ 
 
Notary Registration #       

 
 

 
 

[ SIGNATURES CONTINUE NEXT PAGE ] 
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OWNER OF PIN 154-45-5980 (Tax Map #78/////////5A) 
 
GC PROPERTY, LLC 
 
 
 
By: ___________________________________ 
 
Name: ___________________________________ 
 
Title: ___________________________________ 

 
 
 

STATE OF _______________________) 
COUNTY/CITY OF ________________) to-wit: 
 
 The foregoing Proffer Statement was acknowledged before me this ____ day of 
____________, 2021, by ___________________________, as _________________________ of 
GC Property, LLC, who acknowledged that he/she executed the foregoing Proffer Statement with 
the full power and authority to do so. 
 
        
      ______________________________ 
      Notary Public 
 
 
My Commission Expires: ___________________ 
Notary Registration #       

 
 

 
 

[ SIGNATURES CONTINUE NEXT PAGE ] 
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IN WITNESS WHEREOF, the County has caused these Proffers to be executed, under seal, in 
its behalf, and its seal affixed. 
 

OWNER OF Loudoun County PIN  
153-16-3488 (Tax Map #/78//88/////D/) 

 
  BOARD OF SUPERVISORS OF 

LOUDOUN COUNTY, VIRGINIA 
 
 
       By:_______________________________ 
       Name:_____________________________ 

      Title:______________________________ 
 

 
 

COMMONWEALTH OF VIRGINIA, 
COUNTY OF LOUDOUN, to-wit: 
 
 I, the undersigned Notary Public, in and for the jurisdiction aforesaid, do hereby certify 
that ___________________________, as _________________________ of Board of Supervisors 
of Loudoun County, Virginia, whose name is signed to the affixed Proffers, appeared before me 
and personally acknowledged the same in my jurisdiction aforesaid. 
 

GIVEN under my hand and seal this ______ day of ________________, 2021. 
 
        
      ______________________________ 
      Notary Public 
 
 
My Commission Expires: ___________________ 
 
Notary Registration #       

 
 

 
 

[ SIGNATURES END ] 
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Exhibit A 
 

Design Guidelines 
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Exhibit B 
 

Proposed Canoe/Kayak Landing 
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Exhibit C 
 

Shared Use Trail Extension Exhibit 



EXHIBIT A



December 14, 2020 

1 

INTRODUCTION

The Goose Creek Overlook Residential Design Guidelines (the "Guidelines") will serve as a tool 
to direct design and architecture associated with the Project. These Guidelines are intended to 
allow for innovative design and response to the real estate market, while creating a visually 
interesting and compatible sense of place through building forms, materials, color, and 
architectural variety. While these Guidelines are established to set the design standards for the 
Project, they do not supersede or otherwise limit the application of adopted zoning regulations, 
ordinances, building codes, proffers, or any other design standards or regulations administered 
by Loudoun County. Any images contained in these Guidelines are for illustrative purposes 
only and are used as conceptual representations of how the Project may be developed. 
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BUILDING ORIENTATION 

The design of the Project is meant to provide a compact development and place emphasis on 
building architecture and orientation of residential units toward the Project's internal street 
alignment and Goose Creek. Open space in the form of active and passive recreation areas has 
been integrated into the overall project design. "Green" linkages throughout the Project are 
provided to allow convenient access by residents to these various open space areas. 

 
PARKING AND VEHICULAR CIRCULATION 

The proposed internal street system has been designed to provide for safe and efficient flow of 
traffic.  Drawing upon elements of neo traditional design, proposed residential units will 
feature rear-loaded garages and driveways served by alleys, except for those residential units 
adjacent to Sycolin Road. On -street parking is also provided which enhances to overall sense of 
place of the Project. The proposed affordable dwelling unit multi-family building features 
surface lot and podium parking, but has been situated within the overall project design to take 
advantage of grades for the podium parking thus reducing the visual and environmental impact 
of parking.

 
LANDSCAPE DESIGN 

Landscaping is an important design feature that helps soften the edges of the built environment, 
while also providing natural wayfinding measures to direct pedestrian circulation through and 
around the developed areas of the Project. The Project is adjacent to Goose Creek and an 
expansive area that will be dedicated and used for a public passive park (Goose Creek Park). 
Landscaped areas will be designed to be respectful of the scale of both the built environment as 
well as those areas devoted to human activity. A mix of canopy trees, ornamental trees, and 
shrubs will be used in the developed areas of the Project in order to provide effective color and 
textural contrast. More dense plantings are planned along portions of the western and northern 
borders of the developed area to provide a physical and visual screen between the residential 
community and Goose Creek passive park. All plant material will be native species, will 
conform to the American Standard for Nursery Stock and will be professionally installed and 
maintained.
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DEVELOPMENT  STANDARDS 

The architectural design and visual impression of a proposed development should be 
complementary to the surrounding area, as well as provide an element of uniqueness to the 
overall image of the Project by incorporating colors, facade materials, and architectural elements 
from today's building market. The following standards are presented in these Guidelines to 
define a general concept of the principle factors of exterior design, architectural treatment, and 
facade material and colors for the residential units of the Project. In this regard, a visually 
balanced and appealing development will be achieved. 

Design Style 

Residential units in the Projects will include townhouses, stacked multi-family dwelling units (2 
over 2s), and multi-family dwelling units. Townhouse and stacked multi-family units will be 
reflective of an architectural style that is a modern interpretation of colonial revival. The 
architectural style of the multi-family dwelling units may reflect a more "urban feel" as it relates 
to its facade. These design styles will be achieved through a variety of architectural features. 
Roof styles may include gabled, hip, gambrel, or flat. Roofing materials may include asphalt 
shingles and / or standing seam metal. Flat roof structures shall use quality building materials 
consistent with their architectural design. Wall elevations of residential units that are visible for 
any streets shall incorporate the use of offsets, indentations, fenestrations, variations in 
rooflines, materials and colors, cornices, and / or other trim materials so as to provide visual 
interest. Windows are to be incorporated into all front, side, and rear elevations and  may 
include the use of dormers where appropriate. 

Maximum building heights for all proposed residential buildings shall be 45' for Townhouses 
and 55’ for Stacked Townhouse units and the Multi-Family AHU Building. The Multi-Family 
AHU Building shall be designed to “step down” the slope and to maintain a maximum building 
height not to exceed 55’ as permitted by the Zoning Ordinance.  Maximum stories for 
Townhouse and Stacked Multi-Family dwelling units shall be 4 stories, and 4 stories of 
residential over podium for the Multi-Family AHU Building. Rooftop terraces may be permitted 
for all unit types. 
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Illustrative Townhouse Front Elevation 

Building Massing 

A compact building arrangement has been utilized in the overall site design of the Project. This 
design feature allows for the preservation of on-site natural areas. Further, by fronting 
buildings close to internal streets and sidewalks, the internal circulation network can be framed 
to provide a more attractive pedestrian environment. The use of alleys, where feasible, 
eliminates excessive curb cuts on the internal streets, reducing conflicts with vehicles and 
pedestrians. 

Side and Rear Facade Treatments 

Side walls for all residential buildings shall not be a flat, one-material surface facade. End unit 
facades shall utilize either indentations or offsets if only one permitted building material is 
utilized in the facade or a minimum of two permitted building materials if a flat wall condition 
is utilized. Rear elevations may consist of one permitted building material but may include 
balconies and/ or garage overhangs to provide articulation. 
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Screening 

Rooftop and building mounted equipment, including but not limited to mechanical, electrical, 
electronic, telecommunication, satellite dishes shall be screened from view from any adjacent 
street or pedestrian pathway. Screening may include permanent structures, but not limited to 
parapet walls, that are comprised of building materials consistent with the underlying structure 
to which they are attached. Ground mounted HVAC equipment must be carefully placed, 
screened, or landscaped in order to reduce their visual impact on adjacent areas.  Dumpster  
pads and other trash collection areas shall be screened with any of the  permitted building 
façade materials. 

Building Materials and Colors 

Quality building materials shall be used for all proposed residential buildings and associated 
structures in the Project to enhance the architectural quality of the development. Building 
façade materials should be chosen for durability and performance, as well as for harmony with 
the natural environment. Acceptable building faced materials that may be used include the 
following: 

• Masonry (Brick, Stone, faux Stone)  

• Architectural precast cladding panel systems (i.e. faux stone) 

• Concrete 

• Glass 

• Glass block 

• Wood

• Architectural steel

• Cement-fiber board (Hardie board) 

• EIFS 

• PVC 

• Stucco 

• Split-face CMU 
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• Granite 

• Ceramic tile 

• Vinyl siding

Building façade materials not permitted shall include plain concrete (cinder) block, 
corrugated steel, plywood, and aluminum siding. A minimum of 20% of the front and side 
elevations of the building shall be masonry (brick, stone or faux stone).  Vinyl shall not be 
used for facades facing Sycolin Road.  The color palette for the Project shall be earth-toned. 
Primary colors may be utilized as accent colors for architectural effect but may not be used as 
dominant colors on walls or roof surfaces. 

Stacked Town House Units 
 

 
Affordable Housing Building (AHU) 
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Site Lighting and Site Elements 

All lighting for the Project shall be provided in such manner as to ensure safety, security, and 
efficiency for vehicles and pedestrians while also limiting impact to the night sky. Lighting for 
streets and alleys within the Project will be of a single style so as provide consistency 
throughout the development. This lighting shall be full cut-off outdoor fixtures with light field 
directed downward . Multi-head light fixtures may be used where appropriate but shall not be 
used in areas where increased light intensity will create a nuisance. Pedestrian level bollard- 
style lighting or other ground mounted lighting may be used to illuminate pedestrian 
pathways. Ground-mounted, wall-mounted, and other forms of ambient lighting may be 
utilized in the Project for accent as long as it is used in a subtle manner and does not create 
glare. 

Site elements, such as benches and trash receptacles, shall be uniform in design, materials and 
color, and shall be placed as to not obstruct paths of travel.
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Design Review 

The implementation of the Goose Creek Overlook Residential Design Guidelines will be 
formally adopted into any applicable Covenants, Conditions, and Restrictions, (CC&Rs). The 
external design of all buildings, landscaping, and site lighting shall be reviewed and approved 
by the appropriate entity identified in the CC&Rs, and a letter of approval by said entity is to be 
included in any submission to Loudoun County for any site/ and or building plans, as needed.
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PROFFER STATEMENT 

ZCPA-2020-0008 

GOOSE CREEK VILLAGE SOUTH – LANDBAY E 

(REVISION TO ZMAP-2003-0009) 

August 19, 2020 

September 18, 2020 

December 30, 2020 

January 20, 2021 

The Board of Supervisors of Loudoun County, Virginia (hereinafter, the "Owner" or "County"), 

as the owner of certain property described as a portion of property identified as PIN 153-16-3488 

(Tax Map #/78//88/////D/ and, hereinafter, the "Property"), as identified on the Concept 

Development Plan defined in Proffer I.1. below, has filed this zoning concept plan amendment 

application ZCPA-2020-0008 (the “Application”).  The Property is subject to proffered conditions 

dated June 3, 2004 accepted by the County in conjunction with the approval of ZMAP-2003-0009 

(the “Existing Proffers”). This Application is submitted together with applications for a rezoning 

and zoning modifications as proposed in ZMAP-2020-0005, ZMOD-2020-0020, and ZMOD-

2020-0026. 

Pursuant to Section 15.2-2303 of the Code of Virginia (1950), as amended, and Section 6-1209 of 

the Revised 1993 Loudoun County Zoning Ordinance (the "Zoning Ordinance”), the Owner for 

itself and its successors and/or assigns, hereby voluntarily proffers that in the event the County 

approves this Application, the proffers identified below, if accepted, shall supersede and replace 

the Existing Proffers only with respect to the Property as amended herein, with all other Existing 

Proffers accepted in ZMAP-2003-0009 remaining in full force and effect. In the event this ZCPA-

2020-0009 is denied by the County, these proffers will immediately be null and void and all 

Existing Proffers accepted in ZMAP-2003-0009 will remain in full force and effect.  

Proffer I.1. Concept Development Plan of the Existing Proffers is superceded and replaced, 

only with respect to the Property, as follows: 

Development of the Property shall be in substantial conformance with the two sheet plan 

set titled “GOOSE CREEK VILLAGE SOUTH ZONING CONCEPT PLAN 

AMENDMENT ZCPA-2020-0008 ASHBURN ELECTION DISTRICT LOUDOUN 

COUNTY, VIRGINIA” dated March, 2020, revised through January 20, 2021, and 

prepared by J2 Engineers, Inc.  The CDP shall control the general layout and configuration 

of development of the Property. Adjustments to the location of proposed features shown 

on the CDP will be permitted during site plan review as reasonably necessary 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, provided that any such minor 

adjustments will be in accordance with Section 6-1209 of the Zoning Ordinance. 
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ZCPA-2020-0008 

January 20, 2021 

[ SIGNATURES LOCATED ON FOLLOWING PAGE ] 



ZCPA-2020-0008 

January 20, 2021 
 

 

 

OWNER OF Loudoun County PIN 153-16-3488 (Tax Map 

#/78//88/////D) 

 

THE BOARD OF SUPERVISORS OF LOUDOUN 

COUNTY, VIRGINIA  

 

 

By: ___________________________________ 

Name: ___________________________________ 

Title: ___________________________________ 

 

 

 

STATE OF _______________________) 

COUNTY/CITY OF ________________) to-wit: 

 

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

____________, 2021, by ___________________________, as _________________________ of 

The Board of Supervisors of Loudoun County, Virginia., who acknowledged that he/she executed 

the foregoing Proffer Statement with the full power and authority to do so. 

 

        

      ______________________________ 

      Notary Public 

 

 

My Commission Expires: ___________________ 

Notary Registration #       

 

 

 

 

 

[ SIGNATURES END ] 
 

 

 



CONDITIONS OF APPROVAL 

 

Goose Creek Overlook, ZMOD-2020-0020 

February 25, 2021 

 

(Parking Reduction) 

 

1. Substantial Conformance. The development of the Zoning Modification described in 

Condition 2 below, shall be in substantial conformance with Sheets 01, 02, 06, 07, 08, 08.1, 

09, 10, 11, and 12 (jointly, the “CDP”) of the 13-sheet plan set titled “GOOSE CREEK 

OVERLOOK ZONING MAP AMENDMENT AND ZONING MODIFICATIONS 

ZMAP-2020-0005, ZMOD-2020-0020, ZMOD-2020-0026 ASHBURN/BLUE RIDGE 

ELECTION DISTRICT LOUDOUN COUNTY, VIRGINIA,” dated March, 2020 and 

revised through February 22, 2021, and prepared by J2 Engineers, Inc., and the Revised 

1993 Loudoun County Zoning Ordinance (the “Zoning Ordinance), and with the conditions 

contained herein. Approval of this application for parcels identified as PINs: 154-45-5373, 

154-45-1833, 154-45-3829, 154-45-9680, 154-35-8154, 153-16-3488 (portion of), and 

154-45-5980 (the “Property”) in accordance with Zoning Ordinance Modification 

(ZMOD) 2020-0020 is contingent upon the approval by the Board of Supervisors of 

ZMAP-2020-0005 and ZCPA-2020-0008. 

 

2. Zoning Modification: 

 

Zoning Ordinance Section Proposed Modification 

Table 5-1102 of §5-1102, Off-Street 

Parking and Loading Requirements, 

Number of Parking and Loading Spaces 

Required. 

To reduce the parking spaces required for 

2- and 3-bedroom Multi Family Dwelling 

Units from 2 spaces per dwelling unit to 

1.5 spaces per dwelling unit. 

  

3. Exercised in association with Affordable Housing Units. The proposed modification 

described in Condition 2 shall apply only to the development of the Affordable Housing 

Units (AHUs), as described in Proffer 2.f of the Proffer Statement associated with ZMAP-

2020-0005. 

  



CONDITIONS OF APPROVAL 

 

Goose Creek Overlook, ZMOD-2020-0026 

February 25, 2021 

 

(Lot frontage requirements) 

 

1. Substantial Conformance. The development of the Zoning Modification described in 

Condition 2 below, shall be in substantial conformance with Sheets 01, 02, 06, 07, 08, 08.1, 

09, 10, 11, and 12 (jointly, the “CDP”) of the 13-sheet plan set titled “GOOSE CREEK 

OVERLOOK ZONING MAP AMENDMENT AND ZONING MODIFICATIONS 

ZMAP-2020-0005, ZMOD-2020-0020, ZMOD-2020-0026 ASHBURN/BLUE RIDGE 

ELECTION DISTRICT LOUDOUN COUNTY, VIRGINIA,” dated March, 2020 and 

revised through February 22, 2021, and prepared by J2 Engineers, Inc., and the Revised 

1993 Loudoun County Zoning Ordinance (the “Zoning Ordinance), and with the conditions 

contained herein. Approval of this application for parcels identified as PINs: 154-45-5373, 

154-45-1833, 154-45-3829, 154-45-9680, 154-35-8154, 153-16-3488 (portion of), and 

154-45-5980 (the “Property”) in accordance with Zoning Ordinance Modification 

(ZMOD) 2020-0026 is contingent upon the approval by the Board of Supervisors of 

ZMAP-2020-0005 and ZCPA-2020-0008. 

 

2. Zoning Modification: 

 

Zoning Ordinance Section Proposed Modification 

§1-205(A), Interpretation of Ordinance, 

Limitations and Methods for 

Measurements of Lots, Yards and Related 

Terms, Lot Access Requirements. 

To permit single family attached and 

multifamily dwellings to be erected on 

lots that do not have frontage on a Class 

I, Class II, Class III road, or private 

access easement as specified in the 

individual district regulations. 

 

 



FINDINGS FOR DENIAL 
ZMAP-2020-0005, ZCPA-2020-0008, ZMOD-2020-0020, & ZMOD-2020-0026, 

Goose Creek Overlook 

1. The proposed Zoning Map Amendment to rezone properties to the PD-H4 (Planned
Development – Housing-4) zoning district is not consistent with the Comprehensive Plan
in the manner proposed. Pursuant to the Loudoun County 2019 General Plan (2019 GP),
the subject property is planned for the Suburban Neighborhood Place Type, which
anticipates that a minimum of 10% of the developed area contribute to public/civic use.

The proposed Zoning Map Amendment does not provide the minimum 10% of the
developed area for public/civic use within the development.

2. The proposal is not consistent with the 2019 GP River and Stream Corridor Resources
(RSCR) policies – Permitted Uses in the RSCR, which allows “Active recreation within
the minor floodplain river and stream corridor resource only.”

The proposed Concept Development Plan proposes Active recreation area within the
major floodplain.

3. The proposal is not consistent with the 2019 GP Surface Water Resources policies, which
establish a 300-foot no-build buffer along Goose Creek and other public water supply
reservoirs, Scenic Rivers, the Potomac River, and the Bull Run.

The proposed Concept Development plan proposes a permeable parking lot area within
the 300-foot no-build buffer associated with Goose Creek.
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ASHBURN ELECTION DISTRICT

DEVELOPER/APPLICANT

LOUDOUN COUNTY, VIRGINIA

SCALE : 1"=1000'

VICINITY MAP

GOOSE CREEK VILLAGE SOUTH

GOOSE CREEK OVERLOOK LLC
11790 SUNRISE VALLEY DRIVE

SUITE 225
RESTON, VA 20191

GENERAL NOTES
1. THE SUBJECT PROPERTY SHOWN HEREON IS ZONED PD-H4 PER APPROVED ZMAP-2003-0009. SOURCE OF TITLE

CAN BE FOUND AT THE INSTRUMENT NUMBERS BELOW:

MCPI # INSTRUMENT #/ DB. PG. # ZONING ACREAGE
153-16-3488(PART) 20080702040915 PD-H4 9.396 (18.594 TOTAL)

2. THE FOLLOWING LAND DEVELOPMENT APPLICATION IS ASSOCIATED WITH THIS PROJECT:
ZMAP-2003-0009, APPROVED 07/23/2003.
ZMAP-2020-0005, PENDING APPROVAL.

3. THIS ZCPA APPLICATION IS PROPOSED IN CONJUNCTION WITH A REZONING PROPOSAL, ZMAP-2020-0005, WHICH
INCLUDES WITHIN ITS APPLICATION AREA THE ±9.2 ACRES OF LAND THAT IS NOT INCLUDED WITHIN THE ZCPA
APPLICATION AREA AS SHOWN ON SHEET 02.

4. THIS APPLICATION PROPOSES TO REMOVE +/- 9.2 ACRES FROM THE TOTAL OPEN SPACE PROVIDED CALCULATION
SHOWN ON THE CONCEPT DEVELOPMENT PLAN FOR REZONING APPLICATION ZMAP-2003-0009. THE ±9.2 ACRES
WILL BE INCLUDED AS PART OF THE APPLICATION AREA WITH REZONING PLAN  ZMAP-2020-0005.

5. THIS PROPERTY WILL HAVE A PROPOSED ZONING OF PD-H4, PER REVISED 1993 LOUDOUN COUNTY ZONING
ORDINANCE.

6. BOUNDARY DATA SHOWN HEREON IS BASED ON FIELD SURVEY BY J2 ENGINEERS.

7. THIS PROJECT IS LOCATED WITHIN THE GOOSE CREEK RESERVOIR PROTECTION AREA AND IS SUBJECT TO RE
REQUIREMENTS SET FORTH IN THE LOUDOUN COUNTY FSM SECTION 5.230.B.4.

8. THIS PROJECT IS LOCATED WITHIN THE SCENIC CREEK VALLEY BUFFER AND IS SUBJECT TO THE REQUIREMENTS
SET FORTH IN THE 1993 REVISED LOUDOUN COUNTY ZONING ORDINANCE SECTION 5-1000.

9. ALL DEDICATED OPEN SPACE MUST BE PERMANENTLY RESERVED AND MAINTAINED AS OPEN SPACE BY A MEANS
ACCEPTABLE TO THE BOARD OF SUPERVISORS.

ZONING CONCEPT PLAN AMENDMENT
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PO BOX 7000 MSC 01
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Curve Table

Curve # Radius Delta Angle Tangent Length Chord Bearing Chord Length Arc Length

LEGEND
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8-18' WIDE FRONT
LOAD SFA
REVISED TO 6-24'
WIDE FRONT LOAD
SFA. OLD LAYOUT
REQUIRED 24
PARKING SPACES
AND PROVIDED 16
ON LOT.  NEW
LAYOUT
REQUIRES 18
PARKING SPACES
AND PROVIDES 24
ON LOT. NET PICK
UP IS +8 PARKING
SPACES ON LOT
AND +4 PARKING
SPACES OFF-LOT.

TYPICAL OF (6) 24' WIDE REAR
LOAD SFA END UNITS,
REVISED THE PLAN TO
PROVIDE FOR A 2 CAR
DRIVEWAY AND GARAGE VS.
THE PERVIOUSLY SHOWN 1
CAR GARAGE/DRIVEWAY. NET
PICK UP IS +12 SPACES.

LAND BAY C WAS 99 TOTAL
UNITS WHICH WERE 68 WITH 1
GARAGE AND 1 DRIVEWAY
SPACE AND 31 NON-GARAGE
UNITS.  IT IS NOW 88 TOTAL
UNITS. ALSO, PRODUCT MIX
CHANGED TO 56 SFA WITH 1
GARAGE SPACE AND 1
DRIVEWAY SPACE PLUS 32
SFA WITH 2 GARAGE SPACES
AND 2 DRIVEWAY SPACES. 
THERE ARE NO NON-GARAGE
UNITS NOW.  PRIOR SURFACE
PARKING PROVIDED WAS 161
SPACES AND NOW IT IS 77
SPACES.

PRIOR PLAN BLENDED PARKING RATE - SOUTH
99 UNITS
136 GARAGE/DRIVEWAY SPACES
161 SURFACE SPACES
297 TOTAL SPACES --> 3.0/UNIT WHICH EXACTLY MEETS CODE.

REVISED PLAN BLENDED PARKING RATE - SOUTH
88 UNITS
240 GARAGE/DRIVEEWAY SPACES
77 SURFACE SPACES
317 TOTAL SPACES --> 3.6/UNIT WHICH IS +53 SPACES OVER CODE

PRIOR PLAN BLENDED PARKING RATE - NORTH
37 SFA UNITS
74 GARAGE/DRIVEWAY SPACES
38 SURFACE SPACES

40 STACKED MF UNITS
80 GARAGE/DRIVEWAY SPACES
24 SURFACE SPACES

216 TOTAL SPACES --> 2.8/UNIT WHICH IS +25 OVER CODE

REVISED PLAN BLENDED PARKING RATE - NORTH
35 SFA UNITS
94 GARAGE/DRIVEWAY SPACES
38 SURFACE SPACES

40 STACKED MF UNITS
80 GARAGE/DRIVEWAY SPACES
20 SURFACE SPACES

232 TOTAL SPACES --> 3.1/UNIT WHICH IS +47 OVER CODE
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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: February 24, 2021 

TO: Josh Peters, Project Manager, Engineering Division 

FROM: Kevin Federline, Fire Inspector  

THRU: Linda Hale, Chief Fire Marshal 

SUBJECT: ZMAP-2020-0005, ZMOD-2020-0020, & ZMOD-2020-0026 Goose Creek 

Overlook, Fourth Submission 

The Loudoun County Fire Marshal’s Office has no objections to the zoning requests for the 

project. However, at the time of the construction drawing submission, the FMO reserves the 

right to ensure Fire Code compliance when more detailed information is made available. 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 locations, hydrant coverage measured by 

300 foot hose lay "as the hose lies" between and around obstructions from the hydrant to all 

portions of the building exterior, dead–end fire apparatus access roads in excess of 150 feet 

with an approved fire apparatus turn around, fire apparatus access roads to be within 150 feet 

of the exterior of buildings first floor, turning radii/turning analysis using AASHTO - SU-40 

along all portions of fire apparatus access roads, immediate unobstructed access to fire 

department connections, and if the building height, when 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, exceeds 50 feet in height, an “Aerial Fire Apparatus Access Road” at 

least 26’ in width along one side of the building will be required. 

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. With the new design of the entrance located at F1, a turning analysis will need

to be provided at the time of construction drawing submission to demonstrate

the AASHTO SU-40 vehicle will have adequate space to maneuver without

encroaching upon or striking any obstructions.
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Requirements for fire apparatus access roads: 

1. Fire Apparatus Access Road is designed and maintained to a minimum of 20 feet of

unobstructed width, 13.5 feet of unobstructed vertical clearance, 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 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 Deputy 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


From: Mosurak, Lou
To: Peters, Joshua
Cc: Thomas, John; Zeller, James; Schneider, Marchant
Subject: Sycolin Road Bridge - Planning Level Cost Estimates
Date: Tuesday, February 23, 2021 4:42:22 PM

Josh – Below is the cost estimate information requested for bridge improvement alternatives related
to the Goose Creek Overlook development.  This information was developed by DTCI design staff.

Alternatives
Four Lane Bridge with Bike/Ped Facilities – This option would widen the eastern Sycolin Road bridge
crossing over the Dulles Greenway to four lanes plus median / left turn lane and shared use paths on
both sides, consistent with the 2019 CTP.  As part of this alternative, the approach roadways from
Houseman Terrace and from the first commercial entrance east of the bridge should be widened as
well.  This would add a total of about 800 LF roadway widening, plus transitions to the existing
roadway at either end. To accommodate the ultimate section of Sycolin Road, additional right of way
plus ancillary easements will be required within the project limits.

Construction:
Bridge:  $7M
Approaches:  $2.5M.  Includes shared use path on both sides of Sycolin Road from Houseman
Terrace to the first entrance east of the Greenway

Design: $2M
R/W and Utilities:  $1M
TOTAL PLANNING LEVEL COST ESTIMATE:  $12.5 Million

Two Lane Bridge with Bike/Ped Facilities – This option would widen the existing bridge only to
accommodate one shared use path.  Under this option, the location of the shared use path is limited
to the north side of Sycolin Road.  This is because the planned widening of the road to four lanes is
intended to be south of the existing road, based on the alignment of the roadway approaches.

Construction:
Bridge:  $2M
Approaches -  Includes construction of ultimate half section on the north side of Sycolin Road
from a point opposite Houseman Terrace to the first entrance east of the Greenway:  $1.5M

Design:  $2M
R/W and Utilities: $1M
TOTAL PLANNING LEVEL COST ESTIMATE:  $6.5 Million

Let me know if you have questions or need any additional information.

Lou

-------------------------------------------------------------------------
Louis M. Mosurak, AICP
Senior Transportation Coordinator
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Loudoun County, Virginia
Dept. of Transportation & Capital Infrastructure (DTCI)

Mailing Address:   P.O. Box 7500, MSC #64
Leesburg, VA   20177-7500

Physical Address:  101 Blue Seal Drive, S.E., Suite 102
Leesburg, VA  20175

Office:  703.771.5296     Mobile:  703.297.9395
Email:    Lou.Mosurak@loudoun.gov
--------------------------------------------------------------------------
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