Date of Meeting: May 17, 2022

#4
BOARD OF SUPERVISORS
BUSINESS MEETING
ACTION ITEM
SUBJECT:

Work Plan for CPAM 2020-0002, Red Hill Community

ELECTION DISTRICT(S):

Blue Ridge

CRITICAL ACTION DATE: At the pleasure of the Board
STAFF CONTACT(S):

Randall Farren, AICP, Planning and Zoning
James David, Acting Director, Planning and Zoning

PURPOSE: To seek Board of Supervisors (Board) direction and approval of the Staff
Recommended Work Plan (Attachment 1) for CPAM-2020-0002, Red Hill Community. This
Comprehensive Plan Amendment (CPAM) will consider a change to the policy area and planned
land use designations of the Red Hill Community that would: 1) move the area from the Rural
Policy Area (RPA) to the Transition Policy Area (TPA), 2) designate the Red Hill Community as
a new TPA subarea, and 3) change the area designation from the Rural North Place Type to the
Transition Large Lot Neighborhood Place Type with a planned residential density of one dwelling
unit per three acres in the Loudoun County 2019 General Plan (2019 GP). The CPAM will update
the land use policies and maps of the 2019 GP and the Loudoun County 2019 Countywide
Transportation Plan (2019 CTP), as needed, to address these changes.
RECOMMENDATION(S): Staff recommends the Board approve the Staff Recommended Work
Plan provided as Attachment 1.

BACKGROUND: At the December 1, 2020, Board Business Meeting, the Board initiated (8-1:
Umstattd opposed) a CPAM “to consider bringing the portion of the RPA located east of Greene
Mill Preserve into the TPA including consideration of any planning document revisions that may
be necessary to implement this potential policy area change.” The Board action followed approval
of CPAM-2020-0001, Public Facilities in the RPA, which allowed the extension of the central
water and wastewater system (i.e., Loudoun Water) to serve public facilities located on contiguous
publicly owned parcels in the RPA immediately adjacent to the western boundary of the TPA.
Public input and discussions pertaining to the consideration of a middle school site within the Red
Hill Community prompted the Planning Commission (Commission) and Board to recommend a
possible redesignation of the area to the TPA.
The Red Hill Community is bound on the northwest by Greene Mill Preserve, on the east by the
Evergreen Mill Road (Route 621), and on the south by the watershed boundary of Goose Creek,
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which serves as the present boundary between the RPA and the TPA (Attachment 2). The Red Hill
Community comprises approximately 41 parcels totaling approximately 424 acres. The area is
rural in character, with larger parcels in forested open space and agricultural uses with smaller
residential lots concentrated along Red Hill Road. Approximately 40 percent (172.9 acres) of the
total acreage of the Red Hill Community is owned by the County and is planned for future
school/public uses. All the properties within the Red Hill Community are zoned A-3 (Agricultural
Residential-3) under the Revised 1993 Loudoun County Zoning Ordinance (Zoning Ordinance),
which allows a variety of low intensity uses and residential development at a maximum density of
one dwelling unit per three acres.
The proposed CPAM will consider a change to the policy area and planned land use designations
of the Red Hill Community. Specifically, the amendments would move the area from the RPA to
the TPA, create a new TPA subarea for the Red Hill Community, and change the Place Type from
the Rural North Place Type to the Transition Large Lot Neighborhood Place Type with a planned
residential density of one unit per three acres. Transition Large Lot Neighborhood is the
predominant Place Type in the TPA and provides for low-density residential with significant open
space allowing for natural and agricultural uses (2019 GP, Chapter 2, Transition Large Lot
Neighborhood Place Type). With its 50 percent open space requirement and more rural character,
this Place Type provides a natural transition along the boundary between the TPA and RPA.
The Red Hill Community is bordered to the south by the Upper Broad Run Subarea and to the east
by the Middle Goose Subarea of the TPA. Adjacent properties that are designated Transition Large
Lot Neighborhood have planned residential densities of one dwelling unit per three acres in the
Upper Broad Run Subarea and one dwelling unit per ten acres in the Middle Goose Subarea. The
CPAM proposes a planned residential density of one dwelling unit per three acres, which is
equivalent to the permitted residential density under the existing A-3 zoning district. Redesignating
the policy area as TPA, as proposed with this CPAM, will also permit the extension of central
water and wastewater service to individual lots within the Red Hill Community as requested by
residents. All the properties surrounding the Red Hill Community, including Greene Mill Preserve,
are currently served by central utilities.
Staff’s Recommended Work Plan projects an 11-month schedule to develop and process the
described CPAM. The Work Plan is scheduled to begin in the first half of 2022, following Board
approval of the Work Plan. The Work Plan includes two community meetings: one prior to the
CPAM agency referral period and one following the development of the draft CPAM policy and
map revisions. The Work Plan estimates the Commission will hold a Public Hearing and review
the draft CPAM starting fall 2022. Following the Commission’s recommendation, the Work Plan
anticipates a Board Public Hearing in January 2023 and Board action in March 2023.
ISSUES: The proposed redesignation of the Red Hill Community from the RPA to the TPA,
creation of a new Red Hill Community TPA subarea, and designation of the area as the Transition
Large Lot Neighborhood Place Type with a planned density of one dwelling unit per three acres
will not result in a net increase in the by-right residential development potential for the area.
However, the availability of central water and wastewater may allow the area to develop more
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quickly with clustered residential subdivisions if smaller existing lots are consolidated. Large lot
and clustered residential subdivisions are identified as core uses within the Transition Large Lot
Neighborhood Place Type (2019 GP, Chapter 2, Transition Large Lot Neighborhood Place Type).
FISCAL IMPACT: Department of Planning and Zoning (DPZ) staff will provide the lead staff
support throughout this project utilizing existing resources. Staff assumes a cost of $5,000 over
the course of the project to provide public outreach and noticing efforts for the proposed CPAM.
These fiscal impacts can be absorbed into the DPZ operating budget.
ALTERNATIVES:
1. The Board may choose to approve the Staff Recommended Work Plan as proposed.
2. The Board may choose to approve the Staff Recommended Work Plan with modifications.
3. The Board may choose to defer action on this item, pending further discussion, and direct staff
on how to proceed.

DRAFT MOTIONS:
1. I move that the Board of Supervisors approve the staff recommended work plan for CPAM
2020-0002, Red Hill Community, provided as Attachment 1 to the May 17, 2022, Board of
Supervisors Business Meeting Action Item.
OR
2. I move an alternate motion.
ATTACHMENTS:
1. Staff Recommended Work Plan
2. Vicinity Map of Red Hill Community

Work Plan: CPAM-2020-0002
Project T itle: Red Hill Community
PURPOSE
The purpose of this Comprehensive Plan Amendment (CPAM) to the Loudoun County 2019
Comprehensive Plan (2019 CP) is to consider a change to the policy area and planned land
use designations of the Red Hill Community that would move the area from the Rural Policy
Area (RPA) to the Transition Policy Area (TPA) and designate the area as the Transition Large
Lot Neighborhood Place Type. The CPAM will update the land use policies and maps of the
Loudoun County 2019 General Plan (2019 GP) and the Loudoun County 2019 Countywide
Transportation Plan (2019 CTP) as needed to address these changes.

BACKGROUND
At the December 1, 2020, Board Business Meeting, the Board initiated a CPAM “to consider bringing the
portion of the RPA located east of Greene Mill Preserve into the TPA including consideration of any
planning document revisions that may be necessary to implement this potential policy area change.” The
Board action followed approval of CPAM-2020-0001, Public Facilities in the RPA, which allowed the
extension of the central water and wastewater system (i.e., Loudoun Water) to serve public facilities
located on contiguous publicly owned parcels in the RPA immediately adjacent to the western boundary
of the TPA. The CPAM also added a future middle school site on a 172.9-acre parcel located on the
south side of Red Hill Road and west side of Evergreen Mills Road within the Red Hill Community as a
feature shown on the County’s Existing Facilities Map. Public input and discussions pertaining to the
consideration of the school site and provision of central utilities prompted both the Planning Commission
and Board to recommend a broader evaluation of the Red Hill Community to consider redesignating the
area currently located within the RPA to the TPA.
The Red Hill Community is bound on the northwest by Greene Mill Preserve, on the east by the Evergreen
Mill Road (Route 621), and on the south by the watershed boundary of Goose Creek which serves as
the present boundary between the RPA and the TPA. The Red Hill Community comprises approximately
41 parcels totaling approximately 424 acres. A state-maintained gravel road, Red Hill Road (Route 617),
bisects the area which is rural in character and comprises larger parcels in forested open space and
agricultural uses with smaller residential lots concentrated along Red Hill Road. Approximately 40 percent
(172.9 acres) of the total acreage of the Red Hill Community is owned by the County and is planned for
future school/public uses. All the properties within the Red Hill Community are zoned A-3 (Agricultural
Residential-3) under the Revised 1993 Loudoun County Zoning Ordinance, which allows a variety of low
intensity uses and residential development at a maximum density of one dwelling unit per three acres.
The Red Hill Community is located within the RPA in an area identified as the Rural North Place Type
where rural economy uses and limited residential development are envisioned (2019 GP, Chapter 2, RPA
Place Types Map). The proposed CPAM will consider a change to the Red Hill Community’s policy area
designation to move the area from the RPA to the TPA and designate the area as the Transition Large
Lot Neighborhood Place Type. The Transition Large Lot Neighborhood is the predominant Place Type in
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the TPA and provides for low-density residential with significant open space allowing for natural and
agricultural uses (2019 GP, Chapter 2, Transition Large Lot Neighborhood Place Type). With its 50
percent open space requirement and more rural character, this Place Type provides a natural transition
along the boundary between the TPA and RPA.
The TPA is divided into subareas based on watershed boundaries. Each subarea has a planned
residential density in the 2019 GP, ranging from one dwelling unit per ten acres to one dwelling unit per
acre. The Red Hill Community is bordered to the south by the Upper Broad Run Subarea and to the east
by the Middle Goose Subarea of the TPA; the properties in these subareas are designated Transition
Large Lot Neighborhood with densities of one dwelling unit per three acres and one dwelling unit per ten
acres, respectively. While located within the Lower Goose Creek Watershed, the existing settlement
pattern of the Red Hill Community aligns with other subareas in the TPA with densities of one dwelling
unit per three acres, which is equivalent to the permitted residential density under the existing A-3 zoning
district. The CPAM proposes to designate the Red Hill Community as a new subarea within the TPA with
a density of one dwelling unit per three acres. Redesignating the area as TPA as proposed with this
CPAM will also permit the extension of central water and wastewater service to individual lots within the
Red Hill community. All the properties surrounding the Red Hill Community, including Greene Mill
Preserve (an approved rezoning located in the RPA) are currently served by central utilities.
Department of Planning and Zoning (DPZ) staff proposes this work plan to implement this policy direction
in accordance with Board direction.
PROJECT STRATEGY AND SCOPE
Project Strategy
The Red Hill Community CPAM will amend the land use policies and maps of the 2019 GP and 2019
CTP as needed to address the policy direction detailed in the Background section above.
Project Scope
Total project duration is estimated at eleven months. The process is scheduled to begin in the second
half of 2022, following Board approval of the draft Work Plan and concluding with Board adoption of the
CPAM.
Key phases of the project include:
1. Initiation
2. Board endorsement of the Work Plan
3. Study period and evaluation (public engagement, data inventory, establishment of baseline
conditions, identification of major issues)
4. Policy Drafting
5. Agency Comment Period and Evaluation and Revisions
6. Public Engagement
7. Public Hearings (Planning Commission and Board of Supervisors)
8. Board Adoption
DELIVERABLES
1.
2.
3.
4.

Revised maps within the 2019 GP and 2019 CTP.
Revised Transition Large Lot Neighborhood Place Type within the 2019 GP.
Other 2019 GP text amendments as necessary to implement the CPAM.
Revised Geographic Information System (GIS) layers.

PROJECT ASSUMPTIONS
1. Board Policy Direction. The Work Plan assumes the Board will concur with staff’s recommendation
to change the policy area boundaries and planned land use designation of the Red Hill Community
from the RPA to the TPA and designate the area as the Transition Large Lot Neighborhood Place
Type. Other changes, such as a further increase in the planned residential density of the area, would
necessitate changes to the work plan, including additional analysis of potential fiscal and
transportation impacts. This would likely prolong the project timeline and may increase the costs
associated with the effort.
2. Project Execution. County staff from the Community Planning Division will manage the CPAM and
has the required skills and technological tools (e.g., GIS software, knowledge, and data) to carry
out necessary analyses and policy drafting in accordance with the Board’s direction. Staffing levels
will be maintained throughout the project’s development and staffing resources will not be diverted
to other initiatives.
PROJECT CONSTRAINTS
As a staff-driven effort, availability of staff resources and competing priorities pose the greatest
constraints to the projected schedule. DPZ Community Planning Staff is currently processing three
CPAMs—two of which are expected to conclude in the 2022—and is assisting in the Zoning Ordinance
Rewrite (ZOR) that is scheduled for completion in late 2022. DPZ has also recently initiated work on
CPAM-2022-0001, St. Louis Village Plan, which is a multi-year project scheduled for completion in the
first half of 2024. Assuming full staffing of the Community Planning Division, these projects are not
anticipated to affect progress on the Red Hill Community CPAM.
PROJECT ORGANIZATION AND TEAM
County Staff
The project will be managed by staff from DPZ’s Community Planning Division. The Project Manager
will coordinate efforts between the Department of Transportation and Capital Infrastructure (DTCI), the
County Attorney’s Office, the Zoning Administration division of DPZ, and other relevant county agencies.
The Project Manager will also facilitate public outreach and all legal notice requirements.
Project Supervisor:
Project Manager:
County Staff:

Randall Farren, AICP, Program Manager, Community Planning
Pat Giglio, Planner III, Community Planning
Various agency/department liaisons

STAKEHOLDERS
1) Board of Supervisors
2) County Agencies:
a) County Administration
b) County Attorney’s Office
c) Department of Finance and Budget
d) Department of Transportation and Capital Infrastructure (DTCI)
e) Office of Mapping and Geographic Information (OMAGI)
f) Loudoun County Public Schools (LCPS)
g) Loudoun County Parks, Recreation and Community Services (PRCS)
3) County Advisory Boards

a) Planning Commission
4) Residents, local organizations, business/property owners, developers, and citizen groups.
Community Engagement Plan
The public engagement and noticing objective of the project will focus on updating and informing
residents and interested parties of proposed changes. There will be opportunities for public comment in
the context of a community outreach event at a nearby school to facilitate local participation in advance
of the public hearing phase. There will be opportunities for broader public comment through public
hearings as required by the Code of Virginia and the Zoning Ordinance.
PROJECT TASKS AND SCHEDULE

Public
Hearings
and Action

Plan development

Plan
Preparation

Phase

TASK

WHO

WHEN

1. Board of Supervisors endorsement of
work plan
2. Data inventory, mapping, and
establishing baseline conditions
3. Initial Community Meeting

Board of Supervisors

4. Draft policies

Staff

5. CPAM Agency Comment Period

Referral Agencies

6. CPAM Evaluation and Revisions

Staff

Sept 2022

7. Second Community Meeting

Staff, community

Sept 2022

8. Planning Commission public hearing,
deliberation, and action
9. Board of Supervisors public hearing
and deliberation

Planning
Commission/Staff
Board/Staff

10. Board of Supervisors final action

Board/Staff

Staff
Staff, community

May 2022
June – July
2022
June 2022
July 2022
July – Aug 2022

Oct – Dec 2022
Jan 2022 – Feb
2023
Mar 2023

PROJECT RESOURCES
As a staff-driven project, the project is proposed to be completed with already programmed resources
within DPZ. The Community Planning Division’s current work plan can accommodate this initiative but
any additional projects or priorities that materialize during the project could potentially impact the above
schedule. Staff anticipates a cost of $5,000 over the course of this project to provide for notification of
community meetings, public outreach, and noticing efforts. These impacts can be absorbed into the DPZ
operating budget.
Task

Outreach
Total

Baseline Estimated Cost

$5,000
$5,000

Vicinity Map of Red Hill Community
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