Date of Hearing: June 15, 2022

#5
BOARD OF SUPERVISORS
PUBLIC HEARING
STAFF REPORT
SUBJECT:

ZMAP-2021-0004 & SPEX-2021-0007, Colonnade

ELECTION DISTRICT(S):

Broad Run

CRITICAL ACTION DATE: July 11, 2022
STAFF CONTACT(S):

Bryce Johnson, AICP, Project Manager, Planning and Zoning
Joe Kroboth III, PE, Acting Director, Planning and Zoning

APPLICANT:

James D. Policaro, DTC Partners, LLC

PURPOSE: The applicant proposes to rezone a 4.15-acre property from commercial use to
residential use in order to permit development of up to 61 single-family attached (SFA) dwelling
units. The applicant also requests to reduce the minimum required front yard from 15 to 10 feet
for rear-loaded units.
RECOMMENDATION(S):
Planning Commission: At the Planning Commission (Commission) Work Session on April 6,
2022, the Commission forwarded (7-1-1: Kirchner opposed; Merrithew absent) the applications to
the Board of Supervisors (Board) with a recommendation of approval subject to the Proffer
Statement (Proffers) that is to be revised to ensure the Proffers can be administered if approved,
subject to the Conditions of Approval (Conditions), and based on the Findings for Approval
(Findings).
Staff: Staff supports Board approval subject to the Proffers dated May 26, 2022 (Attachment 1),
and the Conditions dated April 29, 2022 (Attachment 2), and based on the Findings (Attachment
3). The proposal is consistent with the policies of the Loudoun County 2019 General Plan (2019
GP). The Office of the County Attorney has approved the Proffers and Conditions to legal form.
The applications are ready for action.
______________________________________________________________________________
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APPLICATION INFORMATION:
APPLICANT:
James D. Policaro
DTC Partners, LLC
301-692-2375
jpolicaro@lerner.com
PARCELS/ACREAGE:
PIN
029-28-5117
ACCEPTANCE DATE:
April 8, 2021
ZONING ORDINANCE:
Revised 1993
POLICY AREA:
Suburban

REPRESENTATIVE:
Michael Romeo, AICP
Walsh, Colucci, Lubeley & Walsh, P.C.
571-209-5772
mromeo@thelandlawyers.com
Acreage
4.15 acres

LOCATION:
Northeast corner of the intersection of City Center
Boulevard and Stephanie Drive
EXISTING ZONING:
Planned Development – Commercial Center
(Neighborhood Center) (PD-CC-NC)
PLACE TYPE:
Suburban Mixed Use

CONTEXT:
Location/Site Access – The subject property is located south of Route 7 in the northeast corner of
the intersection of City Center Boulevard, Stephanie Drive, and Mirage Way. Upon development,
the property will retain an existing entrance from City Center Boulevard and an existing entrance
from Stefanie Drive.
Existing Conditions – The subject property is undeveloped and contains natural vegetation.
Surrounding Properties –

North
South
West
East

Land Use
Single-family residential,
child care center
Multifamily residential
Multifamily residential,
retail

Single-family residential

Zoning District(s)
Townhouse/Multifamily
Residential – 16 (R-16)
R-16
R-16;
Planned Development –
Commercial Highway (PDCH)
R-16

Place Type
Suburban Mixed Use
Suburban Mixed Use
Suburban Mixed Use

Suburban Mixed Use

Directions – From downtown Leesburg, travel east on Loudoun Street and merge onto E. Market
Street for four miles. Continue straight onto Virginia Route 7 for 5.4 miles. Turn right onto City
Center Boulevard. After 0.4 miles, the property is on the right.
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Figure 1: Vicinity Map

Figure 1: Aerial photo of the property highlighted in yellow. The property is surrounded by a mixture of single family
and multifamily residential development. Dulles Town Center Mall is located to the southwest.

PROPOSAL: The applicant requests approval to develop up to 61 SFA dwelling units. The
request includes two applications:
1) ZMAP-2021-0004: A Zoning Map Amendment (ZMAP) to rezone an approximately 4.15acre property from the Planned Development – Commercial Center (Neighborhood Center)
(PD-CC(NC)) zoning district to the Townhouse/Multifamily Residential – 16, Affordable
Dwelling Unit Development Regulations (R-16 ADU) zoning district. Approval would
permit up to a total of 61 SFA dwelling units, including eight Affordable Dwelling Units
(ADUs) required by the Zoning Ordinance. The applicant also proposes either two
Affordable Market Purchase Program Units (AMPPUs) for purchase or two Unmet
Housing Needs Units (UHNUs) for rent.
2) SPEX-2021-0007: A Special Exception (SPEX) to modify Section 7-903(C)(1)(a) to
reduce the minimum required front yard from 15 to 10 feet for rear-loaded units located
adjacent to Stefanie Drive and City Center Boulevard.
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Figure 2: Concept Development Plan (Annotated Excerpt)

Figure 2: Excerpt of the Concept Development Plan. The SFA units are highlighted in yellow. Open space features
are highlighted in green. The sidewalk easements are highlighted in red.

BACKGROUND: The subject property is located within the Dulles Town Center Development
which has been approved for a mixture of residential, commercial, and office uses through several
legislative approvals since 1986. The property itself is subject to the following approval:
•

ZMAP-1990-0014, Dulles Town Center – On December 17, 1991, the Board approved a
request to rezone 332.4 acres from the Agricultural Residential – 3 (A-3), Planned
Development – Industrial Park (PD-IP), and Planned Development – Shopping Center
(PD-SC) zoning districts to the Planned Development – Office Park (PD-OP), Planned
Development – Commercial Highway (PD-CH), and Planned Development – Housing 30
(PD-H30) zoning districts to develop up to 3.3 million SF of office uses, 300,000 SF of
commercial uses, 1.5 million SF of industrial uses, and 1,068 residential dwelling units.
The subject property was designated for commercial use in the PD-H30 zoning district
under the 1972 Loudoun County Zoning Ordinance. Per Section 1-103(M) of the Zoning
Ordinance, the subject property was placed into the PD-CC(NC) zoning district when
converted to the Revised 1993 Loudoun County Zoning Ordinance (Zoning Ordinance).
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This update occurred as part of the adoption of the current Zoning Ordinance, not with a
Zoning Conversion in the Route 28 Taxing District (ZRTD).
Planning Commission: The Commission held a Public Hearing on February 22, 2022.1 There
were no public speakers. The Commission discussed planned transportation improvements for
nearby public roadways (City Center Boulevard, Stefanie Drive, and Route 7), interparcel
pedestrian connectivity, availability of additional off-site parking, available off-site amenities
within nearby communities managed by the applicant, the number and sizes of affordable units,
whether the affordable units are intermixed within the market-rate units, the household income
ranges for the affordable units, and the costs of providing affordable housing. The Commission
forwarded the applications (7-0-2: Salmon and Kirchner absent) to a Commission Work Session
for further discussion.
Following the Commission Public Hearing, the applicant revised the application to provide two
affordable units with a width consistent with the market-rate units, commit to a public access
easement linking to Forum Terrace and Palace Terrace, commit to a 2,100 square foot (SF)
maximum lot size and a 2,300 SF maximum unit size, lower the applicable income range for the
two additional rental units if listed for rent, increase the total width of two buildings, commit to
not prohibit accessory dwelling units, commit to establishing a proposed regional road contribution
credit on a per-unit basis prior to site plan approval that would be capped at $200,000, and revise
the Proffers and Concept Development Plan (CDP) to address technical corrections to ensure the
application materials can be administered if approved.
The Commission held a Work Session on April 6, 2022.2 The Commission discussed the regional
road contribution credit, the cost of providing wider affordable units, parking counts, the active
recreation space, the effect of the reduced front yard setback to provide additional internal open
space, concern about active recreation needs for the proposed and nearby existing housing, the
existing community amenities available nearby, and the cost of providing additional and wider
affordable units. The Commission forwarded (7-1-1: Kirchner opposed; Merrithew absent) the
applications to the Board with a recommendation of approval, subject to revisions to ensure the
Proffers can be administered if approved.
The applicant has held one community meeting. Staff has received two comments on the Loudoun
Online Land Applications System (LOLA), each requesting additional information, and received
one letter from the adjacent Colonnade Homeowners Association (HOA) objecting to an
interparcel connection. The staff reports and associated attachments can be viewed online at
www.loudoun.gov/lola; search “ZMAP-2021-0004”.
OUTSTANDING ISSUES: Staff has identified no outstanding issues.

1

February 22, 2022, Planning Commission Public Hearing Staff Report and Meeting Video.
April 6, 2022, 2022 Planning Commission Work Session Memorandum, Supplemental, Revised Proffers, and
Meeting Video.
2
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POLICY ANALYSIS:
Zoning Map Amendment Petition (ZMAP) Criteria for Approval - Zoning Ordinance (ZO)
Section 6-1210(E) of the Revised 1993 Loudoun County Zoning Ordinance states that if an
application is for a reclassification of property to a different zoning district classification on the
Zoning Map, the Planning Commission shall give reasonable consideration to six (6) factors or
criteria for approval. These criteria for approval are organized below by category, followed by
staff’s analysis.
Special Exception (SPEX) Criteria for Approval - Zoning Ordinance Section 6-1309 of the
Revised 1993 Loudoun County Zoning Ordinance states that in considering a minor special
exception or special exception application, six (6) factors shall be given reasonable consideration.
These criteria for approval are organized below by category, followed by staff’s analysis.
A. Land Use:
ZO §6-1210(E)(1) Appropriateness of the proposed uses based on the Comprehensive Plan, trends
in growth and development, the current and future requirements of the community as to land for
various purposes as determined by population and economic studies and other studies and the
encouragement of the most appropriate use of land throughout the locality. ZO §6-1309(1)
Whether the proposed minor special exception or special exception is consistent with the
Comprehensive Plan. (5) Whether the proposed special exception at the specified location will
contribute to or promote the welfare or convenience of the public.
Analysis – Staff has identified no outstanding land use issues.
Use and Density – The subject property is located in the Suburban Mixed Use Place Type, which
the 2019 GP envisions to develop with a mix of residential, commercial, entertainment, cultural,
and recreational uses at up to 1.0 floor area ratio (FAR). Projects in this Place Type should develop
with a maximum of 70 percent residential uses and a minimum of five percent public and civic
uses. Within the Suburban Policy Area, projects may develop with an alternate mix of uses if: 1)
the project area is less than 20 acres in size, 2) the proposed on-site uses contribute to the
envisioned mix of uses for the area within a half mile of the property, and 3) the project is
compatible with nearby uses as infill development.3
The proposal includes a 100 percent residential component on a property less than 20 acres in size.
The subject property is located within a half mile of retail, office, industrial, and residential uses.
Consistent with the infill policies of the 2019 GP, the applicant proposes a future pedestrian
connection adjacent to the residential development.4 This interparcel pedestrian connection is
discussed further under the Transportation Analysis. Staff finds that 100 percent residential use at
this location brings the area closer to the envisioned use mix for this Place Type.

3
4

2019 GP: Chapter 2, Quality Development Action 7.1.H and Infill and Redevelopment Strategy 3.1.
2019 GP: Chapter 2, Infill and Development Strategy 3.1 and Suburban Policy Area Strategy 1.3.
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The 2019 GP lists small lot SFA units as a complimentary use within the Suburban Mixed Use
Place Type. The applicant is proffering to a 2,100 SF maximum lot size and a maximum 2,300 SF
maximum unit size (140,300 SF total for 61 units) for a maximum FAR of 0.78. Staff finds the
proffered unit and lot size maximums are consistent with the uses and density envisioned for the
Suburban Mixed Use Place Type.
Open Space – Developments within the Suburban Mixed Use Place Type are envisioned to contain
a minimum ten percent open space, which may include any mix of recreational, community, public
and civic, and natural areas. For a 4.15-acre parcel, the Place Type calls for a minimum of 18,000
SF of open space. The applicant is proffering to this open space in the form of three active
recreation areas (15,490 SF total) and an outdoor plaza (approximately 3,000 SF).5 The Proffers
specify these areas to include features such as flexible lawn areas, outdoor seating and tables,
pergola, and play equipment. Staff notes that two of the designated active recreation areas are
directly adjacent to City Center Boulevard and Stefanie Drive. Based on the shown information
and commitments, staff anticipates these two spaces will be appropriately and safely integrated
into the existing suburban environment in accordance with the Suburban Policy Area Design
Guidelines. The third outdoor recreation area is centrally located adjacent to an outdoor plaza. As
proffered, staff finds that the proposal provides the envisioned ten percent open space for this Place
Type.
SPEX Request – The applicant has requested to reduce the minimum front yard for rear-loaded
single-family attached dwellings from 15 feet to 10 feet. The proposed five-foot yard reduction is
limited to building lots which face City Center Boulevard and Stefanie Drive; these buildings will
be oriented toward the public streets, with read-loaded garages facing the interior of the subject
property. The reduction would permit parking and open space to be provided internally, while
providing building frontage along public right-of-way. Staff identifies no safety issues with the
reduced front yards and finds that the proposed design is consistent with the Suburban Mixed Use
Place Type. Staff supports approval of this request.
B. Compatibility:
ZO §6-1210(E)(2) The existing character and use of the subject property and suitability for various
uses, compatibility with uses permitted and existing on other property in the immediate vicinity,
and conservation of land values. ZO §6-1309(2) Whether the level and impact of any noise, light,
glare, odor or other emissions generated by the proposed use will negatively impact surrounding
uses. (3) Whether the proposed use is compatible with other existing or proposed uses in the
neighborhood, and on adjacent parcels.
Analysis – Staff has identified no outstanding compatibility issues.

5

The aggregate size for the active recreation areas is specified on the CDP. The size of the outdoor plaza is
estimated based on the provided measurements on the CDP.
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Architectural Design – The 2019 GP establishes design guidelines for development within the
Suburban Policy Area.6 To ensure cohesive development, the County typically recommends
commitments to specific building materials and proffered building elevation that implement the
appropriate policy area design guidelines. The Proffers require building facades which are
consistent with the illustrative building elevations provided in the CDP (see Figures 3 & 4). The
Proffers further specify building design by requiring:
1) a minimum of 30 percent masonry material on the front and side facades;
2) the primary façade material to wrap around the building corners; and
3) a minimum of two specified design features (e.g., awnings, façade recess, parapet) on each
façade.
Staff finds the proposed design commitments are consistent with both the surrounding
development and the Suburban Policy Area Design Guidelines described by the 2019 GP.
Figure 3: Front Building Elevation (Excerpt)

Figure 3: Graphic showing the proposed design of the SFA units viewed from the front.

Figure 4: Side Building Elevation (Excerpt)

Figure 4: Graphic showing the proposed design of the SFA units viewed from the sides.

6

2019 GP: Chapter 2, Land Use, Suburban Policy Area Action 1.1.B; 2019 GP: Appendix A, Suburban Policy Area
Design Guidelines.
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C. Environmental and Heritage Resources:
ZO §6-1210(E)(5) Potential impacts on the environment or natural features including but not
limited to wildlife habitat, wetlands, vegetation, water quality (including groundwater),
topographic features, air quality, scenic, archaeological, and historic features, and agricultural
and forestal lands and any proposed mitigation of those impacts. ZO §6-1309(4) Whether the
proposed special exception or minor special exception adequately protects and mitigates impacts
on the environmental or natural features including, but not limited to, wildlife habitat, vegetation,
wetlands, water quality (including groundwater), air quality, topographic, scenic, archaeological
or historic features, and agricultural and forestal lands.
Analysis – Staff has identified no environmental and heritage resource issues.
Natural Heritage and Historical Resources – The subject property contains no identified natural,
heritage, or historic resources. The applicant provided a Threatened and Endangered Species
Habitat Assessment which states the subject property does not contain any suitable habitat for
endangered species. Additionally, the applicant provided a Phase I Archeological Investigation
which identified no historic or archeological features on the subject property.
Vegetation – The subject property contains no significant vegetation. The applicant is committing
to provide 80 percent Virginia native species, with an emphasis on Northern Virginia native
species, within all landscaping. Staff finds the proposal adequately addresses impacts to
vegetation.
Stormwater Management – Stormwater from the subject property ultimately drains to the Broad
Run via an unnamed tributary. A 2020 Department of Environmental Quality (DEQ) Water
Quality Assessment identified this tributary as impaired for aquatic life, fish consumption, and
recreational use. State environmental regulations require new development to address 75 percent
of phosphorus stormwater runoff (a pollutant) through on-site measures before the purchase of offsite nutrient credits to address impacts. The applicant is committing to instead achieve a minimum
of 80 percent of total required phosphorus reduction on-site. Additionally, the applicant is
committing to provide two different types of low-impact development (LID) measures, such as
rain gardens or water quality swales, to treat stormwater. Staff finds the proposal adequately
addresses stormwater impacts.
D. Transportation:
ZO §6-1210(E)(3) Adequacy of sewer and water, transportation, and other infrastructure to serve
the uses that would be permitted on the property if it were reclassified to a different zoning district
[emphasis added]. ZO §6-1309(6) Whether the proposed special exception can be served
adequately by public utilities and services, roads, pedestrian connections and other transportation
services and, in rural areas, by adequate on-site utilities [emphasis added].
Analysis – Staff has identified no outstanding transportation issues.
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Traffic Impact – The applicant provided a Traffic Impact Study (TIS), dated April 1, 2021, which
assessed the traffic impact of the proposal. The results of the study are summarized below:
Table 1: Approved and Proposed Trip Generation Comparisons
AM Peak
Weekday Total
Development Program
PM Peak Trips
Trips
Trips
Total Approved Trips
42
302
3,504
(45,200 SF of retail uses)
Total Proposed Trips
30
38
420
(61 SFA units)
Difference
-12
-264
-3,084
(Proposed Minus Existing)
Ultimate Condition of City Center Boulevard – The Loudoun County 2019 Countywide
Transportation Plan (2019 CTP) plans for the adjacent segment of City Center Boulevard to
ultimately be a four-lane minor collector road with a ten-foot shared use path on one side of the
roadway and a six-foot sidewalk on the other side. The roadway is built to its ultimate condition
but lacks the planned pedestrian and bicyclist infrastructure. The applicant is committing to
provide the planned six-foot sidewalk on the west side of the subject property, adjacent to Center
Boulevard. As proffered, staff finds the proposal is consistent with the ultimate condition of City
Center Boulevard.
Access from Stefanie Drive – To accommodate vehicular traffic entering/exiting from Stefanie
Drive, the applicant is committing to a median and turn lane improvements on Stefanie Drive.
Pedestrian and Bicycle Transportation – The 2019 GP and 2019 CTP plan for suburban
developments to accommodate both pedestrian and bicycle transportation. The applicant provides
internal pedestrian circulation consisting of five-foot-wide sidewalks and associated crosswalks.
Additionally, the applicant is committing to a bike rack located at an entry point for each active
recreation area identified on the CDP.
The subject property is adjacent to the intersection of City Center Boulevard and Stefanie Drive,
which includes pedestrian crossings (see Figure 5). Further, the subject property borders the
northeast corner of the intersection which includes a pedestrian signal button inaccessible by
wheelchair. The applicant is proffering to provide a sidewalk connection to this pedestrian signal
button. However, the Virginia Department of Transportation (VDOT) anticipates needing to
reassess operation of the entire intersection (e.g., timing of traffic signals, pedestrian crossings).
The reassessment will be triggered by VDOT requirements but not the direct impact of
development. At that time, the applicant seeks to receive credit against the regional road
contributions if the applicant is required to address improvements beyond the northeast corner of
the intersection. County policy supports allowing this credit for off-site frontage pedestrian
improvements not directly required by the County.7 Staff does not anticipate improvements are
7

2019 CTP: Chapter 5, Proffer Policies, Policy 5-3.2 and 5-3.3.
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required outside of the northeast corner of the intersection, and therefore has no estimate for what
financial cost may be associated if improvements are found to be required. To address this
uncertainty, the applicant proposes to establish the proposed regional road contribution credit on
a per-unit basis prior to site plan approval and that the credit be limited to no more than $200,000
total. Staff finds the proposed credit to be consistent with County policy and can be administered
as proposed.
Figure 5: Pedestrian Crossing at City Center Boulevard and Stefanie Drive (Pictometry)

Figure 5: Aerial photo of the intersection of City Center Boulevard and Stefanie Drive. The northeast pedestrian
crossing signal is highlighted in red.

Bus Stop – The subject property is adjacent to an existing bus route which serves City Center
Boulevard. An existing bus shelter is located on the west side of City Center Boulevard to serve
southbound bus services, but no shelter is currently provided for northbound bus services. The
applicant is proffering to provide a bus stop shelter easement in the northwest corner of the
property for northbound bus service.
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Regional Road and Transit Contributions – Consistent with the policies of the 2019 CTP, the
County anticipates that rezoning applications account for the transportation impacts of additional
residential units, specifically on the regional roadway network and public transit.8 Although the
2019 GP exempts ADUs from capital facilities contributions, the 2019 CTP does not differentiate
between market-rate and affordable units for the purpose of contributions. The Proffers include a
$6,000 per market-rate unit regional road contribution and a $1,000 per market-rate unit transit
contribution. The applicant is not providing regional road or transit contributions for the provided
eight ADUs or the two AMPPUs/UHNUs. Under current 2019 CTP policy, the proposal is
deficient $60,000 in regional road contributions and $10,000 in transit contributions anticipated
for the ten affordable units. The Fiscal Impact Committee is reviewing this policy guidance and
considering policy changes to remove cost barriers to affordable housing production.
Interparcel Connection – Both the 2019 GP and 2019 CTP encourage interparcel connections in
order to provide increased connectivity and alternate means of accessing development projects.9
The applicant proposes to utilize existing access from City Center Boulevard and Stefanie Drive,
and to record a public access easement for future pedestrian access to Forum Terrace and Palace
Terrace. Staff notes that Forum Terrace and Palace Terrace are both private streets and would
require approval from the adjacent HOA for a full interparcel connection.
E. Fiscal Impacts:
ZO §6-1210(E)(4) The requirements for airports, housing, schools, parks, playgrounds,
recreational areas and other public services.
Analysis – Staff has identified no outstanding fiscal issues. Upon full build out, the 61 SFA units
are anticipated to provide housing for 188 people, including 33 school-aged students.
Capital Facilities Contribution – The applicant is proffering a $33,733.40 capital facilities
contribution per SFA unit, excluding ADUs, which is consistent with the Eastern Region Capital
Intensity Factor (CIF).
Housing Affordability – The housing and land use policies of the 2019 GP and Unmet Housing
Needs Strategic Plan (UHNSP) encourage a variety of residential unit types, sizes, and prices to
address the full spectrum of housing needs in the County. The proposal includes a total of ten
dwelling units which are affordable for households earning under 100 percent of AMI. This
includes eight ADUs as required by Article 7 of the Zoning Ordinance. The applicant is also
committing to either two AMPPUs, which would be available as for-sale units to households
earning between 70 to 100 percent of AMI, or two UHNUs, which would be available as for-rent
units to households earning between 50 to 80 percent of AMI. The provision of AMPPUs versus
UHNUs will depend on whether the developed units are listed as for-sale or for-rent units.

8

2019 CTP: Chapter 5, Proffer Policies, Policy 5-3.2, Potential Proffers.
2019 GP: Chapter 2, Land Use, Quality Development Policy 2; 2019 CTP: Chapter 3, The Build Environment –
Transportation and Land Use, Policy 3-2.10, Interparcel Access.

9
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Public Schools – Student generation, capital costs, and operating costs associated with the
additional residential units are listed in the tables below. Based on School Board adopted
attendance boundaries, students residing in the proposed development would attend Countryside
Elementary School, River Bend Middle School, and Potomac Falls High School within the
Loudoun County Public Schools (LCPS) Eastern Loudoun Planning District.
Table 2. Loudoun County Public Schools Generation Factors (2021)
Total
Total
Total
Students
Estimated
Annual
Elementary
Middle
High
Units
Generated
Capital
Operating
School
School
School
by
Costs
Costs
Proposal
61 SFA
13
7
10
30
$513,600 $2,159,382
Table 3. School Facility Information
Countryside
River Bend
ES
MS
2021-22 Base
Building Capacity
2022 Student
Enrollment
2027-28 Projected
Enrollment

Potomac Falls
HS

812

1,227

1,565

671

1,140

1,622

710

1,002

1,561

Based on LCPS’s projections, staff anticipates sufficient school capacity at the elementary and
middle school levels through the 2027-28 school year. Staff notes that the listed Potomac Falls
High School base capacity includes two modular classrooms.10 LCPS is planning and constructing
additional schools to support anticipated enrollment levels. Staff finds that LCPS can
accommodate the additional 30 students projected to be generated by the proposed 61 SFA units.
F. Public Utilities/Public Safety:
ZO §6-1210(E)(3) Adequacy of sewer and water, transportation, and other infrastructure to serve
the uses that would be permitted on the property if it were reclassified to a different zoning district.
(6) The protection of life and property from impounding structure failures [emphasis added]. ZO
§6-1309(6) Whether the proposed special exception can be served adequately by public utilities
and services, roads, pedestrian connections and other transportation services and, in rural areas,
by adequate on-site utilities [emphasis added].
Analysis – Staff has identified no outstanding issues related to public utilities and safety. The table
below highlights the related public services.

10

Without modular classrooms, the base capacity would be 1,523 students for Potomac Falls High School.
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Table 4. Public Utilities and Public Safety
Water and Sewer – Public water and sanitary sewer service will be available through an
extension to the subject property.
Fire and Rescue Service – Fire and rescue services will be available from Kincora Station 24/35
with an estimated response time of five minutes.
Fire and Rescue Contributions – The Proffers include a $143.19 contribution per market-rate
unit to support volunteer fire and rescue companies providing service to the property.
ZONING ANALYSIS: Staff has identified no outstanding zoning issues. Other than the requested
modification, the proposal complies with all applicable zoning requirements.
DRAFT MOTIONS:
1. I move that the Board of Supervisors forward ZMAP-2021-0004 & SPEX-2021-0007,
Colonnade to the July 19, 2022, Board of Supervisors Business Meeting for action. (This would
require an extension of the Critical Action Date.)
OR
2a. I move that the Board of Supervisors suspend the rules.
AND
2b. I move that the Board of Supervisors approve ZMAP-2021-0004 & SPEX-2021-0007,
Colonnade subject to the Proffer Statement dated May 26, 2022, and the Conditions of
Approval dated April 29, 2022, and based on the Findings for Approval provided as
Attachments 1, 2, and 3 to the June 15, 2022, Board of Supervisors Public Hearing Staff
Report.
OR
3. I move an alternate motion.
ATTACHMENT(S):
1.
2.
3.
4.
5.
6.
7.

Proffer Statement (May 26, 2022)
Conditions of Approval (April 29, 2022)
Findings for Approval
Concept Development Plan (March 30, 2022)
Statement of Justification
Review Agency Comments
Response to Referral Comments

PROFFER STATEMENT
COLONNADE
ZMAP-2021-0004

May 26, 2022

DTC Partners, LLC, the owner (the "Owner") of the property identified as Loudoun County PIN
029-28-5117 (Tax Map #/80///1//102B2), totaling approximately 4.15 acres (the "Property"),
more fully depicted on the plan set identified in Proffer I.A. below, on behalf of itself and its
successors in interest, hereby voluntarily proffers, 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"), that in the event the Board of Supervisors of Loudoun
County approves ZMAP-2021-0004 to rezone the Property from the Planned Development Commercial Center (Neighborhood Center) ("PD-CC (NC)") zoning district to the R-16
Townhouse/Multifamily Residential zoning district to be administered as an affordable dwelling
unit district under Section 7-900 of the Zoning Ordinance ("R-16 ADU"), development of the
Property shall be in substantial conformance with the conditions set forth in this Proffer Statement
("Proffers"). These Proffers are the only development conditions that govern this Property and
shall supersede any previously approved proffers as applied to the Property, including without
limit the proffers associated with ZMAP-1990-0014, Dulles Town Center; provided that these
Proffers shall become effective only upon final approval of this ZMAP-2021-0004. 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 enabled with authority to act
on the County's behalf, within the context of the particular proffer provision.

I.

CONCEPT DEVELOPMENT PLAN & DEVELOPMENT SCOPE
A.

Concept Development Plan. Development of the Property shall be in substantial
conformance with Sheets 01, 04, 07, 07A, 07B, 09, 09A, and 09B (the "Concept
Development Plan" or "CDP") of the plan set titled "COLONNADE ZMAP-20210004 & SPEX-2021-0007 BROAD RUN ELECTION DISTRICT LOUDOUN
COUNTY, VIRGINIA," dated March, 2021 and revised through March 30, 2022,
prepared by Urban, Ltd. The Concept Development Plan shall control the general
development, layout, and configuration of the Property. Minor 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 and natural features, development ordinance requirements,
other final engineering considerations, and to accommodate the recommendations
of archaeological studies, if any, provided that any such minor adjustments shall be
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in accordance with Section 6-1209 of the Zoning Ordinance. As used herein, the
term site plan shall include an application for approval of a site plan or site plan
amendment in accordance with applicable County ordinances ..
B.

II.

Development Scope. The development of the Property shall include a maximum of
61 single-family attached dwelling units, to be offered for-rent or for-sale, inclusive
of eight (8) Affordable Dwelling Units ("ADUs"). No individual dwelling unit on
the Property shall exceed 2,300 gross square feet. If the Property is subdivided to
create individual lots for each dwelling unit, no individual dwelling unit lot shall
exceed 2,100 square feet. At least two ADUs will be greater than 16 feet in width.

HOMEOWNERS ASSOCIATION
A.

Homeowners Association, Generally. If the Property is subdivided such that any
portion thereof is legally divided into separately transferable units of ownership,
each property owner in the Property shall be a member of the homeowners
association ("HOA") which shall be established to own and maintain common
property and facilities and provide standards for the landscaping and use of
privately-owned land and structures within the Property. Concurrently with the
submission of the first record plat or other instrument of subdivision, documents
for the establishment of the HOA shall be submitted to the County for review and
approval. The HOA shall be established and the associated Declaration of
Covenants ("Covenants") and related governance documents shall be recorded in
the Land Records of Loudoun County Circuit Court (the "Land Records") prior to,
or concurrently with, either (i) the approval of the first record subdivision plat
creating residential lots on the Property, or (ii) approval of a site plan for the
Property. The Owner may submit a request to the Zoning Administrator that permits
the creation of a subdivision of the Property without the establishment of a HOA.
The Zoning Administrator may approve this request at his or her discretion. A
precondition of such approval shall be a proposed covenant document ensuring that
the responsibilities of the HOA as prescribed in these Proffers are assumed by an
appropriate party. Such document will be subject to review and approval by the
Office of the County Attorney and shall be recorded in the Land Records prior to
subdivision approval.

B.

General Responsibilities. In addition to any other responsibilities of the HOA set
forth elsewhere in these Proffers, the HOA shall own and maintain all common
areas, Tree Conservation Areas, open space, and active recreation areas on the
Property and shall provide for trash removal and recycling services, snow removal
on all private streets, and maintenance of all lights in common areas and on private
streets. The HOA shall also be responsible for the maintenance of all common
recreational facilities, all storm drainage and stormwater management easements
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and facilities not maintained by the County, all private streets on the Property, bus
shelters, and all pedestrian and bicycle facilities and connections on the Property
located outside of public road right-of-way and not otherwise maintained by the
County or the Virginia Department of Transportation ("VDOT"). If the Property is
not subdivided, the General Responsibilities of this Proffer 11.B. shall be the
responsibility of the Owner. The Covenants shall include language that does not
prohibit the establishment of accessory dwelling units on the Property.

III.

C.

Annexation into Existing HOA. The Property may be annexed into an existing
HOA. If the Property is to be annexed into an existing HOA, such existing HOA
must assume responsibility for all the obligations of the HOA as required by these
Proffers, such annexation must occur by the recordation of the appropriate
documents in the Land Records, and the documents to accomplish such annexation
shall be submitted to the County for review and approval as to form and consistency
with these Proffers and must be approved and recorded, prior to or concurrently
with the approval of the first record plat or prior to the approval of the first site plan
on the Property, as applicable. In the event the Property is annexed into an Existing
HOA, there shall be no requirement to establish a new HOA for the Property, as
described in Proffer II.A..

D.

Garage Conversion. The Covenants that apply to the Property 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. This
prohibition shall not apply to any garage space that is used as a model home or sales
office. Any garage space used for a model home or sales office shall be converted
back to garage space prior to the final residential settlement of that dwelling unit.

TRANSPORTATION

A.

Roadways. All private streets built on the Property will be designed and constrncted
in accordance with County standards as set forth in the Facilities Standards Manual
("FSM"), as applicable, or with such modified standards as may be approved by
the County. The maintenance of private streets shall be the responsibility of the
HOA if the Property is subdivided, or by the Owner if the Property is not
subdivided.

B.

Stefanie Drive Improvements. The Owner shall install the Stefanie Drive median
and tum lane improvements, as shown on Sheet 04 of the CDP, which shall include
a left turn lane composed of a taper and storage as well as the closure of one of the
two existing median breaks and the realignment of the second existing median
break which will result in one full movement Property entrance accessing Stefanie
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Drive, if approved by VDOT, prior to the issuance of the first occupancy permit on
the Property. Said improvements shall be bonded prior to the approval of the first
record plat or site plan for the Property, whichever is first in time.
C.

Pedestrian ADA Intersection Improvements. The Owner shall install pedestrian
improvements that comply with the standards of the Americans with Disabilities
Act ("ADA"), if approved by VDOT, in the northeast quadrant of the City Center
Boulevard and Stefanie Drive intersection ("NE Quadrant Improvements") prior to
the issuance of the first occupancy permit on the Property. Prior to the approval of
the first record plat or site plan on the Property, whichever is first in time, the Owner
shall submit a Signal Modification Plan to VDOT. If the Signal Modification Plan
identifies ADA improvements to the City Center Boulevard and Stefanie Drive
intersection that extend beyond the northeast quadrant ("Additional ADA
Improvements"), and VDOT approves these improvements, the Owner shall also
install the Additional ADA Improvements prior to the issuance of the first
occupancy permit on the Property. Prior to approval of the first record plat or site
plan for the Property, whichever is first in time, the Owner shall provide to the
County a cost estimate from a licensed contractor for the Additional ADA
Improvements. Subject to the approval of this cost estimate by the County, and
upon Owner's construction of the NE Quadrant Improvements and the Additional
ADA Improvements in accordance with this Proffer III.C., the Owner shall receive
a credit against Proffer III.E. in an amount not to exceed $200,000.00 solely for the
construction of the Additional ADA Improvements and, if applicable, costs of
eminent domain proceedings as described below. Said credit shall be calculated
and applied at the time of zoning permit approval on a per unit basis. Prior to
approval of the first record plat or site plan for the Property, the Owner shall make
a good faith effort to acquire any necessary easements, if applicable, to construct
the Additional ADA Improvements. The Owner shall advise the County of such
acquisition efforts and shall, to the best of its ability, attempt to acquire such
easements without the need for eminent domain proceedings. Where easements
necessary for the Additional ADA Improvements cannot be obtained, despite such
good faith efforts, either (i) voluntarily through donation or proffer to the County,
or (ii) through purchase by the Owner at a fair market value, then the Owner shall
request that the County acquire such easements by appropriate eminent domain
proceedings with all costs associated with the eminent domain proceedings,
including, but not limited to, land acquisition costs and appraisal fees, to be borne
by the Owner. The cost of eminent domain proceedings may be included as part of
the credit against Proffer III.E. as described above. The initiation of such eminent
domain proceedings shall be solely at the discretion of the County. If the County
does not initiate eminent domain proceedings within nine months of such request,
the Owner shall have no further obligation to construct the Additional ADA
Improvements. If the County chooses to defer the exercise of its right of eminent
domain to acquire any necessary off-site easements, the Owner's obligation to
complete the Additional ADA Improvements shall be likewise deferred until the
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said off-site easements are available. This deferral shall last no more than five years
after the Owner's request for the County to acquire such easements. If this deferral
extends beyond this five year period, the Owner shall have no further obligation to
construct the Additional ADA Improvements.

IV.

D.

Bus Shelter Easement. The Owner shall provide a public access easement on the
Property in the area generally identified as "POTENTIAL FUTURE BUS-STOP
ESMT. (15'x20')" on Sheet 04 of the CDP. The easement shall be of sufficient size
to accommodate the construction of a bus shelter for use by and incorporation into
the Loudoun County Transit and Commuter Services programming for bus service.
The final location of such easement is subject to coordination with DTCI and to be
determined at the time of record plat or site plan submission, as applicable, and
shall be conveyed to the County, at no cost to the County, at the time of first record
plat or site plan approval for the Property, whichever occurs first in time. The HOA
shall maintain the bus shelter easement until such time as the bus shelter is
constructed. The HOA shall be responsible for maintenance of the bus shelter after
construction.

E.

Regional Road Contribution. The Owner shall make a one-time regional road cash
contribution in the amount of $6,000.00 per each market rate dwelling unit. The
amount of the said regional road contribution payable for each market rate dwelling
unit, adjusted pursuant to Proffer IX.A. below and subject to the credit described in
Proffer III.C. above, shall be calculated at the time of the approval of the zoning
permit for each said unit and shall be payable prior to the issuance of the occupancy
permit for each such unit. Said contributions shall be payable to the County and
used for road or transportation improvements in the vicinity of the Property.

F.

Transit Contribution. The Owner shall make a one-time cash transit contribution in
the amount of $1,000.00 per each market rate dwelling unit. The amount of the said
transit contribution payable for each market rate dwelling unit, adjusted pursuant
to Proffer IX.A. below, shall be calculated at the time of the approval of the zoning
permit for each said unit and shall be payable prior to the issuance of the occupancy
permit for each such unit. Said contributions shall be payable to the County and
deposited in a Transit/Rideshare Trust Fund or otherwise used by the County to
support transit services as described in the CTP.

BUILDING DESIGN AND PEDESTRIAN FACILITIES
A.

Building Design. The following building design features shall be incorporated into the
facades of each dwelling unit on the Property consistent with the elevations shown on
Sheets 09, 09A, 09B of the CDP:
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1. The front and side dwelling unit facades shall consist of masonry materials
covering an average of at least 30 percent of the fac;ade. The type and amount
of masonry materials shall be depicted on the applicable building plans for the
dwelling units.
11. Primary fac;ade materials shall wrap around the comers to a logical point of
conclusion, such as, but not limited to, a window or change in fac;ade pane.
m. Each front, side, and rear dwelling unit facade shall include a minimum of two
of the following design features: window surr0tmds, decorative masonry
designs to differentiate the wall surface, awnings, bay windows, fac;ade
recesses, and parapets.
1v. Building elevations and architectural drawings shall be submitted for the
Property to the Loudoun County Director of Planning and Zoning for review
to determine compliance with Proffers IV.A.i.-iii. and applicable exterior
building design features listed in Proffers IV .B. and IV. C. prior to the approval
of the first zoning permit for the Property.
B.

Universal Design in for-sale units. In addition to any Virginia Uniform Statewide
Building Code requirements, if the single-family attached dwelling units are offered
for-sale, 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 for-sale residential dwelling unit on the Property:
1. Blocking for reinforcement of fall grab bars
11. Front entrance doors that are a minimum of36 inches wide;
m. Electrical outlets that are a minimum of 18 inches high on the wall;
1v. Light switches and thermostats that are located a maximum of 48 inches high
on the wall;
v. Lever door handles instead of door knobs on main entry door and interior
doors;
v1. Weather sheltered main entry door.
v11. Smart thermostats.
v111. Front loading washers and dryers; and
IX.

If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.
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C.

Universal Design rental units. In addition to any Virginia Unifonn Statewide Building
Code requirements, if the single-family attached dwelling units are offered for-rent
the following Universal Design Options shall be offered in all dwelling units:
1. Front entrance doors that are a minimum of 36 inches wide;
11. Electrical outlets that are a minimum of 18 inches high on the wall;
111.

Light switches and thermostats that are located a maximum of 48 inches high
on the wall;

Iv. Lever door handles instead of door knobs on main entry door and interior
doors;
v. Weather sheltered main entry door;
v1. Smart thermostats;
VIL Front loading washers and myers; and
v111. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.
D.

City Center Boulevard Sidewalk. The Owner shall construct a 6-foot wide sidewalk
along City Center Boulevard (Route 1345) in the location identified on Sheet 04 of
the CDP identified as "PROP. 6' S/W" to be located completely within a IO-foot
wide public access easement granted to the County at no public cost or completely
within dedicated public right-of-way, provided that transitions between the public
and private rights-of-way may be necessary at road crossings and other areas. This
sidewall< shall be bonded for construction prior to the approval of the first record
plat or site plan, whichever is first in time. This sidewalk shall be completed and
open for use prior to the issuance of the first occupancy permit for a residential
dwelling unit on the Property. If the sidewalk is located outside of the dedicated
public road right-of-way, it will be designed and constructed in accordance with
applicable FSM standards and will be maintained by the HOA if the Property is
subdivided, as established pursuant to Proffer II above, or by the Owner if the
Property is not subdivided. If the sidewalk is located within a dedicated public road
right-of-way, it will be designed and constructed in accordance with applicable
VDOT standards. The public access easement, if applicable, shall be recorded
concurrently with the first record plat for the Property or prior to approval of the
first site plan for the Property, whichever applicable trigger is first in time.
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E.

Stefanie Drive Sidewalk. The Owner shall construct a 5-foot wide sidewalk along
Stefanie Drive (Route 2879) in the location identified on Sheet 04 of the CDP
identified as "PROP. 5' S/W" to be located completely within a 9-foot wide public
access easement granted to the County at no public cost or completely within
dedicated public right-of-way, provided that transitions between the public and
private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of the first record
plat or site plan, whichever is first in time. This sidewalk shall be completed and
open for use prior to the issuance of the first occupancy permit for a residential
dwelling unit on the Property. If the sidewalk is located outside of the dedicated
public road right-of-way, it will be designed and constructed in accordance with
applicable FSM standards and will be maintained by the HOA if the Property is
subdivided, as established pursuant to Proffer II above, or by the Owner if the
Property is not subdivided. If the sidewalk is located within a dedicated public road
right-of-way, it will be designed and constructed in accordance with applicable
VDOT standards. The public access easement, if applicable, shall be recorded
concurrently with the first record plat for the Property or prior to approval of the
first site plan for the Property, whichever applicable trigger is first in time.

F.

Public Access Easements. For the purpose of accommodating future pedestrian interparcel access to the adjacent neighborhood, the Owner shall record public access
easements in the two locations identified as "PROP. 7' S/W ESMT." on Sheet 04 of
the CDP prior to the approval of the first record plat or site plan, whichever is first in
time.

G.

Bike Racks. The Owner shall install one bike rack that accommodates a minimum of
three bicycles at each of the four locations identified on Sheet 07 of the CDP as "BIKE
RACK LOCATION". These bike racks shall be bonded prior to the approval of the
first record plat or site plan whichever is first in time. These bike racks shall be
installed prior to the issuance of the first occupancy permit for a residential dwelling
unit on the Property.

H.

Active Recreation Area. The Owner shall install amenities that suppmi active
recreation in the areas identified on Sheet 07 of the CDP as "ACTIVE REC AREA",
"CENTRAL PARK AREA", "PLAZA AREA", and "PLAYGROUND". These
active recreation areas shall include items referenced for this location on Sheets 07A
and 07B of the CDP, which may include, but are not limited to, flexible use lawn
areas, outdoor tables and chairs, benches, seat walls, cornhole court, pergola/shade
structure, play equipment, turf mounds, land forms, a.k.a. turf mounds, and
exercise/fitness stations. These active recreation amenities shall be bonded prior to
the approval of the first record plat or site plan for the Property, whichever is first in
time. These active recreation amenities shall be installed prior to the issuance of the
first occupancy permit for a residential dwelling unit on the Property.
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V.

CAPITAL FACILITIES CONTRIBUTION
A.

VI.

Capital Facilities Contribution. The Owner shall make a one-time capital facilities
cash contribution to the County in the amount of $33,733.40 for each non-ADU
single-family attached dwelling unit on the Property. The amount of the said capital
facilities contribution payable for each dwelling unit, adjusted pursuant to Proffer
IX.A. below, shall be calculated at the time of the approval of the zoning permit for
each said unit and shall be payable prior to the issuance of the occupancy permit
for such unit. Said capital facilities contribution funds may be used at the County's
discretion.

AFFORDABLE MARKET PURCHASE PROGRAM UNITS
A. Affordable Market Purchase Program Units. In addition to any ADU s provided
pursuant to Proffer LB. above, if the Property is subdivided to create separately
transferable lots or units of ownership for dwelling units, the Owner shall construct
two (2) single-family attached dwelling units on the Property as Affordable Market
Purchase Program Units ("AMPPUs"), which shall be identified as such on the
zoning permit applications for said units, and when completed, shall be offered forsale through, and administered pursuant to Chapter 1450 of the Codified
Ordinances of Loudoun County, except that the income limit for qualified
purchasers shall be between 70 percent and 100 percent of the Washington
Metropolitan Statistical Area Median Income ("AMI") as published by the U.S.
Department of Housing and Urban Development.
B. Unmet Housing Needs Units. In addition to any ADUs provided pursuant to Proffer
LB . above, if the Property is not subdivided to create separately transferable lots or
units of ownership for dwelling units, the Owner shall construct two (2) singlefamily attached dwelling units on the Property as Unmet Housing Needs Units
("UHNUs"), which shall be identified as such on the zoning pe1mit applications for
said units, and when completed, shall be offered for rent to qualified renters at
income limits for qualified renters which shall be between 50 and 80 percent of
AMI.

VII.

ENVIRONMENTAL
A.

Native Species. The Owner shall use 80 percent Virginia native species, with an
emphasis on Northern Virginia natives, for landscaping throughout the Property as
indicated on the record plat or site plan, provided that the Owner reserves the right, in
consultation with and approval by the County Urban Forester, to modify as part of
record plat or site plan approval, the exact species to be used in order to meet FSM
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requirements, 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.
B.

Low-hnpact Development. The Owner shall provide a minimum of two (2) distinct
Low-Impact Development ("LID") Best Management Practices to treat stonnwater
from the Property. Such LID practices may include, but shall not be limited to,
water quality swales, bioretention facilities/rain gardens, sheet flow to vegetated
buffers, or any alternative LID practice proposed by the Owner that is deemed to
be acceptable to the Department of Building and Development. The location of the
LID practices shall be shown on the first record plat or site plan, whichever is first
in time, on the Property.
1.

VIII.

The Owner shall provide LID measures, along with other qualifying
stormwater management facilities on the Property, that achieve a
minimum of 80 percent of the total required phosphorous nutrient
reductions on-site before pursuing the use of off-site compliance.

FIRE & RESCUE CONTRIBUTION
A.

Fire and Rescue Contribution. The Owner shall make a one-time contribution of
$143 .19 for each market rate dwelling unit on the Property to the County for
distribution by the County to the volunteer fire and rescue companies providing
service to the Property. The amount of said contribution, payable for each market
rate dwelling unit, 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 pennit for such dwelling unit. The amount of such contribution shall be
adjusted annually from the base year 2022, commencing on January 1 of the year
following approval of this ZMAP-2021-0004 and changing effective on January 1
of each year 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 United States Department of Labor, Bureau of Labor Statistics,
for the Washington-Arlington-Alexandria, DC-MD-VA-WV Consolidated
Metropolitan Statistical Area ("CPI"). This contribution shall be divided equally
between the servicing Fire and Rescue companies, respectively, providing fire and
rescue services to the Property. Notwithstanding the preceding, if at the time of the
application for any such zoning permit, the primary servicing fire and rescue
companies do not utilize, to an 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 proffer 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 as outlined
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above in this Proffer, then the contribution may be halved and shall be provided to
the remaining company.
IX.

MISCELLANEOUS
A.

Escalation Clause. With the exception of the fire and rescue contribution, which is
subject to a separate annual adjustment provision as specified in Proffer VIII.A.
above, all other monetary contributions set forth in these Proffers shall be adjusted
on a yearly basis from the base year of 2022 and change effective each January 1
thereafter, in accordance with changes in the CPI.

B.

Water & Sewer. The Property will be served by public central water supply and
public central sanitary sewer systems. 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 Loudoun
Water. Such water and sanitary sewer extensions and connections shall be
constructed and installed in accordance with Loudoun Water standards. The Owner
shall acquire any offsite 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.

C.

Condominium Property Division. 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 perfonned prior to, in conjunction with, concurrently with, or
after first or other subdivision or record plat approval shall be deemed to be required
to be perfonned prior to or after, as applicable, 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.

The undersigned hereby warrant that all owners with any legal interest in the Property have signed
this Proffer Statement, that no signature from any additional party is necessary for these Proffers
to be binding and enforceable in accordance with their terms, that they have full authority to bind
the Property to these conditions, and that the Proffers are entered into voluntarily.

[SIGNATURE PAGE FOLLOWS]
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TITLE OWNER OF Loudoun County Tax
Map #/80///l//102B2 (PIN 029-28-5117)

DTC Partners, LLC

By: Lerner Enterprise: :

)

By: ~ ~~ """'-----=------Mark D. Lerner, Manager

COUNTY/CITY OF

Mon+~omcl2>(

The foregoing Proffer Statement was acknowledged before me this ~ day of M1iy ,
2022, by M"11Z-\L \? . ~'2¥1~12as M"VlA ~t~
of t?:TC: P'iR-ttlC1'?$, L.L.c- , whose
name is signed to the forgoing Proffer Statement, has acknowledged the same before me.

~~~

Notary Public

My Commission Expires:

'1 f ~

(2 5

Notary Registration# _ _ _ _ _ _ _ _ __

[SIGNATURES END]

CONDITIONS OF APPROVAL
COLONNADE
SPEX-2021-0007
April 29, 2022
(Yard Modification)
1. Substantial Conformance. The development of the Special Exception described in Condition
2 below shall be in substantial conformance with Sheets 1 and 4 of the plan set entitled
“COLONNADE ZMAP-2021-0004 & SPEX-2021-0007 BROAD RUN ELECTION
DISTRICT LOUDOUN COUNTY, VIRGINIA”, dated March 2021, and revised through
March 30, 2022, as prepared by Urban, Ltd. (the “SPEX Plat”) incorporated herein by
reference, and the Revised 1993 Loudoun County Zoning Ordinance (the “Zoning
Ordinance”). Approval of this application for the parcel identified as PIN: 029-28-5117 (the
“Property”), shall not relieve the applicant or the owners of the Property, their successors, or
parties developing, establishing, or operating the Property in accordance with the approved
Special Exception (the “Applicant”) from the obligation to comply with and conform to any
applicable Zoning Ordinance, Codified Ordinance, or other regulatory requirement.
2. Uses Permitted. This Special Exception grants approval of the following modification of
Section 7-903(C)(1)(a) of the Zoning Ordinance.
Zoning Ordinance Section
Section 7-903(C)(1)(a), R-16
Townhouse/Multi-family District, Yards,
Single family attached, Front

Proposed Modification
Reduced the required front yard from 15 feet
to 10 feet for the rear-loaded dwelling units
abutting City Center Boulevard (Route 1345)
and Stephanie Drive (Route 2879), identified
as “REAR-LOADED SINGLE-FAMILY
ATTACHED DWELLING UNITS” on Sheet
4 of the SPEX Plat.

3. Associated Approval. The development of the Property in accordance with SPEX-2021-2007
is contingent upon approval by the Board of Supervisors of, and development of the Property
pursuant to, ZMAP-2021-0004 together with the Proffer Statement associated therewith.

Attachment 2

FINDINGS FOR APPROVAL
ZMAP-2021-0004 & SPEX-2021-0007
COLONNADE
1. As proffered, the proposed 61 townhomes are consistent with the form of development
envisioned by the Loudoun County 2019 General Plan for the Suburban Mixed Use Place
Type in which the subject property is located.
2. The Proffers address the capital facilities impacts of all dwelling units not defined as
affordable by the Revised 1993 Loudoun County Zoning Ordinance.
3. The proposal includes pedestrian interparcel connectivity consistent with the policies of
the Loudoun County 2019 General Plan and the Loudoun County 2019 Countywide
Transportation Plan, specifically regarding interparcel connectivity of infill development.
4. The proposed front yard modification improves upon the existing requirement by providing
building frontage along public right-of-way and sidewalks consistent with the with the
Suburban Mixed Use Place Type in which the property is located.
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ZMAP-2021-0004 &
SPEX-2021-0007
BROAD RUN ELECTION DISTRICT

GENERAL NOTES

LOUDOUN COUNTY, VIRGINIA
SHEET INDEX
01.
02.
03.
04.
05.
06.
07.
07A-07B.
08.
09-09B.

COVER SHEET
CERTIFIED PLAT
EXISTING CONDITIONS
CONCEPT DEVELOPMENT PLAN
PEDESTRIAN CIRCULATION PLAN
SITE CONTEXT EXHIBIT
LANDSCAPE AND BUFFER PLAN
ACTIVE RECREATION PLAN
FOREST STAND DELINEATION
BUILDING ELEVATIONS

APPLICANT/OWNER
D.T.C. PARTNERS LLC

SPECIAL EXCEPTION REQUESTED:
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ENGINEER
URBAN LTD.
4200 D TECHNOLOGY COURT
CHANTILLY, VA. 20151
CONTACT: CLAYTON TOCK
PHONE: 703-642-2306




SCALE : 1"=500'



VICINITY MAP



1 E. MARKET STREET
SUITE 300
LEESBURG, VA 20176
CONTACT: MIKE ROMEO
PHONE: 703-737-3633



ATTORNEY
WALSH COLUCCI LUBELEY & WALSH



SITE



2000 TOWER OAKS BOULEVARD, 8TH FLOOR
ROCKVILLE, MD 20852
CONTACT: ART FUCCILLO
(301) 692-2041
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* NOTE: TYPICAL UNIT CONFIGURATIONS ARE PROVIDED TO DEMONSTRATE UNITS WILL COMPLY WITH THE
YARD REQUIREMENTS OF THE R-16 ZONING DISTRICT UNDER THE FOR-RENT OPTION.

















TYPICAL UNIT CONFIGURATION (N.T.S.)*



* NOTE: TYPICAL LOT DETAILS SHALL APPLY TO THE FOR-SALE OPTION ONLY. LOT DETAILS DO NOT APPLY
TO THE FOR-RENT OPTION.



TYPICAL LOT DETAILS (N.T.S.)*















































































































































































































































STATEMENT OF JUSTIFICATION
Colonnade
ZMAP-2021-0004
SPEX-2021-0007
Loudoun County PIN 029-28-5117; +/- 4.15 acres (the “Property”)
July 7, 2021

I.

Introduction

DTC Partners, LLC is the owner and applicant (the “Applicant”) for the proposed rezoning
application on the above referenced Property. This application will permit the development of 61
single-family attached dwelling units, offered for-rent or for-sale, inclusive of 8 affordable
dwelling units and an additional two dwelling units for-rent to households earning between 50
percent and 100 percent of the Washington Metropolitan Statistical Area Median Income (“AMI”)
or for-sale to households earning between 70 percent and 100 percent of AMI, on the 4.15-acre
Property at a density of 14.69 dwelling units per acre.
The Property is located in the Broad Run Election District with City Center Boulevard
(Route 1345) to the west and Stefanie Drive (Route 2879) to the south. The Property is currently
zoned to the Planned Development – Commercial Center (Neighborhood Center) (“PD-CC (NC)”)
zoning district pursuant to Section 4-200 et seq. of the Revised 1993 Loudoun County Zoning
Ordinance (the “Zoning Ordinance”). The Property is surrounded by residential buildings and is
located catty corner to a significant concentration of commercial retail, restaurant, and office space
in the Dulles Town Center shopping mall and on adjacent parcels. The Property is currently
vacant.
The 2019 General Plan (the "Plan") designates the Property as the Suburban Mixed Use
place type within the Suburban Policy Area. Given the location of the Property, the development
of single-family attached dwelling units would serve as a complementary use to the adjacent
residential uses and existing retail uses within close proximity.
II.

Proposal

The Applicant proposes to rezone the Property from the PD-CC (NC) district to the R-16
Townhouse/Multifamily Residential (“R-16”) zoning district pursuant to Sections 3-600 and 7900 of the Zoning Ordinance in order to develop 61 single-family attached dwelling units. The
proposed residential units are permitted as “Dwelling, single family, attached” within the R-16
district.
The proposed rezoning to accommodate 61 single-family attached dwelling units would
conform to the surrounding residential development pattern. The proposed layout would maintain
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its existing access points on City Center Boulevard and Stefanie Drive. The proposed singlefamily attached dwelling units facing these two public roadways would be rear-loaded garage
townhomes. This rear-loaded design would enable the fronts of the townhomes to face onto the
adjacent public roadways. The proposed Special Exception will modify Section 7-903 (C) (1) (a)
of the Zoning Ordinance to enable the townhomes to be located closer to the adjacent public streets,
with no intervening surface parking, creating a building wall that complies with best practices in
urban design. The reduction in yard width for rear loaded dwelling units along the adjacent public
roadways results in a design that accommodates more interior open space represented by the park
area in the middle of the Property.
The Property is surrounded on four sides by land zoned R-16. It is located to the north of
the multi-family apartment neighborhood Parc Dulles at Dulles Town Center and to the west of
the single-family attached neighborhood Colonnade at Dulles Town Center. Dulles Town Center
serves as a regional commercial center that is within walking distance of the Property. Not every
property can, or should, accommodate commercial uses. Complementary residential uses serve an
integral function of supporting nearby commercial uses. The infill development of residential
dwelling units in close proximity to commercial uses will help to enliven these commercial centers.
The close proximity to Dulles Town Center will serve as an amenity for the residents of the
Property.
The original approval for this Property anticipated neighborhood serving commercial uses.
These commercial uses were effectively relocated to the recently developed commercial center on
Nokes Boulevard. The establishment of these commercial uses on Nokes Boulevard was permitted
pursuant to the approval of the Parc Dulles II application on July 19, 2011 (ZMAP-2002-0017 and
SPEX-2008-0027).
The Suburban Mixed Use place type is intended to create a harmonious mix of uses that
are within reasonable walking distance of each other. This place type covers large swaths of
eastern Loudoun County. Existing commercial nodes located within this place type serve as the
centers of distinct mixed-use areas. A literal interpretation of the Plan, which would require every
application to comply with the desired mix of uses, would result in a glut of commercial uses that
would not be supported by the amount of households in the immediate area. Since it is not feasible
to support mixed-use projects as part of every application that proposes new development in this
place type, the purpose of the place type, in instances where commercial is not supported as an
ancillary use, should be to strengthen existing commercial nodes through the addition of new
residential uses within a reasonable walking distance. The proposed residential dwelling units will
supplement the existing significant commercial square footage of Dulles Town Center that is
located within walking distance of the Property and will fulfill the intention of the Suburban Mixed
Use place type.
The following Quality Development and Infill and Redevelopment strategies listed in the
Plan specifically apply to the Property due to its 4.15-acre size and its infill location in the middle
of an entirely developed area:
Quality Development Strategy 7.1:
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Ensure the place types complement the current built and natural environment of the
County, while fulfilling the land use patterns and community characteristics
envisioned for each policy area.
Quality Development Strategy 7.1, Action H.:
Within the Suburban Policy Area, projects less than 20 acres in size will not be
strictly held to the use mix specified for that place type if the effect of a proposed
development is to shift the use mix for an area within ½ mile of its boundaries closer
to the preferred mix for the place type. Such projects will be evaluated by Policy 3,
Strategy 3.1 in the Infill and Redevelopment section.
Infill and Redevelopment Strategy 3.1:
Redevelopment and infill projects will be evaluated based on compatibility and the
integration of the development within the context of the surrounding development patterns.
Infill and Redevelopment Strategy 3.1, Actions A. and B.:
A. Ensure redevelopment and infill development is compatible with the
surrounding development. As appropriate, elements of the Place Types should
be incorporated to the fullest extent possible.
B. Ensure residential development on infill sites is designed to fit into the
surrounding context.

III.

Transportation

Access to the Property will be provided through a right-in/right-out access point via an
existing curb cut on City Center Boulevard and through a consolidation of two existing curb cuts
into one access point on Stefanie Drive. The trips from the proposed single-family attached
dwelling units represent over 3,000 fewer trips than the existing retail zoning.
The Traffic Impact Study includes the following conclusions:
1. The existing study intersection approaches operate at acceptable Levels of Service (LOS)
“D”, or better, during both the AM and PM peak hours. Existing turning movement queues
are contained within available storage lengths.
2. Three (3) other pipeline developments are estimated to generate a total of 378 to 487 peak
hour trips and 6,913 daily trips by 2026 based on ITE Trip Generation Manual, 10th Edition,
rates/equations.
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3. Under 2026 background future traffic conditions, the existing study intersection
approaches will continue to operate at acceptable LOS “D”, or better, during both the AM
and PM peak hours. Background turning movement queues will continue to be contained
with available storage lengths.

4. The proposed Colonnade at Dulles Town Center would generate 30 weekday AM peak
hour trips (7 inbound and 23 outbound), 39 weekday PM peak hour trips (25 inbound and
14 outbound), and 428 average weekday daily trips.
5. Under 2026 total future traffic conditions, the existing study intersection and proposed site
entrance approaches will operate at acceptable LOS “D”, or better, during both the AM
and PM peak hours. Total future traffic turning movement queues will continue to be
contained with available storage lengths.
IV.

Zoning Map Amendment Review Criteria

Section 6-1210 (E) of the Zoning Ordinance contains application evaluation criteria for
approval of rezoning applications and, in considering a rezoning application, the following
enumerated factors shall be given reasonable consideration. The Zoning Ordinance specifies that
an applicant is to address each factor in its statement of justification unless such criteria are deemed
inapplicable to the application. The following represents the Applicant’s response to these issues:
1. Appropriateness of the proposed uses based on the Comprehensive Plan, trends in
growth and development, the current and future requirements of the community as
to land for various purposes as determined by population and economic studies and
other studies and the encouragement of the most appropriate use of land throughout
the locality.
The proposed rezoning complies with the intent of the Suburban Mixed Use place type by
providing complementary residential dwelling units on an infill parcel in accordance with
the Quality Development and Infill and Redevelopment strategies listed in the Plan. The
Property is surrounded by residential dwelling units. The proposed single-family attached
dwelling units would complement the adjacent dwelling units and would add more
residents in close proximity to the nearby commercial uses. Additionally, Loudoun County
is experiencing a housing supply shortage that the proposed residential dwelling units will
help address.
2. The existing character and use of the subject property and suitability for various uses,
compatibility with uses permitted and existing on other property in the immediate
vicinity, and conservation of land values.
The Property is currently vacant. Considering that the Property is surrounded by
residential uses, the proposed single-family attached dwelling units are an appropriate use
for the Property.
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3. Adequacy of sewer and water, transportation, and other infrastructure to serve the
uses that would be permitted on the property if it were reclassified to a different
zoning district.
The Property will be served by public water and sanitary sewer and will be accessed via
existing curb cuts on City Center Boulevard and Stefanie Drive. The Traffic Impact Study
does not identify any improvements to the surrounding transportation network.
4. The requirements for airports, housing, schools, parks, playgrounds, recreational
areas and other public services.
The proffer contributions that will accompany the application will address the capital
facility, regional road, transit, and fire and rescue contributions expected of residential
rezoning applications. The proposed housing included in this application will serve a
distinct need in Loudoun County by addressing the lack of housing supply. The proposed
layout includes ample internal open space with recreational amenities to serve the
residents.
5. Potential impacts on the environment or natural features including but not limited to
wildlife habitat, wetlands, vegetation, water quality (including groundwater),
topographic features, air quality, scenic, archaeological, and historic features, and
agricultural and forestal lands and any proposed mitigation of those impacts.
The proposed rezoning will not have an adverse impact on the environmental features of
the Property. The Property is vacant and has been previously disturbed through site
grading activities.
(a) For applications for rezoning or amendment to a zoning map subject to the
provisions of Virginia Code Section 15.2-2303.4, any proposed on-site mitigation
of those potential impacts.
This application is not subject to the provisions of Va. Code Ann. § 15.2-2303.4.
Therefore, this criterion is not applicable.
(b) For applications for rezoning or amendment to a zoning map not subject to the
provisions of Virginia Code Section 15.2-2303.4, any proposed mitigation of those
potential impacts.
The Applicant will provide commitments commensurate with the improvements
included on the concept development plan.
6. The protection of life and property from impounding structure failures.
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There are no existing structures on the Property.
applicable.
V.

Therefore, this criterion is not

Special Exception

In considering a minor special exception or special exception application, the following
factors shall be given reasonable consideration. The Applicant shall address all the following in its
statement of justification and plat unless not applicable, in addition to any other standards imposed
by the Zoning Ordinance. The following represents the Applicant’s response to these issues:
(1) § 6-1309 (1) – Whether the proposed minor special exception or special exception is
consistent with the Comprehensive Plan.
If the Property is subdivided, the proposed Special Exception will modify Section 7-903
(C) (1) (a) of the Zoning Ordinance to reduce the minimum required front yard from 15
feet to 10 feet for the rear loaded dwelling units abutting City Center Boulevard and
Stefanie Drive. This reduction in yard width allows the front yards, which face the adjacent
public roadways, to be reduced in width which opens up more interior open space in the
park area and allows for the private streets and parking areas to be located internal to the
Property rather than facing the adjacent public streets. This layout implements the Plan’s
goal of establishing building frontages abutting public roadways while minimizing the
visual impact of parking and access drives leading to the dwelling units. This design
creates more usable open space interior to the Property.
(2) § 6-1309 (2) – Whether the level and impact of any noise, light, glare, odor or other
emissions generated by the proposed use will negatively impact surrounding uses.
There are no impacts related to noise, light, glare, odor, or other emissions associated with
the requested Special Exception.
(3) § 6-1309 (3) – Whether the proposed use is compatible with other existing or proposed
uses in the neighborhood, and on adjacent parcels.
The Property is surrounded on four sides by residential uses zoned R-16. The proposed
single family attached dwelling units will complement these existing residential uses and
serve to add residents within walking distance of the existing retail and commercial uses
at Dulles Town Center.
(4) § 6-1309 (4) – Whether the proposed special exception or minor special exception
adequately protects and mitigates impacts on the environmental or natural features
including, but not limited to, wildlife habitat, vegetation, wetlands, water quality
including groundwater), air quality, topographic, scenic, archaeological or historic
features, and agricultural and forestal lands.
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The proposed Special Exception will not impact the environmental or natural features on
the Property.
(5) § 6-1309 (5) – Whether the proposed special exception at the specified location will
contribute to or promote the welfare or convenience of the public.
The proposed Special Exception will promote the welfare or convenience of the public by
implementing an appropriate building layout that complies with Plan policy.
(6) § 6-1309 (6) – Whether the proposed special exception can be served adequately by
public utilities and services, roads, pedestrian connections and other transportation
services and, in rural areas, by adequate on-site utilities.
The Property will be adequately served by public services.
VI.

Conclusion

The proposed residential community complies with the intent of the Suburban Mixed Use
place type and serves as a complementary use to the adjacent single-family attached dwelling units.
The proposed 61 single-family attached dwelling units, inclusive of 8 affordable dwelling units
and an additional two dwelling units for-rent to households earning between 50 percent and 100
percent of AMI or for-sale to households earning between 70 percent and 100 percent of AMI, will
serve to address the lack of housing supply and housing affordability in Loudoun County. These
residences will have convenient pedestrian access to the nearby commercial uses such as Dulles
Town Center. The proximity of these existing commercial uses, within convenient walking
distance of the Property, serve as an amenity for residents and a fulfillment of the intent of the
Suburban Mixed Use place type.
For all of the foregoing reasons, the Applicant respectfully requests positive consideration
of the application from County staff, the Planning Commission, and the Board of Supervisors.

MEMORANDUM
To:

Bryce Johnson, AICP, Project Manager, Land Use Review

From:

Marie Genovese, AICP, Planner III, Community Planning

Date:

March 28, 2022

Re:

ZMAP 2021-0004 & SPEX 2021-0007, Colonnade
Community Planning Fifth Referral

BACKGROUND
DTC Partners, LLC (the applicant) has responded to Community Planning’s fourth
referral dated February 3, 2022. The applicant is requesting to rezone approximately
4.15 acres from the PD-CC-NC (Planned Development – Commercial Center –
Neighborhood Center) zoning district to the R-16 (Residential) zoning district to
develop up to 61 single-family attached (SFA) dwelling units. The applicant is also
requesting a Special Exception (SPEX) to reduce the front yard setback for rearloaded units from 15 feet to 10 feet.
As part of this fifth submission, Community Planning Staff has reviewed the following
for consistency with the Loudoun County 2019 General Plan (2019 GP) policy: the
CDP dated March 11, 2022, and the Proffer Statement dated March 11, 2022. This
referral is intended to supplement, and where noted, update Community Planning
Staff’s first referral comments dated May 19, 2021; second referral comments dated
August 10, 2021; third referral comments dated November 29, 2021, and fourth
referral comments dated February 3, 2022.
OUTSTANDING ISSUES
Place Type
The Suburban Mixed Use Place Type is envisioned to develop with a mix of residential,
commercial, entertainment, cultural, and recreational uses at up to 1.0 floor area
ratio (FAR), with a maximum residential component of 70% and a minimum of 5%
dedicated to public/civic uses (2019 GP, Chapter 2, Suburban Mixed Use Place Type).
The applicant is proposing to develop 61 SFA dwelling units. The 2019 GP envisions
small lot SFA dwelling units as a complementary use within Suburban Mixed Use
developments (2019 GP, Chapter 2, Suburban Mixed use Place Type). The applicant
has not provided any information regarding lot sizes other than that they will meet
the Zoning Ordinance requirements. As the Zoning Ordinance does not have a
minimum requirement, Community Planning Staff cannot determine if the applicant
is providing the small lot SFA dwelling unit envisioned for this place type. Community
Planning Staff notes the typical lot details/configuration on Sheet 4 generally show
22 foot-wide and 16-foot-wide units; however, as stated above there are no
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commitments to lot sizes. Additionally, Proffer I.B limits dwelling units to a maximum
of 2,100 square feet of habitable space; however, there is nothing limiting the overall
FAR.
Analysis
Community Planning staff recommends that the Planning Commission and
Board of Supervisors consider whether the proposal meets the definition of
small lot SFA dwelling units, consistent with the Suburban Mixed Use Place
Type. Community Planning Staff continues to recommend the applicant
update the proffers committing to a maximum FAR of 1.0.
HOUSING
The applicant is proposing 8 ADUs, as required by the Zoning Ordinance, and 2 units
available for rent to households earning between 50 percent to 100 percent of the
Washington Area Median Income (AMI) or for sale to households earning between 70
percent to 100 percent AMI. Staff notes rental units provided for those households
earning above 60 percent AMI begin to be more in line with market rate units. In
their November 29, 2021 referral, the Office of Housing recommended rental units
be made available to households earning between 0 percent and 30 percent AMI, as
this is the greatest area of need.
Analysis
Community Planning Staff recommends updating Proffer VI.B to address
unmet housing needs for rental units consistent with the Office of Housing’s
November 29, 2021 referral recommendations.
CAPITAL FACILITIES
Proffer V.A commits to providing the current CIF for market rate units only. Per
County policy, “the County absorbs the capital facility impacts generated by that
housing by crediting the developer the costs for each ADU’s impacts” (2019 GP,
Chapter 4, Housing, Housing Impacts of Current Fiscal Policy, text). Therefore, the
applicant should mitigate capital facility impacts for any units not defined as
“affordable” in Article 7 of the Zoning Ordinance, including the units described as
available for rent to households earning between 50 percent to 100 percent AMI or
for sale to households earning between 70 percent to 100 percent AMI.
Analysis
Community Planning Staff continues to recommend the applicant mitigate
the anticipated capital facility impacts of the proposed development
according to 2019 GP fiscal policies. Community Planning Staff continues to
recommend revising the proffers to include capital facility contributions for
all units not defined as “affordable” in Article 7 of the Zoning Ordinance. If
the applicant wishes to receive credit for the 2 additional units beyond those
required by the Zoning Ordinance, the income limits should be revised.
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RECOMMENDATIONS
Community Planning Staff cannot support the application until the outstanding issues
as listed above are addressed. As currently proposed, it is unclear if the application
is consistent with the uses or the FAR envisioned within the Suburban Mixed Use
Place Type. Additional commitments are needed regarding lot size and total square
footage. This memo also identifies other issues to be addressed related to housing
and capital facility impacts. Community Planning Staff is available to meet with the
applicant to discuss the issues identified in this memo.
cc:

Randall Farren, AICP, Community Planning Program Manager (via e-mail)
Josh Peters, AICP, Principal Planner, Community Planning (via e-mail)

P

MEMORANDUM
To:

Bryce Johnson, AICP, Project Manager, Land Use Review

From:

Marie Genovese, AICP, Planner III, Community Planning

Date:

February 3, 2022

Re:

ZMAP 2021-0004 & SPEX 2021-0007, Colonnade
Community Planning Fourth Referral

BACKGROUND
DTC Partners, LLC (the applicant) has responded to Community Planning’s third
referral dated November 29, 2021. The applicant is requesting to rezone
approximately 4.15 acres from the PD-CC-NC (Planned Development – Commercial
Center – Neighborhood Center) zoning district to the R-16 (Residential) zoning
district to develop up to 61 single-family attached (SFA) dwelling units. The applicant
is also requesting a Special Exception (SPEX) to reduce the front yard setback for
rear-loaded units from 15 feet to 10 feet.
As part of this fourth submission, Community Planning Staff has reviewed the
following for consistency with the Loudoun County 2019 General Plan (2019 GP)
policy: the CDP dated December 22, 2021, and the Proffer Statement dated October
December 22, 2021. This referral is intended to supplement, and where noted,
update Community Planning Staff’s first referral comments dated May 19, 2021;
second referral comments dated August 10, 2021; and third referral comments dated
November 29, 2021.
OUTSTANDING ISSUES
Place Type
The Suburban Mixed Use Place Type is envisioned to develop with a mix of residential,
commercial, entertainment, cultural, and recreational uses at up to 1.0 floor area
ratio (FAR), with a maximum residential component of 70% and a minimum of 5%
dedicated to public/civic uses (2019 GP, Chapter 2, Suburban Mixed Use Place Type).
The applicant is proposing to develop 61 SFA dwelling units. The 2019 GP envisions
small lot SFA dwelling units as a complementary use within Suburban Mixed Use
developments (2019 GP, Chapter 2, Suburban Mixed use Place Type). The applicant
has not provided any information regarding lot sizes other than what is required by
the Zoning Ordinance. It appears that 53 of the dwelling units will be on 22 feet wide
lots, with the remaining 8 lots proposed to be 16 feet wide. It appears the 8 proposed
ADUs will comprise the smaller width units. As currently proposed, it does not appear
that the lots will be smaller than typical SFA lots within the County. Additionally, while
Proffer I.B limits dwelling units to a maximum of 2,100 square feet of habitable space,
there is nothing limiting the overall FAR.
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Analysis
Community Planning staff recommends that the Planning Commission and
Board of Supervisors consider whether the proposal meets the definition of
small lot SFA dwelling units, consistent with the Suburban Mixed Use Place
Type. Community Planning Staff recommends committing to a maximum
FAR of 1.0.
The 2019 GP seeks to increase pedestrian activity and decrease vehicular traffic on
roadways through inter-parcel connections (2019 GP, Appendix A, Suburban Policy
Area Design Guidelines, Parking Circulation, and Loading 1). The response to Staff’s
comments states the neighboring HOA does not have any interest in vehicular or
pedestrian connections to the proposed community. Community Planning Staff notes
Proffer II.C includes the possibility of annexing the subject property into an existing
Homeowners Association (HOA), which should include connections to adjacent
properties. Community Planning Staff continues to recommend inter-parcel
connections be provided connecting the proposed development with the Colonnade
at Dulles Town Center development consistent with the 2019 GP.
Analysis
Community Planning Staff continues to recommend integrating the
proposed development with the surrounding community via inter-parcel
connections as recommended above. While Community Planning Staff
supports annexation of the subject property into an existing HOA, there are
no vehicular or pedestrian connections linking the proposed development
with the Colonnade at Dulles Town Center development. At a minimum,
pedestrian access should be provided connecting the proposed development
with the Colonnade at Dulles Town Center development along Forum Terrace
and Palace Terrace.
Parks/Open Space
Community Planning Staff appreciates the applicant updating Proffer I.A to include
Sheets 7A and 7B. Community Planning Staff notes Proffer IV.G states that amenities
shall be provided in those areas identified as “Active Rec Area” “Central Park Area”,
and “Playground” on Sheet 7 of the CDP, but does not include the “Plaza Area”. As
currently proposed, there are no commitments to amenities within the plaza area.
Analysis
Community Planning Staff recommends updating Proffer IV.G to include the
plaza area.
HOUSING
The applicant is proposing 8 ADUs, as required by the Zoning Ordinance, and 2 units
available for rent to households earning between 50 percent to 100 percent AMI or
for sale to households earning between 70 percent to 100 percent AMI. Staff notes
rental units provided for those households earning above 60 percent AMI begin to be
more in line with market rate units.
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Analysis
Community Planning Staff defers to the Office of Housing regarding updating
Proffer VI.B to address unmet housing needs for rental units.
CAPITAL FACILITIES
Proffer V.A commits to providing the current CIF for market rate units only. Per
County policy, “the County absorbs the capital facility impacts generated by that
housing by crediting the developer the costs for each ADU’s impacts” (2019 GP,
Chapter 4, Housing, Housing Impacts of Current Fiscal Policy, text). Therefore, the
applicant should mitigate capital facility impacts for any units not defined as
“affordable” in Article 7 of the Zoning Ordinance, including the units described as
available for rent to households earning between 50 percent to 100 percent AMI or
for sale to households earning between 70 percent to 100 percent AMI.
Analysis
Community Planning Staff continues to recommend the applicant mitigate
the anticipated capital facility impacts of the proposed development
according to 2019 GP fiscal policies. Community Planning Staff continues to
recommend revising the proffers to include capital facility contributions for
all units not defined as “affordable” in Article 7 of the Zoning Ordinance.
RECOMMENDATIONS
Community Planning Staff cannot support the application until the outstanding issues
as listed above are addressed. As currently proposed, it is unclear if the application
is consistent with the uses or the FAR envisioned within the Suburban Mixed Use
Place Type. Additional commitments are needed regarding parks and open space, lot
size, total square footage, and integration with the existing Colonnade at Dulles Town
Center development. This memo also identifies other issues to be addressed related
to housing and capital facility impacts. Community Planning Staff is available to meet
with the applicant to discuss the issues identified in this memo and potential
responses in future submissions.
cc:

Randall Farren, AICP, Community Planning Program Manager (via e-mail)

P

MEMORANDUM
To:

Bryce Johnson, AICP, Project Manager, Land Use Review

From:

Marie Genovese, AICP, Planner III, Community Planning

Date:

November 29, 2021

Re:

ZMAP 2021-0004 & SPEX 2021-0007, Colonnade
Community Planning Third Referral

BACKGROUND
DTC Partners, LLC (the applicant) has responded to Community Planning’s second
referral dated August 10, 2021. The applicant is requesting to rezone approximately
4.15 acres from the PD-CC-NC (Planned Development – Commercial Center –
Neighborhood Center) zoning district to the R-16 (Residential) zoning district to
develop up to 61 single-family attached (SFA) dwelling units. The applicant is also
requesting a Special Exception (SPEX) to reduce the front yard setback for rearloaded units from 15 feet to 10 feet.
As part of this third submission, Community Planning Staff has reviewed the following
for consistency with the Loudoun County 2019 General Plan (2019 GP) policy: the
CDP dated October 25, 2021, and the Proffer Statement dated October 26, 2021.
This referral is intended to supplement, and where noted, update Community
Planning Staff’s first referral comments dated May 19, 2021 and second referral
comments dated August 10, 2021.
OUTSTANDING ISSUES
Place Type
The Suburban Mixed Use Place Type is envisioned to develop with a mix of residential,
commercial, entertainment, cultural, and recreational uses at up to 1.0 floor area
ratio (FAR), with a maximum residential component of 70% and a minimum of 5%
dedicated to public/civic uses (2019 GP, Chapter 2, Suburban Mixed Use Place Type).
The applicant is proposing to develop 61 SFA dwelling units. The 2019 GP envisions
small lot SFA dwelling units as a complementary use within Suburban Mixed Use
developments (2019 GP, Chapter 2, Suburban Mixed use Place Type).
As stated in previous referrals, while 100 percent residential development is generally
not consistent with the Suburban Mixed Use Place Type, the 2019 GP recognizes that
such projects may be appropriate on smaller sites in limited areas of the SPA. The
2019 GP recognizes that it may be difficult for smaller projects to meet the specified
use mix and therefore does not strictly hold projects less than 20 acres to the use
mix specified for the place type if it can be shown that the proposal moves the area
within ½ mile of the project closer to the preferred mix for the place type (2019 GP,
Chapter 2, QD Action 7.1.H). With this submission, the applicant has provided an
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exhibit detailing land use within ½ mile of the subject property (Sheet 6). It appears
the 100 percent residential development would move the area within ½ mile radius
closer to the preferred mix of uses for the Suburban Mixed Use Place Type. However,
Community Planning Staff notes the area within ½ mile of the project does not
contain any public/civic uses.
The 2019 GP seeks to increase pedestrian activity and decrease vehicular traffic on
roadways through inter-parcel connections (2019 GP, Appendix A, Suburban Policy
Area Design Guidelines, Parking Circulation, and Loading 1). Community Planning
Staff continues to recommend inter-parcel connections be provided connecting the
proposed development with the Colonnade at Dulles Town Center development
consistent with the 2019 GP. Community Planning Staff notes Proffer II.C includes
the possibility of annexing the subject property into an existing Homeowners
Association (HOA), which should include connections to adjacent properties.
Analysis
Community Planning Staff continues to recommend integrating the
proposed development with the surrounding community via inter-parcel
connections as recommended above. While Community Planning Staff
supports annexation of the subject property into an existing HOA, there are
no vehicular or pedestrian connections linking the proposed development
with the Colonnade at Dulles Town Center development. At a minimum,
pedestrian access should be provided connecting the proposed development
with the Colonnade at Dulles Town Center development along Forum Terrace
and Palace Terrace.
Additional information and commitments are needed to ensure the proposed
use meets the intent of a small lot SFA unit (see Housing discussion below).
Parks/Open Space
The CDP has been updated to include an additional active recreation area in the
northwestern portion of the development. Proffer IV.G states the active recreation
areas shall include items referenced on Sheets 07A and 07B; however, Staff notes
these sheets have not been proffered.
Analysis
Community Planning Staff recommends the applicant update Proffer I.A to
include Sheets 07A and 07B to ensure the active recreation areas meet the
intent of the 2019 GP.
Proffer IV.F states that two bike racks that accommodate a minimum of six bicycles
will be located at the locations identified on Sheet 7. Community Planning Staff notes
that only one bike rack is shown on Sheet 7. As the development includes four active
recreation areas, Community Planning Staff recommends bike racks be located at
each site.
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Analysis
Community Planning Staff recommends the applicant update Proffer IV.F to
include bike racks at all four of the active recreation areas.
Density
The 2019 GP permits densities up to a 1.0 FAR within the Suburban Mixed Use Place
Type. The applicant is proposing 61 SFA for a density of 14.7 dwelling units per acre.
Community Planning Staff recommended in the first and second referrals that the
applicant commit to an average unit size to ensure the 2019 GP policies were being
met. While the applicant has not committed to an average unit size, the response to
Staff’s comments states that dwelling units will be between 1200 to 2100 square feet
in size.
Analysis
Based on the response to Staff’s comments, Community Planning Staff
recommends the applicant commit to an average unit size of 1650 square
feet for all dwelling units to ensure 2019 GP policies are being met.
HOUSING
As stated above, the 2019 GP identifies small lot SFA dwelling units as a
complementary use within the Suburban Mixed Use Place Type. The applicant has not
provided any information regarding lot sizes other than what is required by the
Zoning Ordinance. The response to Staff’s comments states that the applicant cannot
commit to lot size maximums because the property may remain in its current
configuration, or it may be subdivided to accommodate the proposed community.
Community Planning Staff is unsure how subdividing the property would preclude the
applicant to committing to maximum lot sizes. As currently proposed, Community
Planning Staff cannot determine if the proposed use is a use envisioned within the
Suburban Mixed Use Place Type.
Analysis
Community Planning Staff continues to recommend the applicant commit to
lot size maximums to ensure small lot SFA dwelling units are being provided,
consistent with the Suburban Mixed Use Place Type.
The applicant is proposing 8 ADUs, as required by the Zoning Ordinance, and 2 units
available for rent to households earning between 50 percent to 100 percent AMI or
for sale to households earning between 70 percent to 100 percent AMI. Staff notes
rental units provided for those households earning above 60 percent AMI begin to be
more in line with market rate units. The response to Staff’s comments states that the
ADUs will be of a similar size, although smaller than the market rate units. It is
unclear what is meant by a similar size, but smaller. Community Planning Staff
continues to recommend that ADUs be of a similar size to market rate units with
regards to number of bedrooms and square footage.
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Analysis
Community Planning Staff continues to recommend the applicant commit to
ADUs of a similar size to market rate units in terms of bedroom counts and
square footage. Community Planning Staff defers to the Office of Housing
regarding updating Proffer VI.B to address unmet housing needs for rental
units.
CAPITAL FACILITIES
Proffer V commits to providing the current CIF for market rate units only. Per County
policy, “the County absorbs the capital facility impacts generated by that housing by
crediting the developer the costs for each ADU’s impacts” (2019 GP, Chapter 4,
Housing, Housing Impacts of Current Fiscal Policy, text). Therefore, the applicant
should mitigate capital facility impacts for any units not defined as “affordable” in
Article 7 of the Zoning Ordinance, including the units described as available for rent
to households earning between 50 percent to 100 percent AMI or for sale to
households earning between 70 percent to 100 percent AMI.
Analysis
The anticipated capital facility impacts of the proposed development should
be mitigated according to 2019 GP fiscal policies. Community Planning Staff
continues to recommend revising the proffers to include capital facility
contributions for all units not defined as “affordable” in Article 7 of the
Zoning Ordinance.
RECOMMENDATIONS
Community Planning Staff cannot support the application at this time as there is not
enough information provided to determine consistency with the Suburban Mixed Use
Place Type. As currently proposed, it is unclear if the application is consistent with
the list of uses or the FAR envisioned within the Suburban Mixed Use Place Type.
Additional information and commitments are needed regarding parks and open space,
lot size, total square footage, and integration with the existing Colonnade at Dulles
Town Center development. This memo also identifies several other issues to be
addressed related to housing and capital facility impacts. Community Planning Staff
is available to meet with the applicant to discuss the issues identified in this memo
and potential responses in future submissions.
cc:

James David, Acting Planning and Zoning Director (via e-mail)
Randall Farren, AICP, Community Planning Program Manager (via e-mail)
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MEMORANDUM
To:

Bryce Johnson, AICP, Project Manager, Land Use Review

From:

Marie Genovese, AICP, Planner III, Community Planning

Date:

August 10, 2021

Re:

ZMAP 2021-0004 & SPEX 2021-0007, Colonnade
Community Planning 2nd Referral

BACKGROUND
DTC Partners, LLC (the applicant) has responded to Community Planning’s first
referral dated May 19, 2021. The applicant is requesting to rezone approximately
4.15 acres from the PD-CC-NC (Planned Development – Commercial Center –
Neighborhood Center) zoning district to the R-16 (Residential) zoning district to
develop up to 61 single-family attached (SFA) dwelling units. The applicant is also
requesting a Special Exception (SPEX) to reduce the front yard setback for rearloaded units from 15 feet to 10 feet.
The property is located south of Route 7, east of City Center Boulevard, and north of
Stefanie Drive. Residential uses surround the property to the east, west, and south.
The Dulles Town Center shopping mall is also located southwest of the subject site.
The Dulles Town Center rezoning (ZMAP 1990-0014) approved in 1991 designated
the subject property as appropriate for commercial/service uses.
As part of this second submission, Community Planning Staff has reviewed the
following for consistency with the Loudoun County 2019 General Plan (2019 GP)
policy: Community Planning Staff has reviewed the following for consistency with
2019 GP policy: the applicant’s Statement of Justification (SOJ) dated July 7, 2021,
the CDP dated July 1, 2021, and the Proffer Statement dated July 7, 2021. This
referral is intended to supplement, and where noted, update Community Planning
Staff’s first referral comments dated May 19, 2021.
OUTSTANDING ISSUES
Land Use
The Suburban Mixed Use Place Type is envisioned to develop with a mix of residential,
commercial, entertainment, cultural, and recreational uses at up to 1.0 floor area
ratio (FAR), with a maximum residential component of 70% and a minimum of 5%
dedicated to public/civic uses (2019 GP, Chapter 2, Suburban Mixed Use Place Type).
The applicant is proposing to develop 61 SFA dwelling units. The 2019 GP envisions
small lot SFA dwelling units as a complementary use within Suburban Mixed Use
developments (2019 GP, Chapter 2, Suburban Mixed use Place Type).
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Although 100 percent residential development is generally not consistent with the
Suburban Mixed Use Place Type, the 2019 GP recognizes that such projects may be
appropriate on smaller sites in limited areas of the SPA. The 2019 GP recognizes that
it may be difficult for smaller projects to meet the specified use mix and therefore
does not strictly hold projects less than 20 acres to the use mix specified for the place
type if it can be shown that the proposal moves the area within ½ mile of the project
closer to the preferred mix for the place type (2019 GP, Chapter 2, QD Action 7.1.H).
In the first referral, Community Planning Staff requested an analysis of the land uses
within ½ mile of the subject property to ensure that the use mix is being met with
the proposed 100 percent residential development. While the applicant has included
a Site Context Exhibit (Sheet 6) with this submission identifying uses within ½ mile
of the subject property, no information has been provided regarding the percentage
of residential and non-residential uses to determine if the area is meeting the mix of
uses anticipated for the Suburban Mixed Use Place Type.
The 2019 GP seeks to increase pedestrian activity and decrease vehicular traffic on
roadways through inter-parcel connections (2019 GP, Appendix A, Suburban Policy
Area Design Guidelines, Parking Circulation, and Loading 1). Community Planning
Staff recommended inter-parcel connections be provided connecting the proposed
development with the Colonnade at Dulles Town Center development consistent with
the 2019 GP. The response to Staff’s comments states that there is no community
support to provide additional inter-parcel connections to adjacent parcels.
Community Planning Staff notes, Proffer II.C discusses the possibility of annexing the
property into an existing Homeowners Association (HOA). The 2019 GP encourages
the annexation into adjoining HOAs to make the provision of amenities more
economical (2019 GP, Chapter 2, IR Action 1.2.G).
Analysis
Community Planning Staff cannot support the rezoning request at this time.
Information should be provided regarding land uses within a ½ mile of the
subject property to ensure the development is meeting the use mix specified
for the Suburban Mixed Use Place Type. Community Planning Staff continues
to recommend integrating the proposed development with the surrounding
community via inter-parcel connections as recommended above. While
Community Planning Staff supports annexation of the subject property into
an existing HOA, there are no vehicular or pedestrian connections linking
the proposed development with the Colonnade at Dulles Town Center
development. At a minimum, pedestrian access should be provided
connecting the proposed development with the Colonnade at Dulles Town
Center development along Forum Terrace and Palace Terrace. Additional
information and commitments are needed to ensure the proposed use meets
the intent of a small lot SFA dwelling unit (see Housing discussion below).
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Parks/Open Space
The 2019 GP calls for at least 10 percent of the land (0.42 acre) in Suburban Mixed
Use Place Type developments to consist of open space uses. Such open space can
comprise any mix of recreational (passive and active), community, public and civic,
and/or natural open space areas (2019 GP, Chapter 2, Suburban Mixed Use Place
Type).
The CDP shows three areas planned for active recreation space to serve the
development in the northeastern, southwestern, and central portions of the site
totaling approximately 0.38 acre. In the first referral, Community Planning Staff
requested information regarding the types of amenities envisioned for the active
recreation areas and recommended relocating the southwestern active recreation
space to a more internal location. If the southwestern active recreation space
continues to be proposed, Staff requested detailed drawings showing internal site
access to this space as well as how it would function at the edge of the development
at the intersection of two roadways. The response to Staff’s comments states that
the updated plan set includes more detailed information related to the type of
amenities planned for the active recreation areas. The response also states this
information addresses the nature of the active recreation space in the southwestern
portion of the subject area. Sheet 7, Landscape and Buffer Plan and Sheet 7A, Active
Recreation Plan include some information regarding amenities envisioned for the
active recreation areas; however, neither of these sheets are proffered. Community
Planning Staff continues to have concerns over the southwestern active recreation
area as it does not appear to meet the intent of the 2019 GP.
Analysis
Community Planning Staff requests commitments to the type of amenities
proposed for the active recreation areas. Community Planning Staff
continues to recommend relocating the southwestern active recreation
space to a more internal location. If the applicant continues to propose
active recreation space in this location, subsequent submissions should
include detailed drawings and commitments regarding internal site access
to this space and additional information regarding how it will function at the
edge of the development at the intersection of two roadways.
Density
As stated above, the 2019 GP permits densities up to a 1.0 FAR within the Suburban
Mixed Use Place Type. The applicant is proposing 61 SFA for a density of 14.7 dwelling
units per acre. No information has been provided regarding approximate unit sizes
or total square footage for the proposed development. As currently proposed,
Community Planning Staff is unsure if the proposed density is consistent with the
2019 GP.
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Analysis
Community Planning Staff continues to recommend the applicant commit to
an average unit size as well as maximum square footage for the
development to ensure 2019 GP policies are being met.
HOUSING
As stated above, the 2019 GP identifies small lot SFA dwelling units as a
complementary use within the Suburban Mixed Use Place Type. The applicant has not
provided any information regarding lot sizes other than what is required by the
Zoning Ordinance. The response to Staff’s comments states that the applicant cannot
commit to lot size maximums because the property may remain in its current
configuration, or it may be subdivided to accommodate the proposed community.
Community Planning Staff is unsure how subdividing the property would preclude the
applicant to committing to maximum lot sizes. As currently proposed, Community
Planning Staff cannot determine if the proposed use is a use envisioned within the
Suburban Mixed Use Place Type.
Analysis
Community Planning Staff continues to recommend the applicant commit to
lot size maximums to ensure small lot SFA dwelling units are being provided,
consistent with the Suburban Mixed Use Place Type.
The 2019 GP includes specific support for the provision of residential units that help
address unmet housing needs, defined as the lack of housing options for households
earning up to 100 percent of the Washington Metropolitan Area Median Income
(AMI)1. Article 7 of the Zoning Ordinance establishes the County’s ADU program,
which addresses the needs of households earning from 30 to 70 percent AMI. ADU
rental units are designed to serve residents earning 30 percent to 50 percent AMI,
while ADU for-sale units are designed to serve residents with incomes of 50 percent
to 70 percent AMI.
The applicant is proposing 8 ADUs consistent with the Zoning Ordinance and 2 units
available for rent to households earning between 50 percent to 100 percent AMI or
for sale to households earning between 70 percent to 100 percent AMI. Staff notes
rental units provided for those households earning above 60 percent AMI begin to be
more in line with market rate units. The response to Staff’s comments states that the
ADUs will be of a similar size, although smaller than the market rate units. It is
unclear what is meant by a similar size, but smaller. As stated above, the only type
of SFA units envisioned within the Suburban Mixed Use Place Type are small lot SFA
dwelling units. Community Planning Staff continues to recommend that ADUs be of a

1

The current AMI for 2021 is $129,000.
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similar size to market rate units with regards to number of bedrooms and square
footage.
Analysis
Community Planning Staff continues to recommend the applicant commit to
ADUs of a similar size to market rate units in terms of bedroom counts and
square footage. Proffer I.B should be updated to state that if the 2 additional
units provided to address unmet housing needs are rental units, they will be
available for households earning less than 60 percent AMI.
SITE DESIGN
The 2019 GP includes numerous policies and provisions applicable to this proposal
intended to achieve quality design at all levels of development, including the
countywide Quality Development policies in Chapter 2; the Suburban Policy Area
Design Guidelines in Appendix A; and the standards of the applicable place type
provided in Chapter 2. The CDP shows building orientation, site access, active
recreation space, and sidewalks internal to the site. Although sheets 9, 10, and 11
depict building elevations, these sheets are for illustrative purposes only and are not
included as proffered sheets. No information has been provided regarding building
design and materials. As stated above, there also is no information regarding the
function of the proposed open space areas. Building form and articulation, and design
amenities such as street furnishings, shade trees, and lighting are also expected
elements that have not been addressed in the application materials.
Analysis
Community Planning Staff continues to recommend providing more specific
detail on the CDP, and/or a set of Design Guidelines that incorporate the
SPA design characteristics outlined in the 2019 GP. Commitments should
include:
- the use of a variety of exterior building materials,
- architectural elements demonstrating four-sided architecture,
- articulation consistent with the design objectives,
- streetscape elements and street furniture, helping to tie the proposed
development with the surrounding communities; and
- amenities envisioned for the development (see Parks/Open Space
discussion above).
CAPITAL FACILITIES
Under the 2019 GP, all residential rezoning requests are evaluated in accordance with
the Capital Facility guidelines and policies of the Plan (2019 GP, Chapter 6, Fiscal
Management, Strategy 8.3). The 2019 GP continues longstanding County policy that
“the County absorbs the capital facility impacts generated by that housing by
crediting the developer the costs for each ADU’s impacts” (2019 GP, Chapter 4,
Housing, Housing Impacts of Current Fiscal Policy, text). The current capital intensity
factor (CIF) is $33,733.40 per SFA dwelling unit in the Eastern CIF region.
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Proffer V commits to providing the current CIF for market rate units only. Per County
policy referenced above, the applicant should mitigate capital facility impacts for any
units not defined as “affordable” in Article 7 of the Zoning Ordinance, including the
units described as available for rent to households earning between 50 percent to
100 percent AMI or for sale to households earning between 70 percent to 100 percent
AMI.
Analysis
The anticipated capital facility impacts of the proposed development should
be mitigated according to 2019 GP fiscal policies. The proffers should be
revised to include capital facility contributions for all units not defined as
“affordable” in Article 7 of the Zoning Ordinance.
ENVIRONMENTAL/EXISTING CONDITIONS
Stormwater Management
The County seeks to improve stream quality and watershed health by decreasing the
amount of stormwater runoff and pollutants from reaching streams (2019 GP,
Chapter 3, River and Stream Corridor Resources, Strategy 2.3). The County also
promotes the use of low-impact development (LID) techniques (2019 GP, Chapter 3,
River and Stream Corridor Resources Action 2.3.E). The response to Staff’s comments
states that the stormwater will be routed to an existing off-site pond west of City
Center Boulevard. The applicant has committed to providing a minimum of 2 LIDs to
treat stormwater from the property (Proffer VII.B).
Analysis
Community Planning Staff defers to the Natural Resource Team (NRT)
regarding recommendations for the treatment of stormwater.
RECOMMENDATIONS
Community Planning Staff cannot support the application at this time as there is not
enough information provided to determine consistency with the Suburban Mixed Use
Place Type. As currently proposed, it is unclear if the application is consistent with
the list of uses, the preferred mix of uses, or the FAR envisioned within the Suburban
Mixed Use Place Type. Subsequent submissions should include a tabulation of the
percentage of residential and non-residential uses within ½ mile of the subject
property. Additional information and commitments are needed regarding parks and
open space, lot size, total square footage, and integration with the existing Colonnade
at Dulles Town Center development. This memo also identifies several other issues
to be addressed related to site design, housing, capital facilities, and environmental
resources. Community Planning Staff is available to meet with the applicant to discuss
the issues identified in this memo and potential responses in future submissions.
cc:

Alaina Ray, AICP, Planning and Zoning Director (via e-mail)
Randall Farren, AICP, Community Planning Program Manager (via e-mail)
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MEMORANDUM
To:

Bryce Johnson, AICP, Project Manager, Land Use Review

From:

Marie Genovese, AICP, Planner III, Community Planning

Date:

May 19, 2021

Re:

ZMAP 2021-0004 & SPEX 2021-0007, Colonnade
Community Planning 1st Referral

BACKGROUND
DTC Partners, LLC (the applicant) is requesting to rezone approximately 4.15 acres
from the PD-CC-NC (Planned Development – Commercial Center – Neighborhood
Center) zoning district to the R-16 (Residential) zoning district to develop up to 60
single-family attached (SFA) dwelling units. The applicant is also requesting a Special
Exception (SPEX) to reduce the front yard setback for rear-loaded units from 15 feet
to 10 feet.
Site Map
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The property is located south of Route 7, east of City Center Boulevard, and north of
Stefanie Drive. Residential uses surround the property to the east, west, and south.
The Dulles Town Center shopping mall is also located southwest of the subject site
(see Site Map). The Dulles Town Center rezoning (ZMAP 1990-0014) approved in
1991 designated the subject property as appropriate for commercial/service uses.
COMPLIANCE WITH THE COMPREHENSIVE PLAN
The subject site is governed by the Loudoun County 2019 Comprehensive Plan, which
comprises the Loudoun County 2019 General Plan (2019 GP) and the Loudoun County
2019 Countywide Transportation Plan (2019 CTP). The property is located within the
Suburban Policy Area and is designated as appropriate for the Suburban Mixed Use
Place Type (2019 GP, Chapter 2, Suburban Policy Areas Place Types Map). As part of
this first submission, Community Planning Staff has reviewed the following for
consistency with 2019 GP policy: the applicant’s Statement of Justification (SOJ)
dated April 1, 2021 and the CDP dated April 2, 2021.
ANALYSIS
Land Use
The 2019 GP recognizes that most of the land within the Suburban Policy Area is
either developed or planned for development and seeks to focus efforts on fostering
and maintaining community identity (2019 GP, Chapter 2, Suburban Policy Area,
Development Approach). The Suburban Mixed Use Place Type is envisioned to
develop with a mix of residential, commercial, entertainment, cultural, and
recreational uses at up to 1.0 floor area ratio (FAR), with a maximum residential
component of 70% and a minimum of 5% dedicated to public/civic uses (2019 GP,
Chapter 2, Suburban Mixed Use Place Type). The applicant is proposing to develop
60 SFA dwelling units. The 2019 GP envisions small lot SFA dwelling units as a
complementary use within Suburban Mixed Use developments (2019 GP, Chapter 2,
Suburban Mixed use Place Type).
Although 100 percent residential development is generally not consistent with the
Suburban Mixed Use Place Type, the 2019 GP recognizes that such projects may be
appropriate on smaller sites in limited areas of the SPA. The 2019 GP recognizes that
it may be difficult for smaller projects to meet the specified use mix and therefore
does not strictly hold projects less than 20 acres to the use mix specified for the place
type if it can be shown that the proposal moves the area within ½ mile of the project
closer to the preferred mix for the place type (2019 GP, Chapter 2, QD Action 7.1.H).
The applicant should provide an analysis of the land uses within ½ mile of the subject
property to ensure that the use mix is being met with the proposed 100 percent
residential development. The project will also be evaluated based on how it is
integrated into the surrounding community. The 2019 GP seeks to increase
pedestrian activity and decrease vehicular traffic on roadways through inter-parcel
connections (2019 GP, Appendix A, Suburban Policy Area Design Guidelines, Parking
Circulation, and Loading 1). Inter-parcel connections should be provided connecting
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with the Colonnade at Dulles Town Center development via Forum Terrace to the
north and Palace Terrace to the east consistent with the 2019 GP.
Analysis
Community Planning Staff cannot support the rezoning request at this time.
Information should be provided regarding land uses within a ½ mile of the
subject property to ensure the development is meeting the use mix specified
for the Suburban Mixed Use Place Type. Community Planning Staff
recommends integrating the proposed development with the surrounding
community via inter-parcel connections as recommended above.
Parks/Open Space
The 2019 GP calls for at least 10 percent of the land (0.42 acre) in Suburban Mixed
Use Place Type developments to consist of open space uses. Such open space can
comprise any mix of recreational (passive and active), community, public and civic,
and/or natural open space areas (2019 GP, Chapter 2, Suburban Mixed Use Place
Type).
The CDP shows areas planned for active recreation space to serve the development
in the northeastern portion of the subject site, southwestern portion of the subject
site, and a central location totaling approximately 0.35 acre. No information has been
provided regarding programming and amenities for active recreation areas.
Community Planning Staff has concerns over the southwestern active recreation area
as it is located at the intersection of City Center Boulevard and Stefanie Drive.
Analysis
Community Planning Staff requests information regarding the type of
amenities envisioned for the active recreation areas. Community Planning
Staff recommends relocating the southwestern active recreation space to a
more internal location. If the applicant continues to propose active
recreation space in this location, detailed drawings should be provided
regarding internal site access to this space as well as how it will function at
the edge of the development at the intersection of two roadways to ensure
the intent of the 2019 GP is being met.
Density
As stated above, the 2019 GP permits densities up to a 1.0 FAR within the Suburban
Mixed Use Place Type. The applicant is proposing 60 SFA for a density of 14.5 dwelling
units per acre. No information has been provided regarding approximate unit sizes
or total square footage for the proposed development. As currently proposed,
Community Planning Staff is unsure if the proposed density is consistent with the
2019 GP.
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Analysis
Community Planning Staff recommends the applicant commit to an average
unit size as well as maximum square footage for the development to ensure
2019 GP policies are being met.
HOUSING
The subject property is located within a Priority Commercial Redevelopment Area.
2019 GP identifies small lot SFA dwelling units as a complementary use within the
Suburban Mixed Use Place Type. The applicant has not provided any information
regarding lot sizes other than what is required by the Zoning Ordinance. As the
Zoning Ordinance requirements pertain to minimums, Community Planning Staff
recommends the applicant commit to maximum lot sizes to ensure the intent of the
2019 GP is being met.
The County’s 2017 Housing Needs Assessment noted among other things increasing
demand for low-cost, small unit rental housing as well as small, modestly-priced
housing (2019 GP, Chapter 4, Housing Needs of a Diverse Community, text). The
2019 GP seeks to focus on FAR, lot size, and building and unit size rather than overall
density to help accommodate a greater diversity of housing types that may yield
affordable prices while ensuring compatibility with the surrounding neighborhood
(2019 GP, Chapter 4, The Missing Middle, text). As stated above, no information has
been provided regarding average unit size or total square footage for the proposed
development. The site’s proximity to commercial retail and service uses affords an
opportunity to provide smaller unit sizes to help address the County’s unmet housing
needs.
Analysis
Community Planning Staff recommends the applicant commit to lot size
maximums to ensure small lot SFA dwelling units are being provided
consistent with the Suburban Mixed Use Place Type. As stated above, there
are no commitments provided regarding unit sizes. Community Planning
Staff recommends that the applicant provide information and commitments
regarding unit sizes consistent with 2019 GP housing policies encouraging
smaller units to help address affordability.
The 2019 GP features broad support for projects that help fulfill the County’s
continuum of housing needs, including units that are varied in type and price, to meet
diverse socioeconomic needs (2019 GP, Chapter 4, Housing, text). Developments
should utilize universal design principles to increase functionality, usefulness, and
marketability to persons with diverse abilities (2019 GP, Chapter 2, Quality
Development, Policy 2).
The 2019 GP includes specific support for the provision of residential units that help
address unmet housing needs, defined as the lack of housing options for households
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earning up to 100 percent of the Washington Metropolitan Area Median Income
(AMI)1. Article 7 of the Zoning Ordinance establishes the County’s ADU program,
which addresses the needs of households earning from 30 to 70 percent AMI. ADU
rental units are designed to serve residents earning 30 percent to 50 percent AMI,
while ADU for-sale units are designed to serve residents with incomes of 50 percent
to 70 percent AMI.
The applicant is proposing 8 ADUs consistent with the Zoning Ordinance. ADUs as
required by the Zoning Ordinance only address housing needs for households with
incomes between 30 and 70 percent of the AMI. The 2019 GP states that County
policies and programs will focus on housing options for households earning up to 100
percent of the Washington Metropolitan AMI (2019 GP, Chapter 4, Housing, Strategy
3.1). In addition to the ADUs, the applicant should provide additional dwelling units
for housing that help address the full spectrum of unmet housing needs, recognizing
that the largest segment of unmet housing needs is housing for incomes below 30
percent AMI.
Analysis
Community Planning Staff recommends that the applicant:
• Provide additional commitments that help address the full spectrum
of housing needs for incomes up to 100% of the Washington
Metropolitan Area Median Income in addition to the required ADUs;
• Work with the Office of Housing to determine the type of units that
will address the County’s housing needs;
• Commit to ADUs of a similar size to market rate units; and
• Consider incorporating housing for special needs populations as well
as universal design elements into the project, in keeping with 2019
GP Chapter 2, Quality Design Policy 8.
SITE DESIGN
The 2019 GP includes numerous policies and provisions applicable to this proposal
intended to achieve quality design at all levels of development, including the
countywide Quality Development policies in Chapter 2; the Suburban Policy Area
Design Guidelines in Appendix A; and the standards of the applicable place type
provided in Chapter 2. In the Suburban Policy Area, where infill and redevelopment
projects are most likely to develop, major considerations include multimodal
connectivity; complementarity or compatibility with existing surrounding

1

The current AMI for 2021 is $129,000.
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development patterns; height, scale, bulk, setbacks, and other manifestations of the
built environment; transitions among uses; and protection and integration of natural,
environmental, and heritage resources (2019 GP, Appendix A, Suburban Policy Area
Design Guidelines, Development Criteria). The 2019 GP encourages innovation and
appropriate architectural, site, and landscape design in all development (2019 GP,
Chapter 2, QD Policy 1). The design elements will promote an overall sense of place
in part through circulation and connectivity, streetscape, building form, orientation,
articulation, open spaces, landscaping, and sustainability, giving a high-quality form
to the built environment (2019 GP, Chapter 2, QD Action 1.1.A, SPA Design
Guidelines, Appendix A). Site development and architectural guidelines are
encouraged (2019 GP, Chapter 2, QD Strategy 1.2.).
Site design is a key consideration for development proposals within the SPA. Design
characteristics in the SPA relate to the design of individual structures and spaces, the
spatial relationship among structures, the relationship of buildings to the streetscape
and other public places, and transitions between areas of differing densities or
intensities. The guidelines also encourage the development of distinctive public places
that promote culture and the arts. Street furniture, public art, water features, and
distinctive landscaping will create visually appealing streetscapes that encourage
street-level activity and public interaction. Specific design characteristics are outlined
for the Suburban Mixed Use Place Type to achieve a mix of uses integrated in a
walkable street pattern. These characteristics include descriptions of the desired
street pattern, block length, building setbacks, parking, design amenities (street
trees, street furniture, lighting, plazas, etc.), and types of open space.
The CDP shows building orientation, site access, active recreation space, and
sidewalks internal to the site. No information has been provided regarding building
design and materials. As stated above, there also is no information regarding the
function of the proposed open space areas. Building form and articulation, and design
amenities such as street furnishings, shade trees, and lighting are also elements
expected, but have not been addressed in the application materials.
Analysis
Community Planning Staff recommends the applicant provide more specific
detail on the CDP, and/or a set of Design Guidelines that incorporate the
SPA design characteristics outlined in the Plan.
SPECIAL EXCEPTION
The applicant is requesting a SPEX to reduce the front yard requirement for rear
loaded SFA dwelling units from 15 feet to 10 feet. The SOJ states the rear-loaded
design allows the SFA units to face onto the adjacent roadways. The reduction in the
front yard requirement allows for the rear loaded SFA units to be located closer to
the adjacent public streets creating a building wall.
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Analysis
Community Planning Staff has no objection to the reduction in the front yard
for the rear loaded SFA dwelling units.
CAPITAL FACILITIES
Under the 2019 GP, all residential rezoning requests will be evaluated in accordance
with the Capital Facility guidelines and policies of the Plan (2019 GP, Chapter 6, Fiscal
Management, Strategy 8.3). A central objective of the 2019 GP is to balance land
uses to promote an effective fiscal policy (2019 GP, Chapter 6, Fiscal Management,
Strategy 8.2). The current capital intensity factor (CIF) is $33,733.40 per SFA
dwelling unit in the Eastern CIF region. The total capital facility impact (minus the
proposed ADUs) of this project is estimated at $1,754,136.80 (See Attachment 1).
Analysis
The anticipated capital facility impacts of the proposed development should
be mitigated according to 2019 GP fiscal policies.
ENVIRONMENTAL/EXISTING CONDITIONS
The 2019 GP calls for a design process to protect and enhance the county’s natural,
environmental, and heritage resources by incorporating such features into the design
of the site (2019 GP, Chapter 3, Introduction).
Stormwater Management
The County seeks to improve stream quality and watershed health by decreasing the
amount of stormwater runoff and pollutants from reaching streams (2019 GP,
Chapter 3, River and Stream Corridor Resources, Strategy 2.3). The County also
promotes the use of low-impact development (LID) techniques (2019 GP, Chapter 3,
River and Stream Corridor Resources Action 2.3.E). LID uses natural vegetation and
small-scale treatment systems to treat and infiltrate rainfall close to the source. LID's
goal is to mimic a site's predevelopment hydrology by using design techniques that
infiltrate, filter, store, evaporate, and detain stormwater runoff. LID locates water
quality measures at the closest possible proximity to proposed impervious areas. No
LIDs are being proposed with the application. Additionally, no information has been
provided regarding stormwater management (SWM) for the subject property.
Analysis
Community Planning Staff requests information regarding the SWM
approach for the subject property. Community Planning Staff further
recommends the applicant commit to LID techniques and defers to the
Natural Resource Team (NRT) to determine the appropriate amount.
Forests, Trees, and Vegetation
The 2019 GP calls for the preservation, protection, and management of forest
resources for their economic and environmental benefits (2019 GP, Chapter 3,
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Forests, Trees, and Vegetation, Strategy 4.1). The applicant has provided a Forest
Stand Delineation Map (Sheet 5 of the CDP) that outlines existing vegetation on the
subject property. It does not appear that any of the existing vegetation is proposed
to be preserved. The preservation of existing trees within required landscape buffer
areas and to screen uses is also encouraged (2019 GP, Chapter 3, Forests, Trees,
and Vegetation, Action 4.1.B).
Analysis
Community Planning Staff recommends the applicant incorporate existing
vegetation into required buffering and screening. Existing vegetation within
the northern active recreation area should also be preserved.
Natural Heritage Resources
The 2019 GP calls for the conservation and protection of natural and heritage
resources including rare, threatened, and endangered plant and animal species;
exemplary natural communities, habitats, and ecosystems; and significant geologic
formations (2019 GP, Chapter 3, Natural Heritage Resources, Strategy 6.1).
Development applications with the likelihood of impacting one or more natural
heritage resources will conduct a species assessment and develop a plan for impact
avoidance if the presence of a natural heritage resource is identified (2019 GP,
Chapter 3, Natural Heritage Resources, Action 6.1.B). The applicant has provided a
Threatened and Endangered Species Habitat Assessment dated October 5, 2020. The
assessment found that the subject property does not contain suitable habitat for
natural heritage resources.
Historic, Archeologic, and Scenic Resources
The 2019 GP calls for the conservation and preservation of the County’s cultural and
scenic resources. Land development applications are expected to provide an
archaeological and historic resources survey to identify resources and, if warranted,
measures for preservation, mitigation, and adaptive reuse (2019 GP, Chapter 3,
Historic, Archaeologic, and Scenic Resources, Action 5.1.C). The applicant has
provided an Archaeological Conditions Assessment dated February 2021. A review of
the assessment will be provided under separate cover from the County Archaeologist.
Airport Noise
In 2019, the Metropolitan Washington Airports Authority (MWAA) undertook an effort
to update the noise contour maps for Washington Dulles International Airport (IAD)
based on evolving flight paths, flight procedures, and modernization efforts at IAD.
Chapter 3, CE Action 7.2E of the 2019 GP supports considering the map update when
reviewing land development applications. Further, in February 2021, the Board of
Supervisors (BOS) initiated a Comprehensive Plan Amendment (CPAM) to update the
IAD Airport Impact Overlay District based in part on these projected noise contours.
The proposed development is located outside of but within one-mile of the Ldn 60
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airport noise contours as depicted in the Washington Dulles International Noise
Contour Map Update. In anticipation of increased airport noise at the site, staff
recommends that the applicant commit to measures to notify potential residents of
future airport noise impacts.
Analysis
Community Planning Staff recommends that the applicant commit to
providing a full disclosure statement to all residential dwelling units stating
that they are in an area that is projected to be impacted by aircraft overflight
and aircraft noise.
RECOMMENDATIONS
Community Planning Staff cannot support the application at this time as it does not
fully comply with the Suburban Mixed Use Place Type. The applicant needs to provide
an inventory of land uses within a ½ mile radius of the subject property to ensure
the preferred mix of uses are being met. Additional information is needed regarding
parks and open space and density. This memo also identifies several other issues to
be addressed related to site design, housing, capital facilities, and environmental
resources. Community Planning Staff is available to meet with the applicant to discuss
the issues identified in this memo and potential responses in future submissions.
ATTACHMENTS
Attachment 1: Capital Facility Impact Worksheet

cc:

Alaina Ray, AICP, Planning and Zoning Director (via e-mail)
Randall Farren, AICP, Acting Community Planning Program Manager (via e-mail)

Attachment 1- Capital Facilities Impact Analysis (Eastern Region-includes Ashburn, Potomac, and Sterling)
ZMAP 2021-0004, Colonnade

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

Total Number of
Units

Capital
Intensity
Factors

Projected Capital
Facilities Impact

Single-Family Detached (SFD)
Single-Family Attached (SFA)
Multi-Family (MF)
Multi-Family Stacked (MF Stacked)

0
60
0
0

$47,554.27
$33,733.40
$15,664.11
$25,016.56

$0.00
$2,024,004.00
$0.00
$0.00

TOTAL

60

Housing Type

60

Total Units

$2,024,004

$2,024,004.00

Total Projected Capital Facilities Impact

ANTICIPATED CAPITAL FACILITIES CONTRIBUTION
The anticipated capital facilities contribution of the proposed development takes into account Affordable Dwelling Units (ADUs) and the number of
units permitted by the base density.
1. Number of Market Rate Units Subject to Capital Facilities Proffer Guidelines

Housing Type
Single-Family Detached (SFD)
Single-Family Attached (SFA)
Multi-Family (MF)
Multi-Family Stacked (MF Stacked)
TOTAL

Total Number of
Units

Number of
Proposed
ADUs

Number of Market
Rate Units

0
60
0
0
60

0
8
0
0
8

0
52
0
0
52

Total Number of
Market Rate
Units

Capital
Intensity
Factors

Capital Facilities
Calculations for
Market Rate Units

0
52
0
0
52

$47,554.27
$33,733.40
$15,664.11
$25,016.56

$0.00
$1,754,136.80
$0.00
$0.00
$1,754,136.80

2. Capital Facilities Calculations for Market Rate Units

Housing Type
Single-Family Detached (SFD)
Single-Family Attached (SFA)
Multi-Family (MF)
Multi-Family Stacked (MF Stacked)
TOTAL

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

Zoning District

Acres

Density
Permitted
By-right
(du/acre)

PD-CC-NC
0

4.15
0.00

0
0

0
0

0

0.00

0

0
0

TOTAL

Base Density
Units*

Capital Intensity
Factor

Capital Facility
Credit for Base
Density Units

$47,554.27
$47,554.27
$47,554.27

$0.00
$0.00
$0.00
$0.00

* Based density units shall not exceed 1 du per acre pursuant to Loudoun County 2019 General Plan, Chapter 6

4. Anticipated Capital Facilities Contribution
$1,754,136.80 -

$0.00

= $1,754,136.80
$1,754,137 Anticipated Capital Facilities Contribution

Created on May 13, 2021

County of Loudoun
Department of Transportation and Capital Infrastructure
MEMORANDUM
DATE:

March 28, 2022

TO:

Bryce Johnson, AICP, Project Manger
Department of Planning & Zoning (DPZ)

FROM:

Dustin Kuzan, P.E., Senior Transportation Planner
DTCI, Transportation Planning & Traffic Engineering Division

SUBJECT: ZMAP 2021-0004 & SPEX 2021-0007 - Colonnade
Fifth Referral
Background
This referral updates the status of comments noted in the fourth Department of Transportation
and Capital Infrastructure (DTCI) referral on these rezoning (ZMAP 2021-0004) and special
exception (SPEX 2021-0007) applications, dated February 11, 2022. These applications
propose the following:
1. ZMAP (rezone) approximately 4.15 acres from the Planned Development Community
Center (PD-CC-NC) zoning district under the Loudoun County Revised 1993 Zoning
Ordinance to the Townhouse/Multi-Family Residential (R-16) zoning district for the
development of up to 60 single family attached dwelling units including 8 affordable
dwelling units.
2. SPEX (special exception) to modify yard requirements pursuant to Section 7-903(C)(1)(a)
of the Loudoun County Revised 1993 Zoning Ordinance.
The subject property (PIN # 029-28-5117) is located east of City Center Blvd (VA Route 1345),
north of Stefanie Drive (VA Route 2879), and south of VA Route 7. Site access is proposed off
of Stefanie Drive (full access) and City Center Boulevard (right-in/right-out).
This update is based on DTCI review of materials from the Department of Planning and Zoning
on March 11, 2022, including, (1) Applicant Response Letter to Fourth Referral Comments,
dated March 11, 2022, (3) Draft Proffer Statement, prepared by the Applicant, updated March
11, 2022; (4) Plan Set, including a Concept Development Plan (CDP), prepared by Urban, Ltd.,
dated April 2, 2021and revised through March 11, 2022.
Executive Summary
DTCI can support approval of these applications as proposed with this submission.
Status of Transportation Comments and Recommendations
Comments 1 through 6, 8, 9, 11 and 12 were previously addressed.
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Comment 7 (Interparcel Connections) has been addressed with this submission with the
provision of easements to accommodate potential future pedestrian connections to adjacent
parcels.
Comment 10 (ADA Compliance / Intersection Improvements) has been addressed with this
submission with the revised proffer language in Proffer III.C.
All comments have been addressed. DTCI has no additional comments.

cc:

Lou Mosurak, AICP, Senior Coordinator, DTCI
Yao Lu, P.E., Loudoun Area Land Use Engineer, VDOT

County of Loudoun
Department of Transportation and Capital Infrastructure
MEMORANDUM
DATE:

December 3, 2021

TO:

Bryce Johnson, AICP, Project Manager
Department of Planning & Zoning

FROM:

Dustin Kuzan, P.E., Senior Transportation Planner
DTCI, Transportation Planning & Traffic Engineering Division

SUBJECT:

ZMAP 2021-0004 & SPEX 2021-0007 - Colonnade
Third Referral

Background
This referral updates the status of comments noted in the second Department of Transportation
and Capital Infrastructure (DTCI) referral on these rezoning (ZMAP 2021-0004) and special
exception (SPEX 2021-0007) applications, dated August 10, 2021. These applications propose
the following:
1. ZMAP (rezone) approximately 4.15 acres from the Planned Development Community
Center (PD-CC-NC) zoning district under the Loudoun County Revised 1993 Zoning
Ordinance to the Townhouse/Multi-Family Residential (R-16) zoning district for the
development of up to 61 single family attached dwelling units including 8 affordable
dwelling units.
2. SPEX (special exception) to modify yard requirements pursuant to Section 7-903(C)(1)(a)
of the Loudoun County Revised 1993 Zoning Ordinance.
The subject property (PIN # 029-28-5117) is located east of City Center Blvd (VA Route 1345),
north of Stefanie Drive (VA Route 2879), and south of VA Route 7. Site access is proposed off
of Stefanie Drive (full access) and City Center Boulevard (right-in/right-out).
This update is based on DTCI review of materials from the Department of Planning and Zoning
on October 27, 2021, including, (1) Information Sheet, dated October 27, 2021; (2) Applicant
Response Letter to Second Referral Comments, dated October 26, 2021, (3) Draft Proffer
Statement, prepared by the Applicant, updated October 26, 2021; and (4) Plan Set, including a
Concept Development Plan (CDP), prepared by Urban, Ltd., dated April 2, 2021, revised July 1,
2021 and October 25, 2021.
Executive Summary
Upon resolution of Comments 5, 7, and 10 as noted below, DTCI could support the
approval of these applications as proposed with this submission. DTCI staff is available
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to meet with the Applicant to discuss the transportation issues associated with these
applications.
DTCI has the following general concerns regarding this application. Detailed discussion of these
issues are provided in the comment section, below:
•

Reconfiguration of the median on Stefanie Drive as shown on the CDP is not committed
to in the proffer statement.

•

Interparcel pedestrian connectivity is not provided between the site and adjacent
properties, per County policy.

•

Commitments are not provided for the ADA access improvements at the City Center
Boulevard / Stefanie Drive intersection. These are site related improvements and should
not be subject to credit under the proposed Regional Road Contribution to the County.

Status of Transportation Comments and Recommendations
Comments 1, 2, 3, 4, 6, 8, 9 and 11 were previously addressed. Comment 12 (Provision of Bus
Stop Easement) was addressed with this submission. The status of the remaining DTCI
comments which are still outstanding are noted below.
Comment 5 (Median on Stefanie Drive): Comment partially addressed. The Applicant has
extended the median break in both directions on the Concept Plan, as requested. However,
DTCI recommends that the Proffer Statement be revised to specifically reference that the
Applicant construct the improvements shown, subject to VDOT approval, and specify that the
work will be completed prior to first occupancy of any units on the site.
Comment 7 (Interparcel Connections): Comment not addressed. Per the 2019 CTP (Chapter
2, Countywide Bicycle and Pedestrian Policy 2-2.7, Site Connections), DTCI recommends that
the Applicant, at a minimum, provide pedestrian connections between the proposed pedestrian
network internal to the site, and the ends of the existing streets of the adjacent site. These ends
of streets include Forum Terrace to the north, and Palace Terrace to the east. Connections
should be made with the initial development of the site.
Comment 10 (ADA Compliance at Intersection of Stefanie Drive and City Center
Boulevard): Comment not addressed. DTCI reiterates its comment that the ADA improvements
at this intersection are directly adjacent to the site and directly serve the residents that would
walk to the retail establishments at the Dulles Town Center, which is within ¼ mile of the site.
As such, these are not regional improvements, and the cost should not be deducted from the
Applicant’s proposed Regional Road Contribution per draft Proffer III.B. The upgrades to the
signal and the curb ramps at the intersection of Stefanie Drive and City Center Boulevard should
be completed by the Applicant prior to first occupancy of any units on the site. A commitment to
this effect should be included in the draft proffer statement.
cc:

John Thomas, PTP, Assistant Director, DTCI
Lou Mosurak, AICP, Senior Coordinator, DTCI
Yao Lu, P.E., Loudoun Area Land Use Engineer, VDOT

County of Loudoun
Department of Transportation and Capital Infrastructure
MEMORANDUM
DATE:

May 24, 2021

TO:

Bryce Johnson, AICP, Project Manager
Department of Planning & Zoning

THROUGH: Lou Mosurak, AICP, Senior Coordinator
DTCI, Transportation Planning & Traffic Engineering Division
FROM:

Mark Phillips, P.E., Transportation Planner
DTCI, Transportation Planning & Traffic Engineering Division

SUBJECT: ZMAP 2021-0004 & SPEX 2021-0007 – Colonnade
First Referral
Background
These zoning map amendment (ZMAP), and special exception (SPEX) applications propose the
following:
1. ZMAP (rezone) approximately 4.15 acres from the Planned Development Community
Center (PD-CC-NC) zoning district under the Loudoun County Revised 1993 Zoning
Ordinance to the Townhouse/Multi-Family Residential (R-16) for the development of up
to 60 single family attached dwelling units including 8 affordable dwelling units.
2. SPEX to modify yard requirements pursuant to Section 7-903(C)(1)(a) of the Loudoun
County Revised 1993 Zoning Ordinance.
The subject property (PIN # 029-28-5117) is located east of City Center Blvd (VA Route 1345),
north of Stefanie Drive (VA Route 2879), and south of VA Route 7. Site access is proposed off
of Stefanie Drive (full access) and City Center Blvd (right-in/right-out). A vicinity map is provided
as Attachment 1.
Department of Transportation and Capital Infrastructure (DTCI) review of these applications is
based on materials received from the Department of Planning and Zoning on April 8, 2021,
including (1) an Information Sheet, dated April 8, 2021; (2) a Statement of Justification prepared
by the Applicant, dated April 1, 2021; (3) a Traffic Impact Study prepared by Wells + Associates,
dated April 1, 2021 and (4) a ZMAP and SPEX Plat prepared by Urban, Ltd., dated April 2, 2021.
Executive Summary
Based on review of the applications as submitted, DTCI is unable to provide a
recommendation at this time. DTCI may have additional comments based on the
Applicant's responses to the comments provided and is available to meet with the
Applicant upon request to discuss the proposal.
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DTCI has the following general concerns regarding this application. Detailed discussion of these
issues are provided in the comment section, below:
•

The proposal does not provide the bicycle and pedestrian facilities consistent with the
2019 CTP for City Center Boulevard.

•

Proposal does not provide right-of-way consistent with the 2019 CTP along City Center
Boulevard.

•

The Applicant does not commit to close the median break that would no longer be used
on Stefanie Drive.

•

Interparcel vehicular and pedestrian connections with adjacent residential development
are not provided.

•

The proposal does not commit to provide regional road or regional transit contributions
as called for by County policy.

•

The proposal does not provide for travel demand management measures on site.

Countywide Transportation Plan Arterial and Collector Roadways
The existing and planned transportation network is subject to the policies of the Loudoun County
2019 Countywide Transportation Plan (2019 CTP). Arterial and collector roadways in the vicinity
of the proposed development are described below.
City Center Boulevard – VA Route 1345
Harry Byrd Highway (VA Route 7) to Nokes Boulevard
Existing Condition

Ultimate Condition

Functional
Classification (CTP)

Minor Collector

Minor Collector

Section/Lanes

U4M / 4 lanes

U4M (ST) / 4 Lanes

5’ wide Sidewalk on the east side of the
roadway

10’ Shared Use Path on one side of the
roadway and 6’ Sidewalk on the other

45 mph

–

9,000 (2019)

–

Bicycle and Pedestrian
Facilities
Speed Limit
VDOT Traffic Counts
Ultimate Improvements

Construct Bicycle and Pedestrian Facilities consistent with the 2019 CTP

Summary of Traffic Impact Study (TIS)
DTCI’s assessment of the Applicant’s traffic analysis and transportation impacts deriving from
the proposed development is based on review the Applicant’s submission materials, existing
and planned transportation facilities, and applicable County policies.
There is no existing development on the property.
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A review of safety and operations for existing roadways in the vicinity of the site indicates that
within the past four years, the following incidents were reported to the Loudoun County Sheriff’s
Office:
• City Center Boulevard at Dulles Center Boulevard: Two crashes resulting in injury,
and four property damage crashes.
• City Center Boulevard at Stefanie Drive: One crash resulting in injury, and five
property damage crashes.
Currently, the site is permitted for development of up to 45,200 square feet of retail uses.
The Applicant submitted a Traffic Impact Study (TIS) dated April 1, 2021 analyzing the impacts
of the proposed development of up to 60 townhouse units uses under Total Future 2026
conditions at the following intersections:
• City Center Blvd and Dulles Center Boulevard (Intersection #1)
• City Center Blvd and Site Entrance (Intersection #2)
• City Center Blvd and Stefanie Drive (Intersection #3)
• Stefanie Drive and Site Entrance (Intersection #4)
With trips to and from the site distributed as follows:
• 45% of trips to and from the north along City Center Blvd
• 45% of trips to and from the south along City Center Blvd
• 5% of trips to and from the west along Dulles Center Blvd
• 5% of trips to and from the west along Mirage Way
No trip reductions were assumed with these applications.
Based upon the existing development on the site, permitted development potential, and this
proposal, the development would impact existing and potential site trip generation as follows:
Table 1: Existing and Permitted Trip Generation Comparisons for Colonnade
AM Peak
Trips

PM Peak
Trips

Weekday Total Trips

Total Existing Trips

0

0

0

Total Proposed Trips With These Applications

29

37

413

Difference (Proposed minus Existing)

+29

+37

+413

Total Permitted Trips

42

302

3,504

Total Proposed Trips With These Applications

29

37

413

-13

-265

-3,091

Development Program

Difference (Proposed minus Permitted)

Sources: DTCI Staff and Colonnade TIS, Wells + Associates, April 1, 2021, Page 20.
*For complete breakdown of trip generation, please consult the Applicant’s TIS.
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Based on the forecasted decrease in trip generation, no site-generated issues were identified in
the TIS.
Transportation Comments and Recommendations
Based upon review of the Applicant’s submission materials, DTCI has the following comments:
Traffic Study
1. DTCI requests the Applicant correct the spelling of Stefanie Drive throughout the TIS.
2. DTCI requests the Applicant clarify the posted speed limit on City Center Boulevard.
Along southbound City Center Boulevard near VA Route 7. There are posted 45 mph
speed limit signs along this segment of roadway. DTCI requests the Applicant revise the
TIS and ZMAP plan set as appropriate.
Roadway Network and Site Access
3. DTCI notes that the Applicant is removing the easternmost entrance along Stefanie Drive
meeting VDOT access management requirements.
4. DTCI requests the Applicant dimension the existing right-of-way width provided along City
Center Boulevard. Per the 2019 CTP, 120 feet of right of way (60 feet from the centerline)
should be provided.
5. DTCI requests the Applicant close the existing median break adjacent to the entrance
being removed along Stefanie Drive to align with driver expectations for the median break.
Closure of this median would be consistent with County Policy (2019 CTP, Chapter 5,
Land Development Review Policies, Policy 5-1.11, Driveway Stubs).
6. DTCI notes that additional right- and left-turn lanes were not warranted per the Applicant’s
TIS.
7. Interparcel vehicular and pedestrian connections between the site and the adjacent
residential development are recommended consistent with County Policy (2019 CTP,
Chapter 2, Suburban Roadway Policies 3.2-10, Interparcel Access and 3-2.11,
Connectivity).
Bicycle and Pedestrian Facilities
8. DTCI requests the Applicant commit to providing a 6-foot-wide sidewalk along the entirety
of the site frontage with City Center Boulevard consistent with the 2019 CTP. The
proposed sidewalk should be within right-of-way or a public access easement.
9. DTCI requests the Applicant commit to providing a 5-foot-wide sidewalk along the entirety
of the side frontage with Stefanie Drive consistent with the Loudoun County FSM and
VDOT Road Design Manual. The proposed sidewalk should be within right-of-way or a
public access easement.
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10. DTCI notes that the existing pedestrian push buttons on the northeast corner of Stefanie
Drive and City Center Boulevard are not ADA compliant. DTCI requests the Applicant
provide a new curb ramp at the northeast corner of the intersection including a new
pedestrian signal pole with ADA accessible push buttons consistent with VDOT
standards.
Proffers
11. The Applicant should provide regional road and transit contributions on a per unit basis,
per County Policy (2019 CTP, Chapter 5, Proffer Policies, Policy 5-3.2, Potential Proffers).
Recently approved residential rezoning applications have contributed $6,000 per unit
towards regional road improvements and $1,000 per unit towards transit contributions,
however these levels have not been adopted by the Board of Supervisors and therefore
the amounts are advisory at this time.
Transportation Demand Management
12. Per the 2019 CTP (Chapter 3, Suburban Policy Area Transportation Demand
Management Policies, Policy 3-2.23, Recommended Improvements), the Applicant
should provide travel demand management measures on-site, such as bicycle racks, to
help facilitate non-auto travel to and from the proposed use with the goal of reducing the
overall number of vehicle trips generated.
ATTACHMENT
1. Vicinity Map
cc:

John Thomas, PTP, Assistant Director, DTCI
Yao Lu, P.E. Loudoun Area Land Use Engineer, VDOT
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Site Location

ZMAP 2021-0004, SPEX 2021-0007
Colonnade

ATTACHMENT 1

County of Loudoun
Department of Transportation and Capital Infrastructure
MEMORANDUM
DATE:

August 10, 2021

TO:

Bryce Johnson, AICP, Project Manger
Department of Planning & Zoning

FROM:

Dustin Kuzan, P.E., Senior Transportation Planner
DTCI, Transportation Planning & Traffic Engineering Division

SUBJECT: ZMAP 2021-0004 & SPEX 2021-0007 - Colonnade
Second Referral
Background
This referral updates the status of comments noted in the first Department of Transportation and
Capital Infrastructure (DTCI) referral on these rezoning (ZMAP 2021-0004) and special
exception (SPEX 2021-0007) applications, dated May 24, 2021. These applications propose
the following:
1. ZMAP (rezone) approximately 4.15 acres from the Planned Development Community
Center (PD-CC-NC) zoning district under the Loudoun County Revised 1993 Zoning
Ordinance to the Townhouse/Multi-Family Residential (R-16) zoning district for the
development of up to 60 single family attached dwelling units including 8 affordable
dwelling units.
2. SPEX (special exception) to modify yard requirements pursuant to Section 7-903(C)(1)(a)
of the Loudoun County Revised 1993 Zoning Ordinance.
The subject property (PIN # 029-28-5117) is located east of City Center Blvd (VA Route 1345),
north of Stefanie Drive (VA Route 2879), and south of VA Route 7. Site access is proposed off
of Stefanie Drive (full access) and City Center Boulevard (right-in/right-out).
This update is based on DTCI review of materials from the Department of Planning and Zoning
on July 8, 2021, including, (1) Information Sheet, dated July 8, 2021; (2), Statement of
Justification, prepared by the Applicant, revised July 7, 2021, (3) Applicant Responses to First
Referral Comments, dated July 7, 2021, (4) Draft Proffer Statement, prepared by the Applicant,
dated July 7, 2021; (5) Traffic Impact Study, prepared by Wells + Associates, dated April 1, 2021,
revised July 1, 2021, (6) Plan Set, including a Concept Development Plan (CDP), prepared by
Urban, Ltd., dated April 2, 2021, revised July 1, 2021.
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Executive Summary
Upon resolution of Comments 5, 7, 10 and 12 as noted below, DTCI could support the
approval of these applications as proposed with this submission. DTCI staff is available
to meet with the Applicant to discuss the transportation issues associated with these
applications.
DTCI has the following general concerns regarding this application. Detailed discussion of these
issues are provided in the comment section, below:
•
•
•
•

Reconfiguration of the median on Stefanie Drive is needed to allow vehicles entering the
site to queue outside of the through travel lanes.
Inter-parcel vehicular and pedestrian connectivity is not provided.
Improvements to facilitate ADA compliant access to existing pedestrian signals (push
buttons) should be provided with site development.
A bus stop easement should be provided along City Center Boulevard.

Review of Applicant’s Revised Traffic Study
No changes to data, assumptions or analysis have been made to the traffic study as reviewed
from the first DTCI referral. The only changes made to the TIS were roadway names and
roadway speed limits. The speed limit change affects the minimum distance the entrance to the
site can be from the signalized intersection. This was reviewed and meets VDOT’s access
management standards in the VDOT Road Design Manual.
Status of Transportation Comments and Recommendations
Staff comments from the first DTCI referral (May 24, 2021), as well as the Applicant’s responses
(quoted directly from its July 1, 2021 response letter), and comment status are provided below.
Traffic Study
1. Initial Staff Comment (First Referral, May 24, 2021): DTCI requests the Applicant correct the
spelling of Stefanie Drive throughout the TIS.
Applicant’s Response (July 7, 2021): The revised TIS provides the correct spelling of
Stefanie Drive.
Comment Status: No further comment.
2. Initial Staff Comment (First Referral, May 24, 2021): DTCI requests the Applicant clarify the
posted speed limit on City Center Boulevard Along southbound City Center Boulevard near
VA Route 7. There are posted 45 mph speed limit signs along this segment of roadway. DTCI
requests the Applicant revise the TIS and ZMAP plan set as appropriate.
Applicant’s Response (July 7, 2021): The TIS has been revised with the correct posted
speed limit of 45 mph.
Comment Status: Comment addressed.

ZMAP 2021-0004 & SPEX 2021-0007 – Colonnade
DTCI Second Referral Comments
August 10, 2021
Page 3

Roadway Network and Site Access
3. Initial Staff Comment (First Referral, May 24, 2021): DTCI notes that the Applicant is
removing the easternmost entrance along Stefanie Drive meeting VDOT access
management requirements.
Applicant’s Response (July 7, 2021): Comment Noted.
Comment Status: No further comment.
4. Initial Staff Comment (First Referral, May 24, 2021): DTCI requests the Applicant dimension
the existing right-of-way width provided along City Center Boulevard. Per the 2019 CTP, 120
feet of right of way (60 feet from the centerline) should be provided.
Applicant’s Response (July 7, 2021): The 60-foot dimension measured from the centerline of
City Center Boulevard to the subject property boundary is now shown on Sheet 04 of the
plan set.
Comment Status: Comment addressed.
5. Initial Staff Comment (First Referral, May 24, 2021): DTCI requests the Applicant close the
existing median break adjacent to the entrance being removed along Stefanie Drive to align
with driver expectations for the median break. Closure of this median would be consistent
with County Policy (2019 CTP, Chapter 5, Land Development Review Policies, Policy 5-1.11,
Driveway Stubs).
Applicant’s Response (July 7, 2021): An extension of the existing median on Stefanie Drive
is proposed to close the median break up to the proposed subject property entrance. This
median extension is now shown on Sheet 04 of the plan set.
Comment Status: Comment partially addressed. The Applicant has extended the
median from the west to tighten the intersection, however, DTCI recommends the
median to the east be extended west toward the site entrance to further delineate the
intersection and site access. The roadway should be configured to allow vehicles
turning into the site from Stefanie Drive to queue outside of the eastbound through
lanes.
6. Initial Staff Comment (First Referral, May 24, 2021): DTCI notes that additional right- and
left-turn lanes were not warranted per the Applicant’s TIS.
Applicant’s Response (July 7, 2021): Comment noted.
Comment Status: No further comment.
7. Initial Staff Comment (First Referral, May 24, 2021): Inter-parcel vehicular and pedestrian
connections between the site and the adjacent residential development are recommended
consistent with County Policy (2019 CTP, Chapter 2, Suburban Roadway Policies 3.2-10,
Inter-parcel Access and 3-2.11, Connectivity).
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Applicant’s Response (July 7, 2021): As previously stated, vehicular and pedestrian
connections to adjacent parcels are proposed alongside Stefanie Drive and City Center
Boulevard. There is no support within the surrounding community to provide additional interparcel connections to adjacent parcels.
Comment Status: Comment not addressed. DTCI reiterates its previous comment
based on County policy for inter-parcel connectivity. Pedestrian connections are most
important for inter-parcel connectivity, should vehicular access ultimately not be
provided between this property and the existing adjacent community.
Bicycle and Pedestrian Facilities
8. Initial Staff Comment (First Referral, May 24, 2021): DTCI requests the Applicant commit to
providing a 6-foot-wide sidewalk along the entirety of the site frontage with City Center
Boulevard consistent with the 2019 CTP. The proposed sidewalk should be within right-ofway or a public access easement.
Applicant’s Response (July 7, 2021): The Applicant is agreeable to this improvement and is
showing it on the plan set and committing to it in the proffer statement.
Comment Status: Comment addressed.
9. Initial Staff Comment (First Referral, May 24, 2021): DTCI requests the Applicant commit to
providing a 5-foot-wide sidewalk along the entirety of the side frontage with Stefanie Drive
consistent with the Loudoun County FSM and VDOT Road Design Manual. The proposed
sidewalk should be within right-of-way or a public access easement.
Applicant’s Response (July 7, 2021): The Applicant is agreeable to this improvement and is
showing it on the plan set and committing to it in the proffer statement.
Comment Status: Comment addressed.
Proffers
10. Initial Staff Comment (First Referral, May 24, 2021): DTCI notes that the existing pedestrian
push buttons on the northeast corner of Stefanie Drive and City Center Boulevard are not
ADA compliant. DTCI requests the Applicant provide a new curb ramp at the northeast corner
of the intersection including a new pedestrian signal pole with ADA accessible push buttons
consistent with VDOT standards.
Applicant’s Response (July 7, 2021): This improvement would benefit the regional sidewalk
system that the Applicant will extend along its property frontage. Therefore, the Applicant
proposes to use its regional road contribution toward this improvement.
Comment Status: Comment not addressed. The existing traffic signal and pedestrian
crossings directly serve this site, and the proposed development would add
pedestrians to the network. As such, DTCI does not consider the request to be a
regional improvement. DTCI recommends the Applicant commit to providing an
accessible surface meeting ADA requirements to allow individuals to access the
existing push buttons on the signal pole. Any improvements within the ROW are
subject to VDOT approval.
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Transportation Demand Management
11. Initial Staff Comment (First Referral, May 24, 2021): The Applicant should provide regional
road and transit contributions on a per unit basis, per County Policy (2019 CTP, Chapter 5,
Proffer Policies, Policy 5-3.2, Potential Proffers). Recently approved residential rezoning
applications have contributed $6,000 per unit towards regional road improvements and
$1,000 per unit towards transit contributions, however these levels have not been adopted
by the Board of Supervisors and therefore the amounts are advisory at this time.
Applicant’s Response (July 7, 2021): The Applicant has included a $6,000 per market rate
unit regional road contribution and a $1,000 per market rate unit transit contribution in the
proffer statement.
Comment Status: Comment addressed.
12. Initial Staff Comment (First Referral, May 24, 2021): Per the 2019 CTP (Chapter 3, Suburban
Policy Area Transportation Demand Management Policies, Policy 3-2.23, Recommended
Improvements), the Applicant should provide travel demand management measures on-site,
such as bicycle racks, to help facilitate non-auto travel to and from the proposed use with the
goal of reducing the overall number of vehicle trips generated.
Applicant’s Response (July 7, 2021): The Applicant is agreeable to the installation of bike
racks on the subject property. The bike racks are shown on the plan set and a commitment
to them is included in the proffer statement.
Comment Status: Comment partially addressed. Bike racks are an example of an
acceptable TDM measure. DTCI supports the proposition of bike racks, however,
transit improvements would be an additional, more effective measure. Currently a bus
stop is provided southbound on City Center Boulevard. DTCI requests an easement
for a bus stop, outside of VDOT right-of-way, for the potential construction of a future
northbound bus stop on City Center Boulevard, to be located between the site
driveway and the northern property line.

cc:

John Thomas, PTP, Assistant Director, DTCI
Lou Mosurak, AICP, Senior Coordinator, DTCI
Yao Lu, P.E., Loudoun Area Land Use Engineer, VDOT

From:
To:
Subject:
Date:

Polk, Bradley
Johnson, Bryce
RE: Colonnade - Updated Submission for PCWS
Friday, April 8, 2022 9:30:48 AM

My bad - that one is fine. I saw they changed it, just forgot when I was listing all the contributions.
Bradley
Bradley R. Polk, CZA
Senior Planner
Department of Planning & Zoning
Proffer Administration
1 Harrison Street S.E., 3rd Floor
Leesburg, VA 20177-7000
Office: (703) 737-8553
Have a question on an approved proffer? Submit a request for assistance here.
This e-mail is not intended to be and shall not be deemed to be an official order, requirement,
decision or determination made by or on behalf of the Zoning Administrator.
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments may
be released to others upon request for inspection and copying without prior notification.
From: Johnson, Bryce <Bryce.Johnson@loudoun.gov>
Sent: Friday, April 8, 2022 9:27 AM
To: Polk, Bradley <Bradley.Polk@loudoun.gov>
Subject: RE: Colonnade - Updated Submission for PCWS
Thanks! For the capital facilities contributions, what revision do you suggest at
this time? They specified each “non-ADU”, but is different language required?
Bryce Johnson, AICP
Pronouns: he/him/his
Planner, Land Use Review
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all
attachments may be released upon request for inspection and copying without
prior notification.
This e-mail is not intended to be and shall not be deemed to be an official
order, requirement, decision, or determination made by or on behalf of the
Zoning Administrator.
From: Polk, Bradley <Bradley.Polk@loudoun.gov>
Sent: Friday, April 8, 2022 9:23 AM

To: Johnson, Bryce <Bryce.Johnson@loudoun.gov>
Subject: RE: Colonnade - Updated Submission for PCWS
Bryce –
The Applicant’s revisions to Proffer III.C. are acceptable.
I have no further comments other than my previous comments relating to Regional Road
Contributions, Transit Contributions, Capital Facilities Contributions and the Fire/Rescue
Contributions.
Bradley
Bradley R. Polk, CZA
Senior Planner
Department of Planning & Zoning
Proffer Administration
1 Harrison Street S.E., 3rd Floor
Leesburg, VA 20177-7000
Office: (703) 737-8553
Have a question on an approved proffer? Submit a request for assistance here.
This e-mail is not intended to be and shall not be deemed to be an official order, requirement,
decision or determination made by or on behalf of the Zoning Administrator.
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments may
be released to others upon request for inspection and copying without prior notification.
From: Johnson, Bryce <Bryce.Johnson@loudoun.gov>
Sent: Friday, April 8, 2022 8:29 AM
To: Polk, Bradley <Bradley.Polk@loudoun.gov>
Subject: RE: Colonnade - Updated Submission for PCWS
If you are able to review it over the next few days, that would be great. I want
to make sure you’re good with the Proffers before I send them to Courtney. I
do not anticipate another set of Proffers.
Thanks! And hope you and your family are feeling better!
Bryce Johnson, AICP
Pronouns: he/him/his
Planner, Land Use Review
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all
attachments may be released upon request for inspection and copying without
prior notification.

This e-mail is not intended to be and shall not be deemed to be an official
order, requirement, decision, or determination made by or on behalf of the
Zoning Administrator.
From: Polk, Bradley <Bradley.Polk@loudoun.gov>
Sent: Friday, April 8, 2022 7:30 AM
To: Johnson, Bryce <Bryce.Johnson@loudoun.gov>
Subject: RE: Colonnade - Updated Submission for PCWS
Bryce I was out Wednesday and Thursday with a sick child. Do you still need me to review these or do you
anticipate another set of proffers for the BOS PH?
Thanks,
Bradley
Bradley R. Polk, CZA
Senior Planner
Department of Planning & Zoning
Proffer Administration
1 Harrison Street S.E., 3rd Floor
Leesburg, VA 20177-7000
Office: (703) 737-8553
Have a question on an approved proffer? Submit a request for assistance here.
This e-mail is not intended to be and shall not be deemed to be an official order, requirement,
decision or determination made by or on behalf of the Zoning Administrator.
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments may
be released to others upon request for inspection and copying without prior notification.
From: Johnson, Bryce <Bryce.Johnson@loudoun.gov>
Sent: Wednesday, April 6, 2022 8:15 AM
To: Polk, Bradley <Bradley.Polk@loudoun.gov>
Subject: RE: Colonnade - Updated Submission for PCWS
Bradley,
Here are the revised Proffers from yesterday’s conversation. If you have time
today (and only if you actually have time), let me know if you approve the
changes as discussed, specifically Proffer III.C (Pedestrian ADA Intersection
Improvements) and V.A (Capital Facilities Contribution).

Thank you,
Bryce Johnson, AICP
Pronouns: he/him/his
Planner, Land Use Review
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all
attachments may be released upon request for inspection and copying without
prior notification.
This e-mail is not intended to be and shall not be deemed to be an official
order, requirement, decision, or determination made by or on behalf of the
Zoning Administrator.
From: Polk, Bradley <Bradley.Polk@loudoun.gov>
Sent: Friday, April 1, 2022 2:21 PM
To: Johnson, Bryce <Bryce.Johnson@loudoun.gov>
Cc: Sydnor, Courtney <Courtney.Sydnor@loudoun.gov>
Subject: RE: Colonnade - Updated Submission for PCWS
Bryce –
Attached are my comments/revisions. I continue to recommend the cost estimate be approved with
approval of the ZMAP so the credit is established before any development occurs on the Property.
Also, I continue to recommend the ADA intersection improvements be installed and open for use
prior to the approval of the first Zoning Permit. Once permits are issued, we do not grant refunds
for the purposes of credits.
Bradley
Bradley R. Polk, CZA
Senior Planner
Department of Planning & Zoning
Proffer Administration
1 Harrison Street S.E., 3rd Floor
Leesburg, VA 20177-7000
Office: (703) 737-8553
Have a question on an approved proffer? Submit a request for assistance here.
This e-mail is not intended to be and shall not be deemed to be an official order, requirement,
decision or determination made by or on behalf of the Zoning Administrator.
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments may
be released to others upon request for inspection and copying without prior notification.

From: Johnson, Bryce <Bryce.Johnson@loudoun.gov>
Sent: Friday, April 1, 2022 8:39 AM
To: Polk, Bradley <Bradley.Polk@loudoun.gov>
Subject: Colonnade - Updated Submission for PCWS
Bradley,
Here are the updated Proffers for Colonnade. I specifically would appreciate
feedback for Proffer III.C (Pedestrian ADA Intersection Improvements). The
applicant added a maximum credit like we discussed, but also added language
we had not previously discussed regarding obtaining off-site easements and
requesting the County use eminent domain to acquire easements as necessary.
Thank you!
Bryce Johnson, AICP
Pronouns: he/him/his
Planner, Land Use Review
Department of Planning and Zoning
1 Harrison St., SE, 3rd Floor
Leesburg, VA 20175
703-771-5103
Visit us on the web: http://www.loudoun.gov/planning
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all
attachments may be released upon request for inspection and copying without
prior notification.
This e-mail is not intended to be and shall not be deemed to be an official
order, requirement, decision, or determination made by or on behalf of the
Zoning Administrator.

From:
To:
Cc:
Subject:
Date:
Attachments:

Polk, Bradley
Johnson, Bryce
Reagan, Brian; Genovese, Marie A.; Elkins, Josh; Kuzan, Dustin; Sydnor, Courtney; Andrews, Avril
RE: Due March 28 - Fifth Referral for Colonnade
Tuesday, March 22, 2022 2:39:53 PM
SUBMISSION 5 - PROFFER STATEMENT (03-11-2022) PMT Review.docx
SUBMISSION 5 - PROFFER STATEMENT (03-11-2022) PMT Review.pdf

Bryce –
The following are outstanding issues with the Proffer Administration Team:
1. Proffer III.C. Staff continues to recommend the amount of the credit be established during the
ZMAP application review. For the Owner to receive a credit against the regional road
contribution, the eligible improvements must be constructed and open for use, prior to
receiving approval for zoning permits.
2. Proffer III.D. The size of the bus shelter easement shown on the CDP is not consistent with the
minimum size referenced in the proffer.
3. Staff continues to recommend cash contributions for Regional Road, Transit, and Fire and
Rescue be applied to each residential unit on the Property. Currently the referenced
contributions are only proffered for market rate units.
If you have any questions, please contact me.
Bradley
Bradley R. Polk, CZA
Senior Planner
Department of Planning & Zoning
Proffer Administration
1 Harrison Street S.E., 3rd Floor
Leesburg, VA 20177-7000
Office: (703) 737-8553
Have a question on an approved proffer? Submit a request for assistance here.
This e-mail is not intended to be and shall not be deemed to be an official order, requirement,
decision or determination made by or on behalf of the Zoning Administrator.
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments may
be released to others upon request for inspection and copying without prior notification.
From: Johnson, Bryce <Bryce.Johnson@loudoun.gov>
Sent: Friday, March 11, 2022 2:23 PM

To: Reagan, Brian <Brian.Reagan@loudoun.gov>; Genovese, Marie A.
<Marie.Genovese@loudoun.gov>; Elkins, Josh <Josh.Elkins@loudoun.gov>; Polk, Bradley
<Bradley.Polk@loudoun.gov>; Kuzan, Dustin <Dustin.Kuzan@loudoun.gov>
Cc: King, Rebekah <Rebekah.King@loudoun.gov>; Farren, Randall <Randall.Farren@loudoun.gov>;
DEPT-PZ-ZONING_REFERRAL <DEPT-PZ-ZONING_REFERRAL@loudoun.gov>; DEPT-PZPROFFERS_REFERRAL <DEPT-PZ-PROFFERS_REFERRAL@loudoun.gov>; Mosurak, Lou
<Lou.Mosurak@loudoun.gov>; DEPT-TCI-REVIEWS <DEPT-TCI-REVIEWS@loudoun.gov>
Subject: Due March 28 - Fifth Referral for Colonnade
All,
We receive another submission for Colonnade. This project is scheduled for the
April 6, 2022, Planning Commission Work Session. Please provide comments by
COB on Monday, March 28, 2022.
Please let me know if you have any questions,
Bryce Johnson, AICP
Pronouns: he/him/his
Planner, Land Use Review
Department of Planning and Zoning
1 Harrison St., SE, 3rd Floor
Leesburg, VA 20175
703-771-5103
Visit us on the web: http://www.loudoun.gov/planning
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all
attachments may be released upon request for inspection and copying without
prior notification.
This e-mail is not intended to be and shall not be deemed to be an official
order, requirement, decision, or determination made by or on behalf of the
Zoning Administrator.

PROFFER STATEMENT
COLONNADE
ZMAP-2021-0004

March 11, 2022

DTC Partners, LLC, the owner (the “Owner”) of the property identified as Loudoun County PIN
029-28-5117 (Tax Map #/80///1//102B2), totaling approximately 4.15 acres (the “Property”),
more fully depicted on the Plans identified in Proffer I.A. below, on behalf of itself and its
successors in interest, hereby voluntarily proffers, 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”), that in the event the Board of Supervisors of Loudoun
County approves ZMAP-2021-0004 to rezone the Property from the Planned Development –
Commercial Center (Neighborhood Center) (“PD-CC (NC)”) zoning district, as governed by the
Zoning Ordinance, to the R-16 Townhouse/Multifamily Residential zoning district to be
administered as an affordable dwelling unit district under Section 7-900 of the Zoning Ordinance
(“R-16 ADU”), and in accordance with the Concept Development Plan, development of the
Property shall be in substantial conformance with the following conditions (“Proffers”). These
Proffers are the only development conditions that govern this Property and shall supersede the
proffer conditions of ZMAP-1990-0014, Dulles Town Center, and any other applicable zoning
application, on the Property, provided that these Proffers shall become effective only upon final
approval of this ZMAP-2021-0004. 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 enabled with authority to act on the County’s behalf, within the
context of the particular proffer provision.

I.

CONCEPT DEVELOPMENT PLAN & DEVELOPMENT SCOPE
A.

Concept Development Plan. Development of the Property shall be in substantial
conformance with Sheets 01, 04, 07, 07A, 07B, 09, 09A, and 09B (the “Concept
Development Plan” or “CDP”) of the 13-sheet plan set titled “COLONNADE
ZMAP-2021-0004 & SPEX-2021-0007 BROAD RUN ELECTION DISTRICT
LOUDOUN COUNTY, VIRGINIA,” dated March, 2021 and revised through
March 11, 2022, prepared by Urban, Ltd. (collectively, the “Plans”). The Concept
Development Plan shall control the general development, layout, and configuration
of the Property. Minor 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 and natural features,
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development ordinance requirements, other final engineering considerations, and
to accommodate the recommendations of archaeological studies, if any, provided
that any such minor adjustments shall be in accordance with Section 6-1209 of the
Zoning Ordinance. As used herein, the term site plan shall include site plan
amendment.
B.

II.

Development Scope. The development of the Property shall include a maximum of
61 single-family attached dwelling units, to be offered for-rent or for-sale, inclusive
of eight (8) Affordable Dwelling Units (“ADUs”). No individual dwelling unit on
the Property shall exceed 2,100 square feet in habitable space. At least two ADUs
will be greater than 16 feet in width.

HOMEOWNERS ASSOCIATION
A.

Homeowners Association, Generally. If the proposed dwelling units on the
Property are offered for-sale, each property owner in the Property shall be a
member of the homeowners association (“HOA”) which shall be established to own
and maintain common property and facilities and provide standards for the
landscaping and use of privately-owned land and structures within the Property.
Concurrently with the submission of the first record plat or site plan in which forsale dwelling units are identified, whichever is first in time for any portion of the
Property, documents for the establishment of the HOA shall be submitted to the
County for review and approval. The HOA shall be established and the associated
Declaration of Covenants (“Covenants”) and related governance documents shall
be recorded in the Land Records of Loudoun County Circuit Court (the “Land
Records”) prior to, or concurrently with, either (i) the approval of the first record
subdivision plat creating residential lots on the Property, or (ii) approval of a site
plan for the Property. There shall be no requirement to establish a HOA on the
Property if the dwelling units are offered for-rent.

B.

General Responsibilities. In addition to any other responsibilities of the HOA set
forth elsewhere in these Proffers, the HOA shall own and maintain all common
areas, Tree Conservation Areas, open space, and active recreation areas on the
Property and shall provide for trash removal, snow removal, street light
maintenance where applicable, and recycling services on all private streets. The
HOA shall also be responsible for the maintenance of all common recreational
facilities, all storm drainage and stormwater management easements and facilities
not maintained by the County, all private streets on the Property, bus shelters, and
all pedestrian and bicycle facilities and connections on the Property located outside
of public road right-of-way and not otherwise maintained by the County or the
Virginia Department of Transportation (“VDOT”). If the proposed dwelling units

Colonnade
ZMAP-2021-0004

Page 3

are offered for rent, the General Responsibilities of this Proffer II.B. shall be the
responsibility of the Owner.

III.

C.

Annexation into Existing HOA. The Property may be annexed into an existing
HOA. If the Property is to be annexed into an existing HOA, such existing HOA
must assume responsibility for all the obligations of the HOA as required by these
Proffers, such annexation must occur by the recordation of the appropriate
documents in the Land Records, and the documents to accomplish such annexation
shall be submitted to the County for review and approval as to form and consistency
with these Proffers and must be approved and recorded, prior to or concurrently
with the approval of the first record plat or prior to the approval of the first site plan
on the Property, as applicable. In the event the Property is annexed into an Existing
HOA, there shall be no requirement to establish a new HOA for the Property, as
described in Proffer II.A..

D.

Garage Conversion. The covenants that apply to the Property 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. This
prohibition shall not apply to any garage space that is used as a model home or sales
office. Any garage space used for a model home or sales office shall be converted
back to garage space prior to the final residential settlement of that dwelling unit.

TRANSPORTATION
A.

Roadways. All private streets built on the Property will be designed and constructed
in accordance with County standards as set forth in the Facilities Standards Manual
(“FSM”), as applicable, or with such modified standards as may be approved by
the County. The maintenance of private streets shall be the responsibility of the
HOA if the proposed dwelling units are offered for sale, as established pursuant to
Proffer II above, or by the Owner if the proposed dwelling units are offered for rent.

B.

Stefanie Drive Improvements. The Owner shall install the Stefanie Drive median
and turn lane improvements, as shown on Sheet 04 of the CDP which shall include
a left turn lane composed of a taper and storage as well as the closure of an existing
median break which will result in one full movement Property entrance accessing
Stefanie Drive, if approved by VDOT, prior to the issuance of the first occupancy
permit on the Property. Said improvements shall be bonded prior to the approval
of the first record plat or site plan for the Property, whichever is first in time.

C.

Pedestrian ADA Intersection Improvements. The Owner shall install pedestrian
improvements that comply with the standards of the Americans with Disabilities
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Act (“ADA”), if approved by VDOT, in the northeast quadrant of the City Center
Boulevard and Stefanie Drive intersection prior to the issuance of the first
occupancy permit on the Property. Prior to the approval of the first record plat or
site plan on the Property, whichever is first in time, the Owner shall submit a Signal
Modification Plan to VDOT. If the Signal Modification Plan identifies ADA
improvements to the City Center Boulevard and Stefanie Drive intersection that
extend beyond the northeast quadrant, and VDOT approves these improvements,
the Owner shall install these improvements prior to the issuance of the first
occupancy permit on the Property. Should the Owner be requested to construct
the City Center Boulevard and Stefanie Drive ADA intersection improvements
beyond the northeast quadrant pursuant to VDOT approval based on the findings
in the Signal Modification Plan, the Owner shall provide a cost estimate from a
licensed contractor for these improvements to the County prior to the approval of
the first record plat or site plan on the Property, whichever is first in time. Subject
to the approval of this cost estimate by the County, should the Owner construct the
City Center Boulevard and Stefanie Drive additional ADA intersection
improvements in accordance with this Proffer III.C., the Owner shall receive a
credit against Proffer III.E. in the amount of XXXX ($XXXX.XX) for the
construction of the City Center Boulevard and Stefanie Drive additional ADA
intersection improvements in satisfaction of this Proffer III.C. the Owner shall
deduct the total amount of this cost estimate from the Regional Road Contribution
reference in Proffer III.E. Said credit shall be applied at the time of zoning permit
approval on a per unit basis.
D.

E.

Commented [PB1]: Staff continues to recommend the
cost of these improvements be established with this
application for the Applicant to receive a credit against
regional road improvement contributions. Submit a CPAP
bond unit form which includes the ADA intersection
improvements extending beyond the northeast quadrant
for review by DTCI.
Commented [PB2]: Staff continues to recommend the
approval of this cost estimate occur prior to approval of the
ZMAP application.
Commented [PB3]: This language was suggested with the
previous submission of the proffer statement.

Bus Shelter Easement. The Owner shall provide a public access easement on the
Property in the area generally identified as “POTENTIAL FUTURE BUS-STOP
ESMT. (15’x20’)” on Sheet 04 of the CDP. The easement shall be of sufficient size
to accommodate the construction of a bus shelter for use by and incorporation into
the Loudoun County Transit and Commuter Services programming for bus service,
but not less than 12 feet by 16 feet in area. The final location of such easement is
subject to coordination with DTCI and to be determined at site plan and shall be
conveyed to the County, at no cost to the County, at the time of first record plat or
site plan approval for the Property, whichever occurs first in time. The HOA shall
maintain the bus shelter easement until such time as the bus shelter is constructed.
The HOA shall be responsible for maintenance of the bus shelter after construction.

Commented [PB4]: Staff does not support a credit
against regional road contributions until such time as the
improvements are installed by the Owner and open for use.

Regional Road Contribution. The Owner shall make a one-time regional road cash
contribution in the amount of $6,000.00 per each market rateresidential dwelling
unit. The amount of the said regional road contribution payable for each market
rateresidential dwelling unit, adjusted pursuant to Proffer IX.A. below, shall be
calculated at the time of the approval of the zoning permit for each said unit and
shall be payable prior to the issuance of the occupancy permit for each such unit.
Said contributions shall be payable to the County and used first for a credit toward

Commented [PB7]: Previous Comment. Per the 2019 CTP,
Section 5-3.3, Staff recommends the regional road
contribution be made on a per unit basis, with no
exemption for ADUs. Currently, the proffer only requires
contributions for market rate units.

Commented [PB5]: This is not consistent with the
minimum size below. Revise the label to be consistent with
the minimum size identified below. Revise the CDP
accordingly.
Commented [PB6]: These dimensions are not consistent
with the label on the CDP.
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the ADA improvements at the intersection of City Center Boulevard and Stefanie
Drive as referenced in Proffer III.C. to be installed by the Owner, not inclusive of
ADA improvements at the northeast quadrant of this intersection whose costs shall
be the sole responsibility of the Owner, and then for road or transportation
improvements in the vicinity of the Property.
F.

IV.

Transit Contribution. The Owner shall make a one-time cash transit contribution in
the amount of $1,000.00 per each market rateresidential dwelling unit. The amount
of the said transit contribution payable for each market rateresidential dwelling unit,
adjusted pursuant to Proffer IX.A. below, shall be calculated at the time of the
approval of the zoning permit for each said unit and shall be payable prior to the
issuance of the occupancy permit for each such unit. Said contributions shall be
payable to the County and deposited in a Transit/Rideshare Trust Fund or otherwise
used by the County to support transit services as described in the CTP.

BUILDING DESIGN AND PEDESTRIAN FACILITIES
A.

Building Design. The following building design features shall be incorporated into the
facades of each dwelling unit on the Property consistent with the elevations shown on
Sheets 09, 09A, 09B of the CDP:
i. The front and side dwelling unit facades shall consist of masonry materials
covering an average of at least 30 percent of the façade. The type and amount
of masonry materials shall be depicted on the applicable building plans for the
dwelling units.
ii. Primary façade materials shall wrap around the corners to a logical point of
conclusion, such as, but not limited to, a window or change in façade pane.
iii. Each front, side, and rear dwelling unit facade shall include a minimum of two
of the following design features: window surrounds, decorative masonry
designs to differentiate the wall surface, awnings, bay windows, façade
recesses, and parapets.
iv. Building elevations and architectural drawings shall be submitted for the
Property to the Loudoun County Director of Planning and Zoning for review
to determine compliance with Proffers IV.A.i.-iii. and applicable exterior
building design features listed in Proffers IV.B. i.-ix. prior to the approval of
the first zoning permit for the Property.

B.

Universal Design in for-sale units. In addition to any Virginia Uniform Statewide
Building Code requirements, if the single-family attached dwelling units are offered
for-sale, 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 for-sale residential dwelling unit on the Property:

Commented [PB8]: Previous Comment. Per the 2019 CTP,
Section 5-3.3, Staff recommends the transit contribution be
made on a per unit basis, with no exemption for ADUs.
Currently, the proffer only requires contributions for market
rate units.
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i. Blocking for reinforcement of fall grab bars
ii. Front entrance doors that are a minimum of 36 inches wide;
iii. Electrical outlets that are a minimum of 18 inches high on the wall;
iv. Light switches and thermostats that are located a maximum of 48 inches high
on the wall;
v. Lever door handles instead of door knobs on main entry door and interior
doors;
vi. Weather sheltered main entry door.
vii. Smart thermostats.
viii. Front loading washers and dryers; and
ix. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.
C.

Universal Design rental units. In addition to any Virginia Uniform Statewide Building
Code requirements, if the single-family attached dwelling units are offered for-rent
the following Universal Design Options shall be offered:
i. Front entrance doors that are a minimum of 36 inches wide;
ii. Electrical outlets that are a minimum of 18 inches high on the wall;
iii. Light switches and thermostats that are located a maximum of 48 inches high
on the wall;
iv. Lever door handles instead of door knobs on main entry door and interior
doors;
v. Weather sheltered main entry door;
vi. Smart thermostats;
vii. Front loading washers and dryers; and
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viii. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.
D.

City Center Boulevard Sidewalk. The Owner shall construct a 6-foot wide sidewalk
along City Center Boulevard (Route 1345) in the location identified on Sheet 04 of
the CDP identified as “PROP. 6’ S/W” to be located completely within a 10-foot
wide public access easement granted to the County at no public cost or completely
within dedicated public right-of-way, provided that transitions between the public
and private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of any record plat
or site plan, whichever is first in time. This sidewalk shall be completed and open
for use prior to the issuance of the first occupancy permit for a residential dwelling
unit on the Property. If the sidewalk is located outside of the dedicated public road
right-of-way, it will be designed and constructed in accordance with applicable
FSM standards and will be maintained by the HOA as referenced in Proffer II.B. if
the proposed dwelling units are offered for sale or by the Owner if the proposed
dwelling units are offered for rent. If the sidewalk is located within a dedicated
public road right-of-way, it will be designed and constructed in accordance with
applicable VDOT standards. The public access easement, if applicable, shall be
recorded concurrently with the first record plat for the Property.

E.

Stefanie Drive Sidewalk. The Owner shall construct a 5-foot wide sidewalk along
Stefanie Drive (Route 2879) in the location identified on Sheet 04 of the CDP
identified as “PROP. 5’ S/W” to be located completely within a 9-foot wide public
access easement granted to the County at no public cost or completely within
dedicated public right-of-way, provided that transitions between the public and
private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of any record plat
or site plan, whichever is first in time. This sidewalk shall be completed and open
for use prior to the issuance of the first occupancy permit for a residential dwelling
unit on the Property. If the sidewalk is located outside of the dedicated public road
right-of-way, it will be designed and constructed in accordance with applicable
FSM standards and will be maintained by the HOA as referenced in Proffer II.B.
if the proposed dwelling units are offered for sale or by the Owner if the proposed
dwelling units are offered for rent. If the sidewalk is located within a dedicated
public road right-of-way, it will be designed and constructed in accordance with
applicable VDOT standards. The public access easement, if applicable, shall be
recorded concurrently with the first record plat for the Property.

F.

Public Access Easements. For the purpose of accommodating future pedestrian interparcel access to the adjacent neighborhood, the Owner shall record public access
easements in the two locations identified as “PROP. 7’ S/W ESMT.” on Sheet 04 of

Colonnade
ZMAP-2021-0004

Page 8

the CDP prior to the approval of the first record plat or site plan, whichever is first in
time.

V.

G.

Bike Racks. The Owner shall install one bike rack that accommodates a minimum of
three bicycles at each of the four locations identified on Sheet 07 of the CDP as “BIKE
RACK LOCATION”. These bike racks shall be bonded prior to the approval of the
first record plat or site plan whichever is first in time. These bike racks shall be
installed prior to the issuance of the first occupancy permit for a residential dwelling
unit on the Property.

H.

Active Recreation Area. The Owner shall install amenities that support active
recreation in the areas identified on Sheet 07 of the CDP as “ACTIVE REC AREA”,
“CENTRAL PARK AREA”, “PLAZA”, and “PLAYGROUND”. These active
recreation areas shall include items referenced for this location on Sheets 07A and
07B of the CDP, which may include, but are not limited to, flexible use lawn areas,
outdoor tables and chairs, benches, seat walls, cornhole court, pergola/shade structure,
play equipment, turf mounds, land forms, a.k.a. turf mounds, and exercise/fitness
stations. These active recreation amenities shall be bonded prior to the approval of
the first record plat or site plan for the Property, whichever is first in time. These
active recreation amenities shall be installed prior to the issuance of the first
occupancy permit for a residential dwelling unit on the Property.

CAPITAL FACILITIES CONTRIBUTION
A.

VI.

Capital Facilities Contribution. The Owner shall make a one-time capital facilities
cash contribution to the County in the amount of $33,733.40 for each market rate
single-family attached dwelling unit on the Property. The amount of the said capital
facilities contribution payable for each dwelling unit, adjusted pursuant to Proffer
IX.A. below, shall be calculated at the time of the approval of the zoning permit for
each said unit and shall be payable prior to the issuance of the occupancy permit
for such unit. Said capital facilities contribution funds may be used at the County’s
discretion.

AFFORDABLE MARKET PURCHASE PROGRAM UNITS
A. Affordable Market Purchase Program Units. In addition to any ADUs provided
pursuant to Proffer I.B. above, if for-sale dwelling units are developed on the
Property, the Owner shall construct two (2) single-family attached dwelling units
on the Property as Affordable Market Purchase Program Units (“AMPPUs”), which
shall be identified as such on the zoning permit applications for said units, and when
completed, shall be offered for-sale through, and administered pursuant to Chapter
1450 of the Codified Ordinances of Loudoun County, except that the income limit
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for qualified purchasers shall be between 70 percent and 100 percent of the
Washington Metropolitan Statistical Area Median Income (“AMI”) as published
by the U.S. Department of Housing and Urban Development.
B. Unmet Housing Needs Units. In addition to any ADUs provided pursuant to Proffer
I.B. above, if for-rent dwelling units are developed on the Property, the Owner shall
construct two (2) single-family attached dwelling units on the Property as Unmet
Housing Needs Units (“UHNUs”), which shall be identified as such on the zoning
permit applications for said units, and when completed, shall be offered for rent to
qualified renters at income limits for qualified renters which shall be between 50
and 100 percent of AMI.
VII.

ENVIRONMENTAL
A.

Native Species. The Owner shall use 80 percent Virginia native species, with an
emphasis on Northern Virginia natives, for landscaping throughout the Property as
indicated on the site plan, provided that the Owner reserves the right, in 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, 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.

B.

Low-Impact Development. The Owner shall provide a minimum of two (2) distinct
Low-Impact Development (“LID”) Best Management Practices to treat stormwater
from the Property. Such LID practices may include, but shall not be limited to,
water quality swales, bioretention facilities/rain gardens, sheet flow to vegetated
buffers, or any alternative LID practice proposed by the Owner that is deemed to
be acceptable to the Department of Building and Development. The location of the
LID practices shall be shown on the first record plat or site plan, whichever is first
in time, on the Property.
i. The Owner shall provide LID measures, along with other qualifying
stormwater management facilities on the Property, that achieve a
minimum of 80 percent of the total required phosphorous nutrient
reductions on-site before pursuing the use of off-site compliance.

VIII.

FIRE & RESCUE CONTRIBUTION
A.

Fire and Rescue Contribution. The Owner shall make a one-time contribution of
$138.08143.19 for each market rateresidential dwelling unit on the Property to the
County for distribution by the County to the volunteer fire and rescue companies

Commented [PB9]: Staff recommends the Applicant
contribute the Fire and Rescue Contribution with each
residential dwelling unit on the Property.
Commented [PB10]: $143.19 is the escalated amount for
2022.
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providing service to the Property. The amount of said contribution, payable for each
market rateresidential dwelling unit, 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 such
contribution shall be adjusted annually from the base year 2022, commencing on
January 1 of the year following approval of this ZMAP-2021-0004 and changing
effective on January 1 of each year 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 United States Department of Labor,
Bureau of Labor Statistics, for the Washington-Arlington-Alexandria, DC-MDVA-WV Consolidated Metropolitan Statistical Area (“CPI”). This contribution
shall be divided equally between the servicing Fire and Rescue companies,
respectively, providing fire and rescue services to the Property. Notwithstanding
the preceding, if at the time of the application for any such zoning permit, the
primary servicing fire and rescue companies do not utilize, to an 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 proffer 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 as outlined above in this Proffer, then the contribution may be
halved and shall be provided to the remaining company.
IX.

MISCELLANEOUS
A.

Escalation Clause. With the exception of the fire and rescue contribution, which is
subject to a separate annual adjustment provision as specified in Proffer VIII.A.
above, all other monetary contributions set forth in these Proffers shall be adjusted
on a yearly basis from the base year of 2022 and change effective each January 1
thereafter, in accordance with changes in the CPI.

B.

Water & Sewer. The Property will be served by public central water supply and
public central sanitary sewer systems. 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 Loudoun
Water. Such water and sanitary sewer extensions and connections shall be
constructed and installed in accordance with Loudoun Water standards. The Owner
shall acquire any offsite 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.
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C.

Condominium Property Division. 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, concurrently with, or
after first or other subdivision or record plat approval shall be deemed to be required
to be performed prior to or after, as applicable, 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.

The undersigned hereby warrant that all owners with any legal interest in the Property have signed
this Proffer Statement, that no signature from any additional party is necessary for these Proffers
to be binding and enforceable in accordance with their terms, that they have full authority to bind
the Property to these conditions, and that the Proffers are entered into voluntarily.

[SIGNATURE PAGE FOLLOWS]
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TITLE OWNER OF Loudoun County Tax
Map #/80///1//102B2 (PIN 029-28-5117)

DTC Partners, LLC

By: ____________________________________

Name:___________________________________

Its: _____________________________________

STATE OF ______________________

COUNTY/CITY OF ________________

The foregoing Proffer Statement was acknowledged before me this ____ day of _______,
2022, by
as
of
, whose
name is signed to the forgoing Proffer Statement, has acknowledged the same before me.

______________________________
Notary Public

My Commission Expires: ___________________
Notary Registration #
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[SIGNATURES END]

MEMORANDUM
DATE:

January 28, 2022 (Revised February 4, 2022)

TO:

Bryce Johnson, AICP, Project Manager
Land Use Review

FROM:

Bradley R. Polk, CZA, Senior Planner
Proffer Administration

CASE NUMBER AND NAME:

PARCEL IDENTIFICATION
NUMBER (PIN):
PLAN SUBMISSION:

ZMAP-2021-0004 & SPEX-2021-0007
Colonnade

029-28-5117
4th Submission
Proffer Statement and
Concept Development Plan

COMMENTS:
The Proffer Management Team (“Staff”) has reviewed the Proffer Statement dated
December 22, 2021, and the Concept Development Plan dated March 2021, revised
through December 22, 2021. Staff offers the following comments:
PROFFER STATEMENT
1. Previous Comment. Please see suggestions to the draft Proffer Statement to aid in
clarity of interpretation and performance of the Proffers. Staff requests the Applicant
to address the comments contained in this memorandum and the comments included
in the margin of the attachment of suggestions to the draft proffer statement. In
addition, any suggestions that the Applicant does not agree to be addressed need to
be noted in the re-submission response letter. Staff requests a subsequent review
of the re-submission.
2. Previous Comment. Please note that the word “will” is used throughout the Proffer
Statement, which is interpreted to have the same meaning as the word “shall” per
Section 1-202(B) of the Revised 1993 Loudoun County Zoning Ordinance and all

Colonnade, 4th Referral

ZMAP-2021-0004 & SPEX-2021-0007
January 28, 2021 (Revised February 4, 2022)
Page 2 of 3

proffered commitments shall be deemed a requirement on development of the
property unless the term ‘may’ is used.
3. Proffer III. Revise the Proffer Statement to add a proffer regarding the timing and
triggers for the “Potential Future Bus-Stop Esmt.” shown on Sheet 04 of the CDP.
Staff has provided recommended language for this proffer.
Bus Shelter Easement. The Owner shall provide a public access easement on
the Property in the area generally identified as “POTENTIAL FUTURE BUS-STOP
ESMT. (15’x20’) on Sheet 04 of the CDP. The easement shall be of sufficient
size to accommodate the construction of a bus shelter for use by and
incorporation into the Loudoun County Transit and Commuter Services
programming for bus service, but not less than 12 feet by 16 feet in area. The
final location of such easement is subject to coordination with DTCI and to be
determined at site plan and shall be conveyed to the County, at no cost to the
County, at the time of first record plat or site plan approval for the Property,
whichever occurs first in time. The HOA shall maintain the bus shelter
easement until such time as the bus shelter is constructed. The HOA shall be
responsible for maintenance of the bus shelter after construction.
4. Proffer III.B. Staff recommends the Applicant revise the proffer to specify the extent
of the Stefanie Drive median and turn lane improvements. Further, revise the proffer
to require the improvements be bonded prior to the approval of the first record plat
or site plan, whichever is first in time for the Property.
5. Proffer III.C. The cost of the “additional ADA intersection improvements” needs to be
quantified with this application, in order to establish amount to be credited to the
Applicant’s Regional Road Contributions. Submit a CPAP bond unit form which
includes the “additional ADA intersection improvements” for review by DTCI. The
referenced improvements would need to be completed prior to the issuance of the
first occupancy permit for the Property as the County does not provide refunds for
contributions.
6. Previous Comment. Proffer III.D. Per the 2019 CTP, Section 5-3.3, Staff
recommends the regional road contribution be made on a per unit basis, with no
exemption for ADUs. Currently, the proffer only requires contributions for market rate
units.
7. Previous Comment. Proffer III.E. Per the 2019 CTP, Section 5-3.3, Staff
recommends the transit contribution be made on a per unit basis, with no exemption
for ADUs. Currently, the proffer only requires contributions for market rate units.
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8. Proffer IV.A. Staff recommends the Applicant include Sheets 09, 09A, and 09B to
Proffer I.A., requiring substantial conformance as part of the CDP.
9. Previous Comment. Proffer VII.A. Staff recommends the Applicant contribute the
Fire and Rescue Contribution be made on a per unit basis, with no exemption for
ADUs. Currently, the proffer only requires contributions for market rate units.
Attachment: Recommended Revisions to the December 22, 2021 Proffer Statement

PROFFER STATEMENT
COLONNADE
ZMAP-2021-0004

December 22, 2021

DTC Partners, LLC, the owner (the “Owner”) of the property identified as Loudoun County PIN
029-28-5117 (Tax Map #/80///1//102B2), totaling approximately 4.15 acres (the “Property”),
more fully depicted on the Plans identified in Proffer I.A. below, on behalf of itself and its
successors in interest, hereby voluntarily proffers, 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”), that in the event the Board of Supervisors of Loudoun
County approves ZMAP-2021-0004 to rezone the Property from the Planned Development –
Commercial Center (Neighborhood Center) (“PD-CC (NC)”) zoning district, as governed by the
Zoning Ordinance, to the R-16 Townhouse/Multifamily Residential zoning district to be
administered as an affordable dwelling unit district under Section 7-900 of the Zoning Ordinance
(“R-16 ADU”), and in accordance with the Concept Development Plan, development of the
Property shall be in substantial conformance with the following conditions (“Proffers”). These
Proffers are the only development conditions that govern this Property and shall supersede the
proffer conditions of ZMAP-1990-0014, Dulles Town Center, and any other applicable zoning
application, on the Property, provided that these Proffers shall become effective only upon final
approval of this ZMAP-2021-0004. 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 enabled with authority to act on the County’s behalf, within the
context of the particular proffer provision.

I.

CONCEPT DEVELOPMENT PLAN & DEVELOPMENT SCOPE
A.

Concept Development Plan. Development of the Property shall be in substantial
conformance with Sheets 01, 04, 07, 07A, and 07B (the “Concept Development
Plan” or “CDP”) of the 13-sheet plan set titled “COLONNADE ZMAP-2021-0004
& SPEX-2021-0007 BROAD RUN ELECTION DISTRICT LOUDOUN
COUNTY, VIRGINIA,” dated March, 2021 and revised through December 22,
2021, prepared by Urban, Ltd. (collectively, the “Plans”). The Concept
Development Plan shall control the general development, layout, and configuration
of the Property. Minor 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 and natural features,
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development ordinance requirements, other final engineering considerations, and
to accommodate the recommendations of archaeological studies, if any, provided
that any such minor adjustments shall be in accordance with Section 6-1209 of the
Zoning Ordinance. As used herein, the term site plan shall include site plan
amendment.
B.

II.

Development Scope. The development of the Property shall include a maximum of
61 single-family attached dwelling units, to be offered for-rent or for-sale, inclusive
of eight (8) Affordable Dwelling Units (“ADUs”). No individual dwelling unit on
the Property shall exceed 2,100 square feet in habitable space.

HOMEOWNERS ASSOCIATION
A.

Homeowners Association, Generally. If the proposed dwelling units on the
Property are offered for-sale, each property owner in the Property shall be a
member of the homeowners association (“HOA”) which shall be established to own
and maintain common property and facilities and provide standards for the
landscaping and use of privately-owned land and structures within the Property.
Concurrently with the submission of the first record plat or site plan, including any
site plan amendment, whichever is first in time for any portion of the Property,
documents for the establishment of the HOA shall be submitted to the County for
review and approval. The HOA shall be established and the associated Declaration
of Covenants (“Covenants”) and related governance documents shall be recorded
in the Land Records of Loudoun County Circuit Court (the “Land Records”) prior
to, or concurrently with, either (i) the approval of the first record subdivision plat
creating residential lots on the Property, or (ii) approval of a site plan, including
any site plan amendment for the Property.

B.

General Responsibilities. In addition to any other responsibilities of the HOA set
forth elsewhere in these Proffers, the HOA shall own and maintain all common
areas, Tree Conservation Areas, open space, and active recreation areas on the
Property and shall provide for trash removal, snow removal, street light
maintenance where applicable, and recycling services on all private streets. The
HOA shall also be responsible for the maintenance of all common recreational
facilities, all storm drainage and stormwater management easements and facilities
not maintained by the County, all private streets on the Property, bus shelters, and
all pedestrian and bicycle facilities and connections on the Property located outside
of public road right-of-way and not otherwise maintained by the County or the
Virginia Department of Transportation (“VDOT”). If the proposed dwelling units
are offered for rent, the General Responsibilities of this Proffer II.B. shall be the
responsibility of the Owner.
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III.

C.

Annexation into Existing HOA. The Property may be annexed into an existing
HOA. If the Property is to be annexed into an existing HOA, such existing HOA
must assume responsibility for all the obligations of the HOA as required by these
Proffers, such annexation must occur by the recordation of the appropriate
documents in the Land Records, and the documents to accomplish such annexation
shall be submitted to the County for review and approval as to form and consistency
with these Proffers and must be approved and recorded, prior to or concurrently
with the approval of the first record plat or prior to the approval of the first site plan
or site plan amendment on the Property, as applicable. In the event the Property is
annexed into an Existing HOA, there shall be no requirement to establish a new
HOA for the Property, as described in Proffer II.A..

D.

Garage Conversion. The covenants that apply to the Property 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. This
prohibition shall not apply to any garage space that is used as a model home or sales
office. Any garage space used for a model home or sales office shall be converted
back to garage space prior to the final residential settlement of that dwelling unit.

TRANSPORTATION
A.

Roadways. All private streets built on the Property will be designed and constructed
in accordance with County standards as set forth in the Facilities Standards Manual
(“FSM”), as applicable, or with such modified standards as may be approved by
the County. The maintenance of private streets shall be the responsibility of the
HOA if the proposed dwelling units are offered for sale, as established pursuant to
Proffer II above, or by the Owner if the proposed dwelling units are offered for rent.

B.

Stefanie Drive Improvements. The Owner shall install the Stefanie Drive median
and turn lane improvements, as shown on Sheet 04 of the CDP, subject to VDOT
approval, prior to the issuance of the first occupancy permit on the Property. Said
improvements shall be bonded prior to the approval of the first record plat or site
plan for the Property, whichever is first in time.

C.

Pedestrian ADA Intersection Improvements. The Owner shall install pedestrian
improvements that comply with the standards of the Americans with Disabilities
Act (“ADA”), and are subject to VDOT approval, in the northeast quadrant of the
City Center Boulevard and Stefanie Drive intersection prior to the issuance of the
first occupancy permit on the Property. If VDOT requires additional ADA
intersection improvements that extend beyond the northeast quadrant of this
intersection, the Owner shall install these improvements prior to the issuance of the
first occupancy permit on the Property and shall receive a credit against its regional

Commented [PB1]: Add a proffer regarding the potential
bus shelter shown on Sheet 04 of the CDP. See referral
memo for recommended proffer language.

Commented [PB2]: Specify exactly what these
improvements encompass.
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D.

E.

IV.

road contribution for total cost of the installation of these improvements. Should
the Owner construct the City Center Boulevard and Stefanie Drive additional ADA
intersection improvements in accordance with this Proffer III.C., the Owner shall
receive a credit against Proffer III.D. in the amount of XXXX ($XXXX.XX) for
the construction of the City Center Boulevard and Stefanie Drive additional ADA
intersection improvements in satisfaction of this Proffer III.C. Said credit shall be
applied at the time of zoning permit approval on a per unit basis.

Commented [PB3]: The cost of these improvements
needs to be established with this application in order for the
Applicant to receive a credit against regional road
improvement contributions. Submit a CPAP bond unit form
which includes the “additional ADA intersection
improvements” for review by DTCI.

Regional Road Contribution. The Owner shall make a one-time regional road cash
contribution in the amount of $6,000.00 per each market rateresidential dwelling
unit. The amount of the said regional road contribution payable for each market
rateresidential dwelling unit, after applying any credit due pursuant to Proffer III.C.,
adjusted pursuant to Proffer IX.A. below, shall be calculated at the time of the
approval of the zoning permit for each said unit and shall be payable prior to the
issuance of the occupancy permit for each such unit. Said contributions shall be
payable to the County and used first for a credit toward the ADA improvements at
the intersection of City Center Boulevard and Stefanie Drive as referenced in
Proffer III.C. to be installed by the Owner, not inclusive of ADA improvements at
the northeast quadrant of this intersection whose costs shall be the sole
responsibility of the Owner, and then for road or transportation improvements in
the vicinity of the Property.

Commented [PB5]: **Previous Comment** Per the 2019
CTP, Section 5-3.3, Staff recommends regional road
contributions be made on a per unit basis, with no
exemption for ADUs. Currently, the proffer only requires
contributions for market rate units.

Transit Contribution. The Owner shall make a one-time cash transit contribution in
the amount of $1,000.00 per each market rateresidential dwelling unit. The amount
of the said transit contribution payable for each market rateresidential dwelling unit,
adjusted pursuant to Proffer IX.A. below, shall be calculated at the time of the
approval of the zoning permit for each said unit and shall be payable prior to the
issuance of the occupancy permit for each such unit. Said contributions shall be
payable to the County and deposited in a Transit/Rideshare Trust Fund or otherwise
used by the County to support transit services as described in the CTP.

Commented [PB4]: This is similar language that has been
included with other projects.

Commented [PB6]: The credit amount needs to be
established with this application. This information
regarding the credit is unnecessary as the credit is
established in Proffer III.C. above.
Commented [PB7]: **Previous Comment** Per the 2019
CTP, Section 5-3.3, Staff recommends the transit
contributions be made on a per unit basis, with no
exemption for ADUs. Currently, the proffer only requires
contributions for market rate units.

BUILDING DESIGN AND PEDESTRIAN FACILITIES
A.

Building Design. The following building design features shall be incorporated into the
facades of each dwelling unit on the Property consistent with the elevations shown on
Sheets 09, 09A, 09B of the CDP:
i. The front and side dwelling unit facades shall consist of masonry materials
covering an average of at least 30 percent of the façade. The type and amount
of masonry materials shall be depicted on the applicable building plans for the
dwelling units.

Commented [PB8]: Staff recommends the Applicant
include Sheets 09, 09A, and 09B to Proffer I.A. requiring
substantial conformance to those sheets.

Colonnade
ZMAP-2021-0004

Page 5

ii. Primary façade materials shall wrap around the corners to a logical point of
conclusion, such as, but not limited to, a window or change in façade pane.
iii. Each front, side, and rear dwelling unit facade shall include a minimum of two
of the following design features: window surrounds, decorative masonry
designs to differentiate the wall surface, awnings, bay windows, façade
recesses, and parapets.
iv. Building elevations and architectural drawings shall be submitted for the
Property to the Loudoun County Director of Planning and Zoning for review
to determine compliance with Proffers IV.A.i.-iii. and applicable exterior
building design features listed in Proffers IV.B. i.-ix. prior to the approval of
the first zoning permit for the Property.
B.

Universal Design in for-sale units. In addition to any Virginia Uniform Statewide
Building Code requirements, if the single-family attached dwelling units are offered
for-sale, 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 for-sale residential dwelling unit on the Property:
i. Blocking for reinforcement of fall grab bars
ii. Front entrance doors that are a minimum of 36 inches wide;
iii. Electrical outlets that are a minimum of 18 inches high on the wall;
iv. Light switches and thermostats that are located a maximum of 48 inches high
on the wall;
v. Lever door handles instead of door knobs on main entry door and interior
doors;
vi. Weather sheltered main entry door.
vii. Smart thermostats.
viii. Front loading washers and dryers; and
ix. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.

C.

Universal Design rental units. In addition to any Virginia Uniform Statewide Building
Code requirements, if the single-family attached dwelling units are offered for-rent
the following Universal Design Options shall be offered:
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i. Front entrance doors that are a minimum of 36 inches wide;
ii. Electrical outlets that are a minimum of 18 inches high on the wall;
iii. Light switches and thermostats that are located a maximum of 48 inches high
on the wall;
iv. Lever door handles instead of door knobs on main entry door and interior
doors;
v. Weather sheltered main entry door;
vi. Smart thermostats;
vii. Front loading washers and dryers; and
viii. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.
D.

City Center Boulevard Sidewalk. The Owner shall construct a 6-foot wide sidewalk
along City Center Boulevard (Route 1345) in the location identified on Sheet 04 of
the CDP identified as “PROP. 6’ S/W” to be located completely within a 10-foot
wide public access easement granted to the County at no public cost or completely
within dedicated public right-of-way, provided that transitions between the public
and private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of any record plat
or site plan, including any site plan amendment for the Property, whichever is first
in time. This sidewalk shall be completed and open for use prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property. If the
sidewalk is located outside of the dedicated public road right-of-way, it will be
designed and constructed in accordance with applicable FSM standards and will be
maintained by the HOA as referenced in Proffer II.B. if the proposed dwelling units
are offered for sale or by the Owner if the proposed dwelling units are offered for
rent. If the sidewalk is located within a dedicated public road right-of-way, it will
be designed and constructed in accordance with applicable VDOT standards. The
public access easement, if applicable, shall be recorded concurrently with the first
record plat for the Property.

E.

Stefanie Drive Sidewalk. The Owner shall construct a 5-foot wide sidewalk along
Stefanie Drive (Route 2879) in the location identified on Sheet 04 of the CDP
identified as “PROP. 5’ S/W” to be located completely within a 9-foot wide public
access easement granted to the County at no public cost or completely within
dedicated public right-of-way, provided that transitions between the public and

Colonnade
ZMAP-2021-0004

Page 7

private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of any record plat
or site plan, including any site plan amendment for the Property, whichever is first
in time. This sidewalk shall be completed and open for use prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property. If the
sidewalk is located outside of the dedicated public road right-of-way, it will be
designed and constructed in accordance with applicable FSM standards and will be
maintained by the HOA as referenced in Proffer II.B. if the proposed dwelling units
are offered for sale or by the Owner if the proposed dwelling units are offered for
rent. If the sidewalk is located within a dedicated public road right-of-way, it will
be designed and constructed in accordance with applicable VDOT standards. The
public access easement, if applicable, shall be recorded concurrently with the first
record plat for the Property.

V.

F.

Bike Racks. The Owner shall install one bike rack that accommodates a minimum of
three bicycles at each of the four locations identified on Sheet 07 of the CDP as “BIKE
RACK LOCATION”. These bike racks shall be bonded prior to the approval of the
first record plat or site plan, including any site plan amendment for the Property,
whichever is first in time. These bike racks shall be installed prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property.

G.

Active Recreation Area. The Owner shall install amenities that support active
recreation in the areas identified on Sheet 07 of the CDP as “ACTIVE REC AREA”,
“CENTRAL PARK AREA”, and “PLAYGROUND”. These active recreation areas
shall include items referenced for this location on Sheets 07A and 07B of the CDP,
which may include, but are not limited to, flexible use lawn areas, outdoor tables and
chairs, benches, seat walls, cornhole court, pergola/shade structure, play equipment,
turf mounds, land forms, a.k.a. turf mounds, and exercise/fitness stations. These
active recreation amenities shall be bonded prior to the approval of the first record plat
or site plan for the Property, whichever is first in time. These active recreation
amenities shall be installed prior to the issuance of the first occupancy permit for a
residential dwelling unit on the Property.

CAPITAL FACILITIES CONTRIBUTION
A.

Capital Facilities Contribution. The Owner shall make a one-time capital facilities
cash contribution to the County in the amount of $33,733.40 for each market rate
single-family attached dwelling unit on the Property. The amount of the said capital
facilities contribution payable for each dwelling unit, adjusted pursuant to Proffer
IX.A. below, shall be calculated at the time of the approval of the zoning permit for
each said unit and shall be payable prior to the issuance of the occupancy permit
for such unit. Said capital facilities contribution funds may be used at the County’s
discretion.
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VI.

AFFORDABLE MARKET PURCHASE PROGRAM UNITS
A. Affordable Market Purchase Program Units. In addition to any ADUs provided
pursuant to Proffer I.B. above, if for-sale dwelling units are developed on the
Property, the Owner shall construct two (2) single-family attached dwelling units
on the Property as Affordable Market Purchase Program Units (“AMPPUs”), which
shall be identified as such on the zoning permit applications for said units, and when
completed, shall be offered for-sale through, and administered pursuant to Chapter
1450 of the Codified Ordinances of Loudoun County, except that the income limit
for qualified purchasers shall be between 70 percent and 100 percent of the
Washington Metropolitan Statistical Area Median Income (“AMI”) as published
by the U.S. Department of Housing and Urban Development.
B. Unmet Housing Needs Units. In addition to any ADUs provided pursuant to Proffer
I.B. above, if for-rent dwelling units are developed on the Property, the Owner shall
construct two (2) single-family attached dwelling units on the Property as Unmet
Housing Needs Units (“UHNUs”), which shall be identified as such on the zoning
permit applications for said units, and when completed, shall be offered for rent to
qualified renters at income limits for qualified renters which shall be between 50
and 100 percent of AMI.

VII.

ENVIRONMENTAL
A.

Native Species. The Owner shall use 80 percent Virginia native species, with an
emphasis on Northern Virginia natives, for landscaping throughout the Property as
indicated on the site plan, provided that the Owner reserves the right, in consultation
with and approval by the County Urban Forester, to modify as part of site plan
approval, including any site plan amendment, the exact species to be used in order to
meet FSM requirements, 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.

B.

Low-Impact Development. The Owner shall provide a minimum of two (2) distinct
Low-Impact Development (“LID”) Best Management Practices to treat stormwater
from the Property. Such LID practices may include, but shall not be limited to,
water quality swales, bioretention facilities/rain gardens, sheet flow to vegetated
buffers, or any alternative LID practice proposed by the Owner that is deemed to
be acceptable to the Department of Building and Development. The location of the
LID practices shall be shown on the first record plat or site plan, including any site
plan amendment, whichever is first in time, on the Property.
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i. The Owner shall provide LID measures, along with other qualifying
stormwater management facilities on the Property, that achieve a
minimum of 80 percent of the total required phosphorous nutrient
reductions on-site before pursuing the use of off-site compliance.
VIII.

FIRE & RESCUE CONTRIBUTION
A.

IX.

Fire and Rescue Contribution. The Owner shall make a one-time contribution of
$138.08 for each market rateresidential dwelling unit on the Property to the County
for distribution by the County to the volunteer fire and rescue companies providing
service to the Property. The amount of said contribution, payable for each market
rateresidential dwelling unit, 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 such contribution
shall be adjusted annually from the base year 2022, commencing on January 1 of
the year following approval of this ZMAP-2021-0004 and changing effective on
January 1 of each year 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 United States Department of Labor, Bureau of Labor Statistics,
for the Washington-Arlington-Alexandria, DC-MD-VA-WV Consolidated
Metropolitan Statistical Area (“CPI”). This contribution shall be divided equally
between the servicing Fire and Rescue companies, respectively, providing fire and
rescue services to the Property. Notwithstanding the preceding, if at the time of the
application for any such zoning permit, the primary servicing fire and rescue
companies do not utilize, to an 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 proffer 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 as outlined
above in this Proffer, then the contribution may be halved and shall be provided to
the remaining company.

MISCELLANEOUS
A.

Escalation Clause. With the exception of the fire and rescue contribution, which is
subject to a separate annual adjustment provision as specified in Proffer VIII.A.
above, all other monetary contributions set forth in these Proffers shall be adjusted
on a yearly basis from the base year of 2022 and change effective each January 1
thereafter, in accordance with changes in the CPI.

Commented [PB9]: **Previous Comment** Staff
recommends the Applicant contribute the Fire and Rescue
Contribution with each dwelling unit on the Property.
Commented [PB10]: This amount was for 2021. This will
need to be adjusted accordingly for 2022, when the CPI is
available.
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B.

Water & Sewer. The Property will be served by public central water supply and
public central sanitary sewer systems. 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 Loudoun
Water. Such water and sanitary sewer extensions and connections shall be
constructed and installed in accordance with Loudoun Water standards. The Owner
shall acquire any offsite 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.

C.

Condominium Property Division. 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, concurrently with, or
after first or other subdivision or record plat approval shall be deemed to be required
to be performed prior to or after, as applicable, 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.

The undersigned hereby warrant that all owners with any legal interest in the Property have signed
this Proffer Statement, that no signature from any additional party is necessary for these Proffers
to be binding and enforceable in accordance with their terms, that they have full authority to bind
the Property to these conditions, and that the Proffers are entered into voluntarily.

[SIGNATURE PAGE FOLLOWS]
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TITLE OWNER OF Loudoun County Tax
Map #/80///1//102B2 (PIN 029-28-5117)

DTC Partners, LLC

By: ____________________________________

Name:___________________________________

Its: _____________________________________

STATE OF ______________________

COUNTY/CITY OF ________________

The foregoing Proffer Statement was acknowledged before me this ____ day of _______,
2022, by
as
of
, whose
name is signed to the forgoing Proffer Statement, has acknowledged the same before me.

______________________________
Notary Public

My Commission Expires: ___________________
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Notary Registration #

[SIGNATURES END]

MEMORANDUM
DATE:

January 28, 2022

TO:

Bryce Johnson, AICP, Project Manager
Land Use Review

FROM:

Bradley R. Polk, CZA, Senior Planner
Proffer Administration

CASE NUMBER AND NAME:

PARCEL IDENTIFICATION
NUMBER (PIN):
PLAN SUBMISSION:

ZMAP-2021-0004 & SPEX-2021-0007
Colonnade

029-28-5117
4th Submission
Proffer Statement and
Concept Development Plan

COMMENTS:
The Proffer Management Team (“Staff”) has reviewed the Proffer Statement dated
December 22, 2021, and the Concept Development Plan dated March 2021, revised
through December 22, 2021. Staff offers the following comments:
PROFFER STATEMENT
1. Previous Comment. Please see suggestions to the draft Proffer Statement to aid in
clarity of interpretation and performance of the Proffers. Staff requests the Applicant
to address the comments contained in this memorandum and the comments included
in the margin of the attachment of suggestions to the draft proffer statement. In
addition, any suggestions that the Applicant does not agree to be addressed need to
be noted in the re-submission response letter. Staff requests a subsequent review
of the re-submission.
2. Previous Comment. Please note that the word “will” is used throughout the Proffer
Statement, which is interpreted to have the same meaning as the word “shall” per
Section 1-202(B) of the Revised 1993 Loudoun County Zoning Ordinance and all

Colonnade, 4th Referral

ZMAP-2021-0004 & SPEX-2021-0007
January 28, 2021
Page 2 of 2

proffered commitments shall be deemed a requirement on development of the
property unless the term ‘may’ is used.
3. Proffer III.B. Staff recommends the Applicant revise the proffer to specify the extent
of the Stefanie Drive median and turn lane improvements. Further, revise the proffer
to require the improvements be bonded prior to the approval of the first record plat
or site plan, whichever is first in time for the Property.
4. Proffer III.C. The cost of the “additional ADA intersection improvements” needs to be
quantified with this application, in order to establish amount to be credited to the
Applicant’s Regional Road Contributions. Submit a CPAP bond unit form which
includes the “additional ADA intersection improvements” for review by DTCI. The
referenced improvements would need to be completed prior to the issuance of the
first occupancy permit for the Property as the County does not provide refunds for
contributions.
5. Previous Comment. Proffer III.D. Per the 2019 CTP, Section 5-3.3, Staff
recommends the regional road contribution be made on a per unit basis, with no
exemption for ADUs. Currently, the proffer only requires contributions for market rate
units.
6. Previous Comment. Proffer III.E. Per the 2019 CTP, Section 5-3.3, Staff
recommends the transit contribution be made on a per unit basis, with no exemption
for ADUs. Currently, the proffer only requires contributions for market rate units.
7. Proffer IV.A. Staff recommends the Applicant include Sheets 09, 09A, and 09B to
Proffer I.A., requiring substantial conformance as part of the CDP.
8. Previous Comment. Proffer VII.A. Staff recommends the Applicant contribute the
Fire and Rescue Contribution be made on a per unit basis, with no exemption for
ADUs. Currently, the proffer only requires contributions for market rate units.
Attachment: Recommended Revisions to the December 22, 2021 Proffer Statement

PROFFER STATEMENT
COLONNADE
ZMAP-2021-0004

December 22, 2021

DTC Partners, LLC, the owner (the “Owner”) of the property identified as Loudoun County PIN
029-28-5117 (Tax Map #/80///1//102B2), totaling approximately 4.15 acres (the “Property”),
more fully depicted on the Plans identified in Proffer I.A. below, on behalf of itself and its
successors in interest, hereby voluntarily proffers, 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”), that in the event the Board of Supervisors of Loudoun
County approves ZMAP-2021-0004 to rezone the Property from the Planned Development –
Commercial Center (Neighborhood Center) (“PD-CC (NC)”) zoning district, as governed by the
Zoning Ordinance, to the R-16 Townhouse/Multifamily Residential zoning district to be
administered as an affordable dwelling unit district under Section 7-900 of the Zoning Ordinance
(“R-16 ADU”), and in accordance with the Concept Development Plan, development of the
Property shall be in substantial conformance with the following conditions (“Proffers”). These
Proffers are the only development conditions that govern this Property and shall supersede the
proffer conditions of ZMAP-1990-0014, Dulles Town Center, and any other applicable zoning
application, on the Property, provided that these Proffers shall become effective only upon final
approval of this ZMAP-2021-0004. 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 enabled with authority to act on the County’s behalf, within the
context of the particular proffer provision.

I.

CONCEPT DEVELOPMENT PLAN & DEVELOPMENT SCOPE
A.

Concept Development Plan. Development of the Property shall be in substantial
conformance with Sheets 01, 04, 07, 07A, and 07B (the “Concept Development
Plan” or “CDP”) of the 13-sheet plan set titled “COLONNADE ZMAP-2021-0004
& SPEX-2021-0007 BROAD RUN ELECTION DISTRICT LOUDOUN
COUNTY, VIRGINIA,” dated March, 2021 and revised through December 22,
2021, prepared by Urban, Ltd. (collectively, the “Plans”). The Concept
Development Plan shall control the general development, layout, and configuration
of the Property. Minor 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 and natural features,
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development ordinance requirements, other final engineering considerations, and
to accommodate the recommendations of archaeological studies, if any, provided
that any such minor adjustments shall be in accordance with Section 6-1209 of the
Zoning Ordinance. As used herein, the term site plan shall include site plan
amendment.
B.

II.

Development Scope. The development of the Property shall include a maximum of
61 single-family attached dwelling units, to be offered for-rent or for-sale, inclusive
of eight (8) Affordable Dwelling Units (“ADUs”). No individual dwelling unit on
the Property shall exceed 2,100 square feet in habitable space.

HOMEOWNERS ASSOCIATION
A.

Homeowners Association, Generally. If the proposed dwelling units on the
Property are offered for-sale, each property owner in the Property shall be a
member of the homeowners association (“HOA”) which shall be established to own
and maintain common property and facilities and provide standards for the
landscaping and use of privately-owned land and structures within the Property.
Concurrently with the submission of the first record plat or site plan, including any
site plan amendment, whichever is first in time for any portion of the Property,
documents for the establishment of the HOA shall be submitted to the County for
review and approval. The HOA shall be established and the associated Declaration
of Covenants (“Covenants”) and related governance documents shall be recorded
in the Land Records of Loudoun County Circuit Court (the “Land Records”) prior
to, or concurrently with, either (i) the approval of the first record subdivision plat
creating residential lots on the Property, or (ii) approval of a site plan, including
any site plan amendment for the Property.

B.

General Responsibilities. In addition to any other responsibilities of the HOA set
forth elsewhere in these Proffers, the HOA shall own and maintain all common
areas, Tree Conservation Areas, open space, and active recreation areas on the
Property and shall provide for trash removal, snow removal, street light
maintenance where applicable, and recycling services on all private streets. The
HOA shall also be responsible for the maintenance of all common recreational
facilities, all storm drainage and stormwater management easements and facilities
not maintained by the County, all private streets on the Property, bus shelters, and
all pedestrian and bicycle facilities and connections on the Property located outside
of public road right-of-way and not otherwise maintained by the County or the
Virginia Department of Transportation (“VDOT”). If the proposed dwelling units
are offered for rent, the General Responsibilities of this Proffer II.B. shall be the
responsibility of the Owner.
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III.

C.

Annexation into Existing HOA. The Property may be annexed into an existing
HOA. If the Property is to be annexed into an existing HOA, such existing HOA
must assume responsibility for all the obligations of the HOA as required by these
Proffers, such annexation must occur by the recordation of the appropriate
documents in the Land Records, and the documents to accomplish such annexation
shall be submitted to the County for review and approval as to form and consistency
with these Proffers and must be approved and recorded, prior to or concurrently
with the approval of the first record plat or prior to the approval of the first site plan
or site plan amendment on the Property, as applicable. In the event the Property is
annexed into an Existing HOA, there shall be no requirement to establish a new
HOA for the Property, as described in Proffer II.A..

D.

Garage Conversion. The covenants that apply to the Property 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. This
prohibition shall not apply to any garage space that is used as a model home or sales
office. Any garage space used for a model home or sales office shall be converted
back to garage space prior to the final residential settlement of that dwelling unit.

TRANSPORTATION
A.

Roadways. All private streets built on the Property will be designed and constructed
in accordance with County standards as set forth in the Facilities Standards Manual
(“FSM”), as applicable, or with such modified standards as may be approved by
the County. The maintenance of private streets shall be the responsibility of the
HOA if the proposed dwelling units are offered for sale, as established pursuant to
Proffer II above, or by the Owner if the proposed dwelling units are offered for rent.

B.

Stefanie Drive Improvements. The Owner shall install the Stefanie Drive median
and turn lane improvements, as shown on Sheet 04 of the CDP, subject to VDOT
approval, prior to the issuance of the first occupancy permit on the Property. Said
improvements shall be bonded prior to the approval of the first record plat or site
plan for the Property, whichever is first in time.

C.

Pedestrian ADA Intersection Improvements. The Owner shall install pedestrian
improvements that comply with the standards of the Americans with Disabilities
Act (“ADA”), and are subject to VDOT approval, in the northeast quadrant of the
City Center Boulevard and Stefanie Drive intersection prior to the issuance of the
first occupancy permit on the Property. If VDOT requires additional ADA
intersection improvements that extend beyond the northeast quadrant of this
intersection, the Owner shall install these improvements prior to the issuance of the
first occupancy permit on the Property and shall receive a credit against its regional

Commented [PB1]: Specify exactly what these
improvements encompass.
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D.

E.

IV.

road contribution for total cost of the installation of these improvements. Should
the Owner construct the City Center Boulevard and Stefanie Drive additional ADA
intersection improvements in accordance with this Proffer III.C., the Owner shall
receive a credit against Proffer III.D. in the amount of XXXX ($XXXX.XX) for
the construction of the City Center Boulevard and Stefanie Drive additional ADA
intersection improvements in satisfaction of this Proffer III.C. Said credit shall be
applied at the time of zoning permit approval on a per unit basis.

Commented [PB2]: The cost of these improvements
needs to be established with this application in order for the
Applicant to receive a credit against regional road
improvement contributions. Submit a CPAP bond unit form
which includes the “additional ADA intersection
improvements” for review by DTCI.

Regional Road Contribution. The Owner shall make a one-time regional road cash
contribution in the amount of $6,000.00 per each market rateresidential dwelling
unit. The amount of the said regional road contribution payable for each market
rateresidential dwelling unit, after applying any credit due pursuant to Proffer III.C.,
adjusted pursuant to Proffer IX.A. below, shall be calculated at the time of the
approval of the zoning permit for each said unit and shall be payable prior to the
issuance of the occupancy permit for each such unit. Said contributions shall be
payable to the County and used first for a credit toward the ADA improvements at
the intersection of City Center Boulevard and Stefanie Drive as referenced in
Proffer III.C. to be installed by the Owner, not inclusive of ADA improvements at
the northeast quadrant of this intersection whose costs shall be the sole
responsibility of the Owner, and then for road or transportation improvements in
the vicinity of the Property.

Commented [PB4]: **Previous Comment** Per the 2019
CTP, Section 5-3.3, Staff recommends regional road
contributions be made on a per unit basis, with no
exemption for ADUs. Currently, the proffer only requires
contributions for market rate units.

Transit Contribution. The Owner shall make a one-time cash transit contribution in
the amount of $1,000.00 per each market rateresidential dwelling unit. The amount
of the said transit contribution payable for each market rateresidential dwelling unit,
adjusted pursuant to Proffer IX.A. below, shall be calculated at the time of the
approval of the zoning permit for each said unit and shall be payable prior to the
issuance of the occupancy permit for each such unit. Said contributions shall be
payable to the County and deposited in a Transit/Rideshare Trust Fund or otherwise
used by the County to support transit services as described in the CTP.

Commented [PB3]: This is similar language that has been
included with other projects.

Commented [PB5]: The credit amount needs to be
established with this application. This information
regarding the credit is unnecessary as the credit is
established in Proffer III.C. above.
Commented [PB6]: **Previous Comment** Per the 2019
CTP, Section 5-3.3, Staff recommends the transit
contributions be made on a per unit basis, with no
exemption for ADUs. Currently, the proffer only requires
contributions for market rate units.

BUILDING DESIGN AND PEDESTRIAN FACILITIES
A.

Building Design. The following building design features shall be incorporated into the
facades of each dwelling unit on the Property consistent with the elevations shown on
Sheets 09, 09A, 09B of the CDP:
i. The front and side dwelling unit facades shall consist of masonry materials
covering an average of at least 30 percent of the façade. The type and amount
of masonry materials shall be depicted on the applicable building plans for the
dwelling units.

Commented [PB7]: Staff recommends the Applicant
include Sheets 09, 09A, and 09B to Proffer I.A. requiring
substantial conformance to those sheets.

Colonnade
ZMAP-2021-0004

Page 5

ii. Primary façade materials shall wrap around the corners to a logical point of
conclusion, such as, but not limited to, a window or change in façade pane.
iii. Each front, side, and rear dwelling unit facade shall include a minimum of two
of the following design features: window surrounds, decorative masonry
designs to differentiate the wall surface, awnings, bay windows, façade
recesses, and parapets.
iv. Building elevations and architectural drawings shall be submitted for the
Property to the Loudoun County Director of Planning and Zoning for review
to determine compliance with Proffers IV.A.i.-iii. and applicable exterior
building design features listed in Proffers IV.B. i.-ix. prior to the approval of
the first zoning permit for the Property.
B.

Universal Design in for-sale units. In addition to any Virginia Uniform Statewide
Building Code requirements, if the single-family attached dwelling units are offered
for-sale, 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 for-sale residential dwelling unit on the Property:
i. Blocking for reinforcement of fall grab bars
ii. Front entrance doors that are a minimum of 36 inches wide;
iii. Electrical outlets that are a minimum of 18 inches high on the wall;
iv. Light switches and thermostats that are located a maximum of 48 inches high
on the wall;
v. Lever door handles instead of door knobs on main entry door and interior
doors;
vi. Weather sheltered main entry door.
vii. Smart thermostats.
viii. Front loading washers and dryers; and
ix. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.

C.

Universal Design rental units. In addition to any Virginia Uniform Statewide Building
Code requirements, if the single-family attached dwelling units are offered for-rent
the following Universal Design Options shall be offered:
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i. Front entrance doors that are a minimum of 36 inches wide;
ii. Electrical outlets that are a minimum of 18 inches high on the wall;
iii. Light switches and thermostats that are located a maximum of 48 inches high
on the wall;
iv. Lever door handles instead of door knobs on main entry door and interior
doors;
v. Weather sheltered main entry door;
vi. Smart thermostats;
vii. Front loading washers and dryers; and
viii. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.
D.

City Center Boulevard Sidewalk. The Owner shall construct a 6-foot wide sidewalk
along City Center Boulevard (Route 1345) in the location identified on Sheet 04 of
the CDP identified as “PROP. 6’ S/W” to be located completely within a 10-foot
wide public access easement granted to the County at no public cost or completely
within dedicated public right-of-way, provided that transitions between the public
and private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of any record plat
or site plan, including any site plan amendment for the Property, whichever is first
in time. This sidewalk shall be completed and open for use prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property. If the
sidewalk is located outside of the dedicated public road right-of-way, it will be
designed and constructed in accordance with applicable FSM standards and will be
maintained by the HOA as referenced in Proffer II.B. if the proposed dwelling units
are offered for sale or by the Owner if the proposed dwelling units are offered for
rent. If the sidewalk is located within a dedicated public road right-of-way, it will
be designed and constructed in accordance with applicable VDOT standards. The
public access easement, if applicable, shall be recorded concurrently with the first
record plat for the Property.

E.

Stefanie Drive Sidewalk. The Owner shall construct a 5-foot wide sidewalk along
Stefanie Drive (Route 2879) in the location identified on Sheet 04 of the CDP
identified as “PROP. 5’ S/W” to be located completely within a 9-foot wide public
access easement granted to the County at no public cost or completely within
dedicated public right-of-way, provided that transitions between the public and
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private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of any record plat
or site plan, including any site plan amendment for the Property, whichever is first
in time. This sidewalk shall be completed and open for use prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property. If the
sidewalk is located outside of the dedicated public road right-of-way, it will be
designed and constructed in accordance with applicable FSM standards and will be
maintained by the HOA as referenced in Proffer II.B. if the proposed dwelling units
are offered for sale or by the Owner if the proposed dwelling units are offered for
rent. If the sidewalk is located within a dedicated public road right-of-way, it will
be designed and constructed in accordance with applicable VDOT standards. The
public access easement, if applicable, shall be recorded concurrently with the first
record plat for the Property.

V.

F.

Bike Racks. The Owner shall install one bike rack that accommodates a minimum of
three bicycles at each of the four locations identified on Sheet 07 of the CDP as “BIKE
RACK LOCATION”. These bike racks shall be bonded prior to the approval of the
first record plat or site plan, including any site plan amendment for the Property,
whichever is first in time. These bike racks shall be installed prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property.

G.

Active Recreation Area. The Owner shall install amenities that support active
recreation in the areas identified on Sheet 07 of the CDP as “ACTIVE REC AREA”,
“CENTRAL PARK AREA”, and “PLAYGROUND”. These active recreation areas
shall include items referenced for this location on Sheets 07A and 07B of the CDP,
which may include, but are not limited to, flexible use lawn areas, outdoor tables and
chairs, benches, seat walls, cornhole court, pergola/shade structure, play equipment,
turf mounds, land forms, a.k.a. turf mounds, and exercise/fitness stations. These
active recreation amenities shall be bonded prior to the approval of the first record plat
or site plan for the Property, whichever is first in time. These active recreation
amenities shall be installed prior to the issuance of the first occupancy permit for a
residential dwelling unit on the Property.

CAPITAL FACILITIES CONTRIBUTION
A.

Capital Facilities Contribution. The Owner shall make a one-time capital facilities
cash contribution to the County in the amount of $33,733.40 for each market rate
single-family attached dwelling unit on the Property. The amount of the said capital
facilities contribution payable for each dwelling unit, adjusted pursuant to Proffer
IX.A. below, shall be calculated at the time of the approval of the zoning permit for
each said unit and shall be payable prior to the issuance of the occupancy permit
for such unit. Said capital facilities contribution funds may be used at the County’s
discretion.
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VI.

AFFORDABLE MARKET PURCHASE PROGRAM UNITS
A. Affordable Market Purchase Program Units. In addition to any ADUs provided
pursuant to Proffer I.B. above, if for-sale dwelling units are developed on the
Property, the Owner shall construct two (2) single-family attached dwelling units
on the Property as Affordable Market Purchase Program Units (“AMPPUs”), which
shall be identified as such on the zoning permit applications for said units, and when
completed, shall be offered for-sale through, and administered pursuant to Chapter
1450 of the Codified Ordinances of Loudoun County, except that the income limit
for qualified purchasers shall be between 70 percent and 100 percent of the
Washington Metropolitan Statistical Area Median Income (“AMI”) as published
by the U.S. Department of Housing and Urban Development.
B. Unmet Housing Needs Units. In addition to any ADUs provided pursuant to Proffer
I.B. above, if for-rent dwelling units are developed on the Property, the Owner shall
construct two (2) single-family attached dwelling units on the Property as Unmet
Housing Needs Units (“UHNUs”), which shall be identified as such on the zoning
permit applications for said units, and when completed, shall be offered for rent to
qualified renters at income limits for qualified renters which shall be between 50
and 100 percent of AMI.

VII.

ENVIRONMENTAL
A.

Native Species. The Owner shall use 80 percent Virginia native species, with an
emphasis on Northern Virginia natives, for landscaping throughout the Property as
indicated on the site plan, provided that the Owner reserves the right, in consultation
with and approval by the County Urban Forester, to modify as part of site plan
approval, including any site plan amendment, the exact species to be used in order to
meet FSM requirements, 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.

B.

Low-Impact Development. The Owner shall provide a minimum of two (2) distinct
Low-Impact Development (“LID”) Best Management Practices to treat stormwater
from the Property. Such LID practices may include, but shall not be limited to,
water quality swales, bioretention facilities/rain gardens, sheet flow to vegetated
buffers, or any alternative LID practice proposed by the Owner that is deemed to
be acceptable to the Department of Building and Development. The location of the
LID practices shall be shown on the first record plat or site plan, including any site
plan amendment, whichever is first in time, on the Property.
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i. The Owner shall provide LID measures, along with other qualifying
stormwater management facilities on the Property, that achieve a
minimum of 80 percent of the total required phosphorous nutrient
reductions on-site before pursuing the use of off-site compliance.
VIII.

FIRE & RESCUE CONTRIBUTION
A.

IX.

Fire and Rescue Contribution. The Owner shall make a one-time contribution of
$138.08 for each market rateresidential dwelling unit on the Property to the County
for distribution by the County to the volunteer fire and rescue companies providing
service to the Property. The amount of said contribution, payable for each market
rateresidential dwelling unit, 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 such contribution
shall be adjusted annually from the base year 2022, commencing on January 1 of
the year following approval of this ZMAP-2021-0004 and changing effective on
January 1 of each year 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 United States Department of Labor, Bureau of Labor Statistics,
for the Washington-Arlington-Alexandria, DC-MD-VA-WV Consolidated
Metropolitan Statistical Area (“CPI”). This contribution shall be divided equally
between the servicing Fire and Rescue companies, respectively, providing fire and
rescue services to the Property. Notwithstanding the preceding, if at the time of the
application for any such zoning permit, the primary servicing fire and rescue
companies do not utilize, to an 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 proffer 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 as outlined
above in this Proffer, then the contribution may be halved and shall be provided to
the remaining company.

MISCELLANEOUS
A.

Escalation Clause. With the exception of the fire and rescue contribution, which is
subject to a separate annual adjustment provision as specified in Proffer VIII.A.
above, all other monetary contributions set forth in these Proffers shall be adjusted
on a yearly basis from the base year of 2022 and change effective each January 1
thereafter, in accordance with changes in the CPI.

Commented [PB8]: **Previous Comment** Staff
recommends the Applicant contribute the Fire and Rescue
Contribution with each dwelling unit on the Property.
Commented [PB9]: This amount was for 2021. This will
need to be adjusted accordingly for 2022, when the CPI is
available.
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B.

Water & Sewer. The Property will be served by public central water supply and
public central sanitary sewer systems. 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 Loudoun
Water. Such water and sanitary sewer extensions and connections shall be
constructed and installed in accordance with Loudoun Water standards. The Owner
shall acquire any offsite 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.

C.

Condominium Property Division. 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, concurrently with, or
after first or other subdivision or record plat approval shall be deemed to be required
to be performed prior to or after, as applicable, 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.

The undersigned hereby warrant that all owners with any legal interest in the Property have signed
this Proffer Statement, that no signature from any additional party is necessary for these Proffers
to be binding and enforceable in accordance with their terms, that they have full authority to bind
the Property to these conditions, and that the Proffers are entered into voluntarily.

[SIGNATURE PAGE FOLLOWS]
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TITLE OWNER OF Loudoun County Tax
Map #/80///1//102B2 (PIN 029-28-5117)

DTC Partners, LLC

By: ____________________________________

Name:___________________________________

Its: _____________________________________

STATE OF ______________________

COUNTY/CITY OF ________________

The foregoing Proffer Statement was acknowledged before me this ____ day of _______,
2022, by
as
of
, whose
name is signed to the forgoing Proffer Statement, has acknowledged the same before me.

______________________________
Notary Public

My Commission Expires: ___________________
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Notary Registration #

[SIGNATURES END]

MEMORANDUM
DATE:

November 29, 2021

TO:

Bryce Johnson, AICP, Project Manager
Land Use Review

FROM:

Bradley R. Polk, CZA, Senior Planner
Proffer Administration

CASE NUMBER AND NAME:

PARCEL IDENTIFICATION
NUMBER (PIN):
PLAN SUBMISSION:

ZMAP-2021-0004 & SPEX-2021-0007
Colonnade

029-28-5117
3rd Submission (2nd Proffer Team Review)
Proffer Statement and
Concept Development Plan

COMMENTS:
The Proffer Management Team (“Staff”) has reviewed the Proffer Statement dated
October 26, 2021, and the Concept Development Plan dated March 2021, revised
through October 25, 2021. Staff offers the following comments:
PROFFER STATEMENT
1. Previous Comment. Please see suggestions to the draft Proffer Statement to aid in
clarity of interpretation and performance of the Proffers. Staff requests the Applicant
to address the comments contained in this memorandum and the comments included
in the margin of the attachment of suggestions to the draft proffer statement. In
addition, any suggestions that the Applicant does not agree to be addressed need to
be noted in the re-submission response letter. Staff requests a subsequent review
of the re-submission.
2. Previous Comment. Please note that the word “will” is used throughout the Proffer
Statement, which is interpreted to have the same meaning as the word “shall” per
Section 1-202(B) of the Revised 1993 Loudoun County Zoning Ordinance and all

Colonnade, 3rd Referral

ZMAP-2021-0004 & SPEX-2021-0007
November 29, 2021
Page 2 of 3

proffered commitments shall be deemed a requirement on development of the
property unless the term ‘may’ is used.
3. Revise the Proffer Statement to provide an Active Recreation Space proffer that
details the amenities to be provided in the Central Park Area, Playground, and the
other active recreation space at the corner of City Center Boulevard and Stefanie
Drive. The proffer should provide triggers for the bonding of the active recreation
space amenities and triggers for the construction of said amenities.
4. Staff recommends the Applicant add a proffer regarding Design Standards for the
single family attached units as Sheets 09, 09A, and 09B include conceptual
streetscape building elevations, but the Applicant provides no commitment to
achieving this design.
5. Proffer I.A. Revise the proffer to add Sheets 07A and 07B to this list of proffered
sheets subject to substantial conformance as part of the CDP as Sheets 07A and 07B
is specifically referenced in Proffer IV.G.
6. Proffer III.B. Per the 2019 CTP, Section 5-3.3, Staff recommends the regional road
contribution be made on a per unit basis, with no exemption for ADUs. Currently, the
proffer only requires contributions for market rate units.
7. Proffer III.C. Per the 2019 CTP, Section 5-3.3, Staff recommends the transit
contribution be made on a per unit basis, with no exemption for ADUs. Currently, the
proffer only requires contributions for market rate units.
8. Proffer IV.A. Staff recommends the Applicant reference consistency with the
elevations shown on Sheets 09, 09A, and 09B of the CDP.
9. Proffer IV.G. In addition to those amenities included in the proffer, any amenities
shown on proffered sheets of the CDP will be required to be included on any
STPL/CPAP and installed during the development of the Property.
10.Proffer IV.G. What are “land forms” and how do they differ from turf “mounds”?
11.Proffer VII.A. Staff recommends the Applicant contribute the Fire and Rescue
Contribution be made on a per unit basis, with no exemption for ADUs. Currently, the
proffer only requires contributions for market rate units.
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CONCEPT DEVELOPMENT PLAN
12.Sheet 07. It is not necessary to include plant unit level detail on the CDP. This
information is more appropriate at site plan/CPAP review. As Sheet 07 is subject to
substantial conformance, any details on the sheet will be required to be included
when the site is developed in addition to compliance with the Zoning Ordinance.
Attachment: Recommended Revisions to the October 26, 2021 Proffer Statement

PROFFER STATEMENT
COLONNADE
ZMAP-2021-0004

October 26, 2021

DTC Partners, LLC, the owner (the “Owner”) of the property identified as Loudoun County PIN
029-28-5117 (Tax Map #/80///1//102B2), totaling approximately 4.15 acres (the “Property”),
more fully depicted on the Plans identified in Proffer I.A. below, on behalf of itself and its
successors in interest, hereby voluntarily proffers, 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”), that in the event the Board of Supervisors of Loudoun
County approves ZMAP-2021-0004 to rezone the Property from the Planned Development –
Commercial Center (Neighborhood Center) (“PD-CC (NC)”) zoning district, as governed by the
Zoning Ordinance, to the R-16 Townhouse/Multifamily Residential zoning district to be
administered as an affordable dwelling unit district under Section 7-900 of the Zoning Ordinance
(“R-16 ADU”), and in accordance with the Concept Development Plan, development of the
Property shall be in substantial conformance with the following conditions (“Proffers”). These
Proffers are the only development conditions that govern this Property and shall supersede the
proffer conditions of ZMAP-1990-0014, Dulles Town Center, and any other applicable zoning
application, on the Property, provided that these Proffers shall become effective only upon final
approval of this ZMAP-2021-0004. 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 enabled with authority to act on the County’s behalf, within the
context of the particular proffer provision.

I.

CONCEPT DEVELOPMENT PLAN & DEVELOPMENT SCOPE
A.

Concept Development Plan. Development of the Property shall be in substantial
conformance with Sheets 01, 04, and 07, 07A, and 07B (the “Concept Development
Plan” or “CDP”) of the 13-sheet plan set titled “COLONNADE ZMAP-2021-0004
& SPEX-2021-0007 BROAD RUN ELECTION DISTRICT LOUDOUN
COUNTY, VIRGINIA,” dated March, 2021 and revised through October 25, 2021,
prepared by Urban, Ltd. (collectively, the “Plans”). The Concept Development Plan
shall control the general development, layout, and configuration of the Property.
Minor 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 and natural features,

Commented [PB1]: Proffer IV.G. makes specific reference
to Sheets 07A and 07B. Accordingly, these sheets need to
be proffered.
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development ordinance requirements, other final engineering considerations, and
to accommodate the recommendations of archaeological studies, if any, provided
that any such minor adjustments shall be in accordance with Section 6-1209 of the
Zoning Ordinance.
B.

II.

Development Scope. The development of the Property shall include a maximum of
61 single-family attached dwelling units, to be offered for-rent or for-sale, inclusive
of eight (8) Affordable Dwelling Units (“ADUs”).

HOMEOWNERS ASSOCIATION
A.

Homeowners Association, Generally. If the proposed dwelling units on the
Property are offered for-sale, each property owner in the Property shall be a
member of the homeowners association (“HOA”) which shall be established to own
and maintain common property and facilities and provide standards for the
landscaping and use of privately-owned land and structures within the Property.
Concurrently with the submission of the first record plat or site plan, including any
site plan amendment, whichever is first in time for any portion of the Property,
documents for the establishment of the HOA shall be submitted to the County for
review and approval. The HOA shall be established and the associated Declaration
of Covenants (“Covenants”) and related governance documents shall be recorded
in the Land Records of Loudoun County Circuit Court (the “Land Records”) prior
to, or concurrently with, either (i) the approval of the first record subdivision plat
creating residential lots on the Property, or (ii) approval of a site plan, including
any site plan amendment for the Property.

B.

General Responsibilities. In addition to any other responsibilities of the HOA set
forth elsewhere in these Proffers, the HOA shall own and maintain all common
areas, Tree Conservation Areas, open space, and active recreation areas on the
Property and shall provide for trash removal, snow removal, street light
maintenance where applicable, and recycling services on all private streets. The
HOA shall also be responsible for the maintenance of all common recreational
facilities, all storm drainage and stormwater management easements and facilities
not maintained by the County, all private streets on the Property, bus shelters, and
all pedestrian and bicycle facilities and connections on the Property located outside
of public road right-of-way and not otherwise maintained by the County or the
Virginia Department of Transportation (“VDOT”). If the proposed dwelling units
are offered for rent, the General Responsibilities of this Proffer II.B. shall be the
responsibility of the Owner.
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III.

C.

Annexation into Existing HOA. The Property may be annexed into an existing
HOA. If the Property is to be annexed into an existing HOA, such existing HOA
must assume responsibility for all the obligations of the HOA as required by these
Proffers, such annexation must occur by the recordation of the appropriate
documents in the Land Records, and the documents to accomplish such annexation
shall be submitted to the County for review and approval as to form and consistency
with these Proffers and must be approved and recorded, prior to or concurrently
with the approval of the first record plat or prior to the approval of the first site plan
or site plan amendment on the Property, as applicable. In the event the Property is
annexed into an Existing HOA, there shall be no requirement to establish a new
HOA for the Property, as described in Proffer II.A..

D.

Garage Conversion. The covenants that apply to the Property 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. This
prohibition shall not apply to any garage space that is used as a model home or sales
office. Any garage space used for a model home or sales office shall be converted
back to garage space prior to the final residential settlement of that dwelling unit.

TRANSPORTATION
A.

Roadways. All private streets built on the Property will be designed and constructed
in accordance with County standards as set forth in the Facilities Standards Manual
(“FSM”), as applicable, or with such modified standards as may be approved by
the County. The maintenance of private streets shall be the responsibility of the
HOA if the proposed dwelling units are offered for sale, as established pursuant to
Proffer II above, or by the Owner if the proposed dwelling units are offered for rent.

B.

Regional Road Contribution. The Owner shall make a one-time regional road cash
contribution in the amount of $6,000.00 per each market rate dwelling unit. The
amount of the said regional road contribution payable for each market rate dwelling
unit, adjusted pursuant to Proffer IX.A. below, shall be calculated at the time of the
approval of the zoning permit for each said unit and shall be payable prior to the
issuance of the occupancy permit for each such unit. Said contributions shall be
payable to the County and used by the County first for pedestrian improvements at
the intersection of City Center Boulevard and Stefanie Drive and then for road or
transportation improvements in the vicinity of the Property.

Commented [PB2]: Per the 2019 CTP, Section 5-3.3, Staff
recommends this contribution be made on a per unit basis,
with no exemption for ADUs. Currently, the proffer only
requires contributions for market rate units.

C.

Transit Contribution. The Owner shall make a one-time cash transit contribution in
the amount of $1,000.00 per each market rate dwelling unit. The amount of the said
transit contribution payable for each market rate dwelling unit, adjusted pursuant
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to Proffer IX.A. below, shall be calculated at the time of the approval of the zoning
permit for each said unit and shall be payable prior to the issuance of the occupancy
permit for each such unit. Said contributions shall be payable to the County and
deposited in a Transit/Rideshare Trust Fund or otherwise used by the County to
support transit services as described in the CTP.
IV.

BUILDING DESIGN AND PEDESTRIAN FACILITIES
A.

Building Design. The following building design features shall be incorporated into the
facades of each dwelling unit on the Property consistent with the elevations shown on
Sheets 09, 09A, and 09B of the CDP:
i. The front and side dwelling unit facades shall consist of masonry materials
covering an average of at least 30 percent of the façade. The type and amount
of masonry materials shall be depicted on the applicable building plans for the
dwelling units.
ii. Primary façade materials shall wrap around the corners to a logical point of
conclusion, such as, but not limited to, a window or change in façade pane.
iii. Each front, side, and rear dwelling unit facade shall include a minimum of two
of the following design features: window surrounds, decorative masonry
designs to differentiate the wall surface, awnings, bay windows, façade
recesses, and parapets.
iv. Building elevations and architectural drawings shall be submitted for the
Property to the Loudoun County Director of Planning and Zoning for review
to determine compliance with Proffers IV.A.i.-iii and IV.B. i.-ixv. prior to the
approval of the first zoning permit for the Property.

B.

Universal Design in for-sale units. In addition to any Virginia Uniform Statewide
Building Code requirements, if the single-family attached dwelling units are offered
for-sale, 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 for-sale residential dwelling unit on the Property:
i. Blocking for reinforcement of fall grab bars
ii. Front entrance doors that are a minimum of 36 inches wide;
iii. Electrical outlets that are a minimum of 18 inches high on the wall;
iv. Light switches and thermostats that are located a maximum of 48 inches high
on the wall;
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v. Lever door handles instead of door knobs on main entry door and interior
doors;
vi. Weather sheltered main entry door.
vii. Smart thermostats.
viii. Front loading washers and dryers; and
ix. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.
C.

Universal Design rental units. In addition to any Virginia Uniform Statewide Building
Code requirements, if the single-family attached dwelling units are offered for-rent
the following Universal Design Options shall be offered:

Commented [PB4]: These items should not be
underlined.
Commented [PB5]: Why are front load washers and
dryers not included as they are in Proffer IV.B.?

i. Front entrance doors that are a minimum of 36 inches wide;
ii. Electrical outlets that are a minimum of 18 inches high on the wall;
iii. Light switches and thermostats that are located a maximum of 48 inches high
on the wall;
iv. Lever door handles instead of door knobs on main entry door and interior
doors;
v. Weather sheltered main entry door;
vi. Smart thermostats; and
vii. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.
D.

City Center Boulevard Sidewalk. The Owner shall construct a 6-foot wide sidewalk
along City Center Boulevard (Route 1345) in the location identified on Sheet 04 of
the CDP identified as “PROP. 6’ S/W” to be located completely within a 10-foot
wide public access easement granted to the County at no public cost or completely
within dedicated public right-of-way, provided that transitions between the public
and private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of any record plat
or site plan, including any site plan amendment for the Property, whichever is first
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in time. This sidewalk shall be completed and open for use prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property. If the
sidewalk is located outside of the dedicated public road right-of-way, it will be
designed and constructed in accordance with applicable FSM standards and will be
maintained by the HOA as referenced in Proffer II.B. if the proposed dwelling units
are offered for sale or by the Owner if the proposed dwelling units are offered for
rent. If the sidewalk is located within a dedicated public road right-of-way, it will
be designed and constructed in accordance with applicable VDOT standards. The
public access easement, if applicable, shall be recorded concurrently with the first
record plat for the Property.
E.

Stefanie Drive Sidewalk. The Owner shall construct a 5-foot wide sidewalk along
Stefanie Drive (Route 2879) in the location identified on Sheet 04 of the CDP
identified as “PROP. 5’ S/W” to be located completely within a 9-foot wide public
access easement granted to the County at no public cost or completely within
dedicated public right-of-way, provided that transitions between the public and
private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of any record plat
or site plan, including any site plan amendment for the Property, whichever is first
in time. This sidewalk shall be completed and open for use prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property. If the
sidewalk is located outside of the dedicated public road right-of-way, it will be
designed and constructed in accordance with applicable FSM standards and will be
maintained by the HOA as referenced in Proffer II.B. if the proposed dwelling units
are offered for sale or by the Owner if the proposed dwelling units are offered for
rent. If the sidewalk is located within a dedicated public road right-of-way, it will
be designed and constructed in accordance with applicable VDOT standards. The
public access easement, if applicable, shall be recorded concurrently with the first
record plat for the Property.

F.

Bike Racks. The Owner shall install two bike racks that accommodate a minimum of
six bicycles each in the locations identified on Sheet 07 of the CDP as “BIKE RACK
LOCATION”. These bike racks shall be bonded prior to the approval of the first
record plat or site plan, including any site plan amendment for the Property, whichever
is first in time. These bike racks shall be installed prior to the issuance of the first
occupancy permit for a residential dwelling unit on the Property.

G.

Active Recreation Area. The Owner shall install amenities that support active
recreation in the areas identified on Sheet 07 of the CDP as “ACTIVE REC AREA”,
“CENTRAL PARK AREA”, and “PLAYGROUND”. These active recreation areas
shall include items referenced for this location on Sheets 07A and 07B of the CDP,
which may include, but are not limited to, flexible use lawn areas, outdoor tables and
chairs, benches, seat walls, cornhole court, pergola/shade structure, play equipment,
turf mounds, land forms, and exercise/fitness stations. These active recreation

Commented [PB7]: Revise Proffer I.A. to include sheets
07A and 07B.
Commented [PB8]: What are land forms? Are they
different from turf mounds?
Commented [PB9]: Any amenities which are shown on a
proffered sheet of the CDP will be required to be included
with development of the Property in addition to any that
are specifically referenced in the Proffer.
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amenities shall be bonded prior to the approval of the first record plat or site plan for
the Property, whichever is first in time. These active recreation amenities shall be
installed prior to the issuance of the first occupancy permit for a residential dwelling
unit on the Property.
V.

CAPITAL FACILITIES CONTRIBUTION
A.

VI.

Capital Facilities Contribution. The Owner shall make a one-time capital facilities
cash contribution to the County in the amount of $33,733.40 for each market rate
single-family attached dwelling unit on the Property. The amount of the said capital
facilities contribution payable for each dwelling unit, adjusted pursuant to Proffer
IX.A. below, shall be calculated at the time of the approval of the zoning permit for
each said unit and shall be payable prior to the issuance of the occupancy permit
for such unit. Said capital facilities contribution funds may be used at the County’s
discretion.

AFFORDABLE MARKET PURCHASE PROGRAM UNITS
A. Affordable Market Purchase Program Units. In addition to any ADUs provided
pursuant to Proffer I.B. above, if for-sale dwelling units are developed on the
Property, the Owner shall construct two (2) single-family attached dwelling units
on the Property as Affordable Market Purchase Program Units (“AMPPUs”), which
shall be identified as such on the zoning permit applications for said units, and when
completed, shall be offered for-sale through, and administered pursuant to Chapter
1450 of the Codified Ordinances of Loudoun County, except that the income limit
for qualified purchasers shall be between 70 percent and 100 percent of the
Washington Metropolitan Statistical Area Median Income (“AMI”) as published
by the U.S. Department of Housing and Urban Development.
B. Unmet Housing Needs Units. In addition to any ADUs provided pursuant to Proffer
I.B. above, if for-rent dwelling units are developed on the Property, the Owner shall
construct two (2) single-family attached dwelling units on the Property as Unmet
Housing Needs Units (“UHNUs”), which shall be identified as such on the zoning
permit applications for said units, and when completed, shall be offered for rent to
qualified renters at income limits for qualified renters which shall be between 50
and 100 percent of AMI.

VII.

ENVIRONMENTAL
A.

Native Species. The Owner shall use 80 percent Virginia native species, with an
emphasis on Northern Virginia natives, for landscaping throughout the Property as
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indicated on the site plan, provided that the Owner reserves the right, in consultation
with and approval by the County Urban Forester, to modify as part of site plan
approval, including any site plan amendment, the exact species to be used in order to
meet FSM requirements, 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.
B.

Low-Impact Development. The Owner shall provide a minimum of two (2) distinct
Low-Impact Development (“LID”) Best Management Practices to treat stormwater
from the Property. Such LID practices may include, but shall not be limited to,
water quality swales, bioretention facilities/rain gardens, sheet flow to vegetated
buffers, or any alternative LID practice proposed by the Owner that is deemed to
be acceptable to the Department of Building and Development. The location of the
LID practices shall be shown on the first record plat or site plan, including any site
plan amendment, whichever is first in time, on the Property.
i. The Owner shall provide LID measures, along with other qualifying
stormwater management facilities on the Property, that achieve a
minimum of 80 percent of the total required phosphorous nutrient
reductions on-site before pursuing the use of off-site compliance.

VIII.

FIRE & RESCUE CONTRIBUTION
A.

Fire and Rescue Contribution. The Owner shall make a one-time contribution of
$138.08 for each market rate dwelling unit on the Property to the County for
distribution by the County to the volunteer fire and rescue companies providing
service to the Property. The amount of said contribution, payable for each market
rate dwelling unit, 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 such contribution shall be
adjusted annually from the base year 2022, commencing on January 1 of the year
following approval of this ZMAP-2021-0004 and changing effective on January 1
of each year 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 United States Department of Labor, Bureau of Labor Statistics,
for the Washington-Arlington-Alexandria, DC-MD-VA-WV Consolidated
Metropolitan Statistical Area (“CPI”). This contribution shall be divided equally
between the servicing Fire and Rescue companies, respectively, providing fire and
rescue services to the Property. Notwithstanding the preceding, if at the time of the
application for any such zoning permit, the primary servicing fire and rescue
companies do not utilize, to an 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 proffer is to support volunteer fire and rescue

Commented [PB10]: Staff recommends the Applicant
contribute the Fire and Rescue Contribution with each
dwelling unit on the Property.
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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 as outlined
above in this Proffer, then the contribution may be halved and shall be provided to
the remaining company.
IX.

MISCELLANEOUS
A.

Escalation Clause. With the exception of the fire and rescue contribution, which is
subject to a separate annual adjustment provision as specified in Proffer VIII.A.
above, all other monetary contributions set forth in these Proffers shall be adjusted
on a yearly basis from the base year of 2022 and change effective each January 1
thereafter, in accordance with changes in the CPI.

B.

Water & Sewer. The Property will be served by public central water supply and
public central sanitary sewer systems. 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 Loudoun
Water. Such water and sanitary sewer extensions and connections shall be
constructed and installed in accordance with Loudoun Water standards. The Owner
shall acquire any offsite 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.

C.

Condominium Property Division. 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, concurrently with, or
after first or other subdivision or record plat approval shall be deemed to be required
to be performed prior to or after, as applicable, 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.

The undersigned hereby warrant that all owners with any legal interest in the Property have signed
this Proffer Statement, that no signature from any additional party is necessary for these Proffers
to be binding and enforceable in accordance with their terms, that they have full authority to bind
the Property to these conditions, and that the Proffers are entered into voluntarily.
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[SIGNATURE PAGE FOLLOWS]

TITLE OWNER OF Loudoun County Tax
Map #/80///1//102B2 (PIN 029-28-5117)

DTC Partners, LLC

By: ____________________________________

Name:___________________________________

Its: _____________________________________

STATE OF ______________________

COUNTY/CITY OF ________________

The foregoing Proffer Statement was acknowledged before me this ____ day of _______,
2022, by
as
of
, whose
name is signed to the forgoing Proffer Statement, has acknowledged the same before me.

______________________________
Notary Public

My Commission Expires: ___________________
Notary Registration #
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[SIGNATURES END]

MEMORANDUM
DATE:

August 11, 2021

TO:

Bryce Johnson, AICP, Project Manager
Land Use Review

FROM:

Bradley R. Polk, CZA, Senior Planner
Proffer Administration

CC:

Joseph Carter Jr., AICP, CZA, Program Manager
Proffer Administration

CASE NUMBER AND NAME:

PARCEL IDENTIFICATION
NUMBER (PIN):
PLAN SUBMISSION:

ZMAP-2021-0004 & SPEX-2021-0007
Colonnade

029-28-5117
2nd Submission (1st Proffer Team Review)
Proffer Statement and
Concept Development Plan

COMMENTS:
The Proffer Management Team (“Staff”) has reviewed the Proffer Statement dated
July 7, 2021, and the Concept Development Plan dated March 2021, revised through
July 1, 2021. Staff offers the following comments:
PROFFER STATEMENT
1. Please see suggestions to the draft Proffer Statement to aid in clarity of interpretation
and performance of the Proffers. Staff requests the Applicant to address the
comments contained in this memorandum and the comments included in the margin
of the attachment of suggestions to the draft proffer statement. In addition, any
suggestions that the Applicant does not agree to be addressed need to be noted in
the re-submission response letter. Staff requests a subsequent review of the resubmission.

Colonnade, 2nd Referral

ZMAP-2021-0004 & SPEX-2021-0007
August 11, 2021
Page 2 of 3

2. Please note that the word “will” is used throughout the Proffer Statement, which is
interpreted to have the same meaning as the word “shall” per Section 1-202(B) of
the Revised 1993 Loudoun County Zoning Ordinance and all proffered commitments
shall be deemed a requirement on development of the property unless the term ‘may’
is used.
3. Revise the Proffer Statement to provide an Active Recreation Space proffer that
details the amenities to be provided in the Central Park Area, Playground, and the
other active recreation space at the corner of City Center Boulevard and Stefanie
Drive. The proffer should provide triggers for the bonding of the active recreation
space amenities and triggers for the construction of said amenities.
4. Staff recommends the Applicant add a proffer regarding Design Standards for the
single family attached units as Sheets 09, 09A, and 09B include conceptual
streetscape building elevations, but the Applicant provides no commitment to
achieving this design.
5. Proffer I.A. Revise the proffer to add Sheet 07 to this list of proffered sheets subject
to substantial conformance as part of the CDP as Sheet 07 is specifically referenced
in Proffer IV.D.
6. Proffer IV.B. Will the 6’ sidewalk replace the existing 5’ sidewalk in its entirety shown
on Sheet 04? Currently, as the existing conditions are shown on Sheet 04 of the
CDP, the existing 5’ sidewalk is labeled in the same location as the proffered 6’
sidewalk along City Center Bouelvard.
7. Proffers IV.B. and IV.C. Revise the trigger for the public access easement, if
applicable to be recorded prior to the issuance of the first occupancy permit on the
Property as that is the same trigger for when the sidewalk along City Center
Boulevard and Stefanie Drive are to be constructed.
8. Proffer IV.D. Staff recommends the Applicant commit to a minimum size bike rack.
9. Proffer VII.C. This proffer is not necessary as County GIS records show no existing
wells or sewage disposal systems on the Property.
CONCEPT DEVELOPMENT PLAN
10.Sheet 01. Revise General Note 1 to replace “PD-CC-NC” with “PD-CC(NC)”.
11.Sheet 01. Revise General Note 2 to replace “PD-CC-NC” with “PD-CC(NC)”.
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12.Sheet 03. Revise the “Zone” for PIN 029-28-5117 to replace “PD-CC-NC” with “PDCC(NC)”. Make this revision throughout the plan set.
13.Sheet 04. Revise the label for the “Park Area” to be consistent with the label on
Sheet 07, “Central Park Area”.
14.Sheet 04. Revise the CDP to remove the Existing Conditions from the Property.
15.Sheet 04. Revise the BMP Narrative to be consistent with the recommended language
in Proffer VII.B. Delete the last sentence of the BMP Narrative as it is inconsistent
with Proffer VII.B.
16.Sheet 05. Revise the label for the “Park Area” to be consistent with the label on
Sheet 07, “Central Park Area”.
17.Sheet 07. Revise the Canopy Cover Table to revise the “Existing Zone(s)” to replace
“PD-CC-NC” with “PD-CC(NC)”.
18.Sheet 07. Revise the Legend to use the terminology consistent with Section 5-1400
of the Zoning Ordinance, to use “Large Deciduous Tree” and “Small Deciduous Tree”
instead of “Shade Tree” and “Ornamental Tree” as these two terms are not used in
Section 5-1400. Are these trees shown in addition to the required Road Corridor
Buffers/Buffer Yards?
Attachment: Recommended Revisions to the July 7, 2021 Proffer Statement

PROFFER STATEMENT
COLONNADE
ZMAP-2021-0004
July 7, 2021
DTC Partners, LLC, the owner (the “Owner”) of the property identified as Loudoun County PIN
029-28-5117 (Tax Map #/80///1//102B2), totaling approximately 4.15 acres (the “Property”),
more fully depicted on the Plans identified in Proffer I.A. below, on behalf of itself and its
successors in interest, hereby voluntarily proffers, 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”), that in the event the Board of Supervisors of Loudoun
County approves ZMAP-2021-0004 to rezone the Property from the Planned Development –
Commercial Center (Neighborhood Center) (“PD-CC (NC)”) zoning district, as governed by the
Zoning Ordinance, to the R-16 Townhouse/Multifamily Residential zoning district to be
administered as an affordable dwelling unit district under Section 7-900 of the Zoning Ordinance
(“R-16 ADU”), and in accordance with the Concept Development Plan, development of the
Property shall be in substantial conformance with the following conditions (“Proffers”). These
Proffers are the only development conditions that govern this Property and shall supersede the
proffer conditions of ZMAP-1990-0014, Dulles Town Center, and any other applicable zoning
application, on the Property, provided that these Proffers shall become effective only upon final
approval of this ZMAP-2021-0004. 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 enabled with authority to act on the County’s behalf, within the
context of the particular proffer provision.
I.

CONCEPT DEVELOPMENT PLAN & DEVELOPMENT SCOPE
A.

Concept Development Plan. Development of the Property shall be in substantial
conformance with Sheets 01, 04, and 05, and 07 (the “Concept Development Plan”
or “CDP”) of the 912-sheet plan set titled “COLONNADE ZMAP-2021-0004 &
SPEX-2021-0007 BROAD RUN ELECTION DISTRICT LOUDOUN COUNTY,
VIRGINIA,” dated March, 2021 and revised through July 1, 2021, prepared by
Urban, Ltd. (collectively, the “Plans”). The Concept Development Plan shall
control the general development, layout, and configuration of the Property. Minor
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 and natural features, development ordinance
requirements, other final engineering considerations, and to accommodate the
recommendations of archaeological studies, if any, provided that any such minor
adjustments shall be in accordance with Section 6-1209 of the Zoning Ordinance.

B.

Development Scope. The development of the Property shall include a maximum of
61 single-family attached dwelling units, to be offered for-rent or for-sale, inclusive
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of eight (8) Affordable Dwelling Units (“ADUs”) and two (2) dwelling units
available for-rent to households earning between 50 percent and 100 percent of the
Washington Metropolitan Statistical Area Median Income (“AMI”) or for-sale to
households earning between 70 percent and 100 percent of AMI. If for-sale units
are developed on the Property, the two (2) for-sale dwelling units available for
households earning between 70 percent and 100 percent of AMI shall be designated
as Affordable Market Purchase Program Units (“AMPPUs”).
II.

HOMEOWNERS ASSOCIATION
A.

Homeowners Association, Generally. Each property owner in the Property shall be
a member of the homeowners association (“HOA”) which shall be established to
own and maintain common property and facilities and provide standards for the
landscaping and use of privately-owned land and structures within the Property.
Concurrently with the submission of the first record plat or site plan, including any
site plan amendment, whichever is first in time for any portion of the Property,
documents for the establishment of the HOA shall be submitted to the County for
review and approval. The HOA shall be established and the associated Declaration
of Covenants (“Covenants”) and related governance documents shall be recorded
in the Land Records of Loudoun County Circuit Court (the “Land Records”) prior
to, or concurrently with, either (i) the approval of the first record subdivision plat
creating residential lots on the Property, or (ii) approval of a site plan, including
any site plan amendment for the Property.

B.

General Responsibilities. In addition to any other responsibilities of the HOA set
forth elsewhere in these Proffers, the HOA shall own and maintain all common
areas, Tree Conservation Areas, open space, and active recreation areas on the
Property and shall provide for trash removal, snow removal, street light
maintenance where applicable, and recycling services on all private streets. The
HOA shall also be responsible for the maintenance of all common recreational
facilities, all storm drainage and stormwater management easements and facilities
not maintained by the County, all private streets on the Property, bus shelters, and
all pedestrian and bicycle facilities and connections on the Property located outside
of public road right-of-way and not otherwise maintained by the County or the
Virginia Department of Transportation (“VDOT”).

C.

Annexation into Existing HOA. The Property may be annexed into an existing
HOA. If the Property is to be annexed into an existing HOA, such existing HOA
must assume responsibility for all the obligations of the HOA as required by these
Proffers, such annexation must occur by the recordation of the appropriate
documents in the Land Records, and the documents to accomplish such annexation
shall be submitted to the County for review and approval as to form and consistency
with these Proffers and must be approved and recorded, prior to or concurrently
with the approval of the first record plat or prior to the approval of the first site plan
or site plan amendment on the Property, as applicable. In the event the Property is
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annexed into an Existing HOA, there shall be no requirement to establish a new
HOA for the Property, as described in Proffer II.A..
D.

III.

IV.

Garage Conversion. The HOA Covenants 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. This prohibition shall not apply to any
garage space that is used as a model home or sales office. Any garage space used
for a model home or sales office shall be converted back to garage space prior to
the final residential settlement of that dwelling unit.

TRANSPORTATION
A.

Roadways. All private streets built on the Property will be designed and constructed
in accordance with County standards as set forth in the Facilities Standards Manual
(“FSM”), as applicable, or with such modified standards as may be approved by
the County. The maintenance of private streets shall be the responsibility of the
HOA, as established pursuant to Proffer II above.

B.

Regional Road Contribution. The Owner shall make a one-time regional road cash
contribution in the amount of $6,000.00 per each market rateresidential dwelling
unit. The amount of the said regional road contribution payable for each market
rateresidential dwelling unit, adjusted pursuant to Proffer IX.A. below, shall be
calculated at the time of the approval of the zoning permit for each said unit and
shall be payable prior to the issuance of the occupancy permit for each such unit.
Said contributions shall be payable to the County and used by the County first for
pedestrian improvements at the intersection of City Center Boulevard and Stefanie
Drive and then for road or transportation improvements in the vicinity of the
Property.

C.

Transit Contribution. The Owner shall make a one-time cash transit contribution in
the amount of $1,000.00 per each market rateresidential dwelling unit. The amount
of the said transit contribution payable for each market rate dwelling unit, adjusted
pursuant to Proffer IX.A. below, shall be calculated at the time of the approval of
the zoning permit for each said unit and shall be payable prior to the issuance of the
occupancy permit for each such unit. Said contributions shall be payable to the
County and deposited in a Transit/Rideshare Trust Fund or otherwise used by the
County to support transit services as described in the CTP.

BUILDING DESIGN AND PEDESTRIAN FACILITIES
A.

Universal Design. In addition to any Virginia Uniform Statewide Building Code
requirements, if the single-family attached dwelling units are offered for-sale, the
following Universal Design Options shall be offered at the time of initial purchase and
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installed at the purchaser’s sole cost prior to the issuance of occupancy permit for each
for-sale residential dwelling unit on the Property:
i. Blocking for reinforcement of fall grab bars;
ii. Front entrance doors that are a minimum of 36 inches wide;
iii. Electrical outlets that are a minimum of 18 inches high on the wall;
iv. Light switches and thermostats that are located a maximum of 48 inches high
on the wall;
v. Lever door handles instead of door knobs; and
vi. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style
vanity.
B.

C.

City Center Boulevard Sidewalk. The Owner shall construct a 6-foot wide sidewalk
along City Center Boulevard (Route 1345) in the location identified on Sheet 04 of
the CDP identified as “PROP. 6’ S/W” to be located completely within a 10-foot
wide public access easement granted to the County at no public cost or completely
within dedicated public right-of-way, provided that transitions between the public
and private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of any record plat
or site plan, including any site plan amendment for the Property, whichever is first
in time. This sidewalk shall be completed and open for use prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property. If the
sidewalk is located outside of the dedicated public road right-of-way, it will be
designed and constructed in accordance with applicable FSM standards and will be
maintained by the HOA as referenced in Proffer II.B. If the sidewalk is located
within a dedicated public road right-of-way, it will be designed and constructed in
accordance with applicable VDOT standards. The sidewalk public access
easement, if applicable, shall be recorded prior to the issuance of the first occupancy
permit for a residential dwelling unit on the Property.
Stefanie Drive Sidewalk. The Owner shall construct a 5-foot wide sidewalk along
Stefanie Drive (Route 2879) in the location identified on Sheet 04 ofOF the CDP
identified as “PROP. 5’ S/W” to be located completely within a 9-foot wide public
access easement granted to the County at no public cost or completely within
dedicated public right-of-way, provided that transitions between the public and
private rights-of-way may be necessary at road crossings and other areas. This
sidewalk shall be bonded for construction prior to the approval of any record plat
or site plan, including any site plan amendment for the Property, whichever is first
in time. This sidewalk shall be completed and open for use prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property. If the

Commented [PB1]: Will the 6’ sidewalk replace the existing 5’
sidewalk in its entirety shown on Sheet 04? Clarify.
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sidewalk is located outside of the dedicated public road right-of-way, it will be
designed and constructed in accordance with applicable FSM standards and will be
maintained by the HOA as referenced in Proffer II.B. If the sidewalk is located
within a dedicated public road right-of-way, it will be designed and constructed in
accordance with applicable VDOT standards. The sidewalk public access
easement, if applicable, shall be recorded prior to the issuance of the first occupancy
permit for a residential dwelling unit on the Property.
D.

V.

CAPITAL FACILITIES CONTRIBUTION
A.

VI.

Bike Racks. The Owner shall install two bike racks that accommodate a minimum of
six (6) bicycles each in the locations identified on Sheet 07 of the CDP as “BIKE
RACK LOCATION”. These bike racks shall be bonded prior to the approval of the
first record plat or site plan, including any site plan amendment for the Property,
whichever is first in time. These bike racks shall be installed prior to the issuance of
the first occupancy permit for a residential dwelling unit on the Property.

Capital Facilities Contribution. The Owner shall make a one-time capital facilities
cash contribution to the County in the amount of $33,733.40 for each market rate
single-family attached dwelling unit on the Property. The amount of the said capital
facilities contribution payable for each dwelling unit, adjusted pursuant to Proffer
IX.A. below, shall be calculated at the time of the approval of the zoning permit for
each said unit and shall be payable prior to the issuance of the occupancy permit
for such unit. Said capital facilities contribution funds may be used at the County’s
discretion.

AFFORDABLE MARKET PURCHASE PROGRAM UNITS
A. Affordable Market Purchase Program Units. In addition to any ADUs provided
pursuant to Proffer I.B. above, if for-sale dwelling units are developed on the
Property, the Owner shall construct two (2) single-family attached dwelling units
on the Property as AMPPUs, which shall be identified as such on the zoning permit
applications for said units, and when completed, shall be offered for-sale through,
and administered pursuant to Chapter 1450 of the Codified Ordinances of Loudoun
County, except that the income limit for qualified purchasers shall be between 70
percent and 100 percent of the AMI as published by the U.S. Department of
Housing and Urban Development (“HUD”).

VII.

ENVIRONMENTAL
A.

Native Species. The Owner shall use 80 percent Virginia native species, with an
emphasis on Norther Virginia natives, for landscaping throughout the Property as
indicated on the site plan, provided that the Owner reserves the right, in consultation
with and approval by the County Urban Forester, to modify as part of site plan
approval, including any site plan amendment, the exact species to be used in order to

Commented [PB3]: This is the same trigger for construction of
the sidewalk. The public access easement should be recorded
concurrently with the first record plat (this development will be
developed under a CPAP, not a STPL).
Commented [PB4]: Recommend a commitment to the minimum
size of the bike racks.
Commented [PB5]: Sheet 07 needs to be added to Proffer I.A.
as a proffered sheet of the CDP.

Colonnade
ZMAP-2021-0004
Page 6
meet FSM requirements, 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.
B.

C.

VIII.

Low-Impact Development. The Owner shall provide a minimum of two (2) distinct
Low-Impact Development (“LID”) Best Management Practices to treat stormwater
from the Property. Such LID practices may include, but shall not be limited to,
water quality swales, bioretention facilities/rain gardens, sheet flow to vegetated
buffers, or any alternative LID practice proposed by the Owner that achieves
volume reduction as specified in the VA Stormwater BMP Clearinghouse and is
deemed to be acceptable to the Department of Building and Development. The
location of the LID practices shall be shown on the first record plat or site plan,
including any site plan amendment, whichever is first in time, on the Property.
Existing Wells and Septic Systems. All existing wells and sewage disposal systems
on the Property shall be properly abandoned in accord with all Loudoun County
Health Department requirements prior to the approval of the first record plat, site
plan, including any site plan amendment, whichever is first in time, on the Property.

FIRE & RESCUE CONTRIBUTION
A.

Fire and Rescue Contribution. The Owner shall make a one-time contribution of
$138.08 for each market rateresidential dwelling unit on the Property to the County
for distribution by the County to the volunteer fire and rescue companies providing
service to the Property. The amount of said contribution, payable for each market
rate dwelling unit, 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 such contribution shall be
adjusted annually from the base year 20222021, commencing on January 1 of the
year following approval of this ZMAP-2021-0004 and changing effective on
January 1 of each year 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 United States Department of Labor, Bureau of Labor Statistics,
for the Washington-Arlington-Alexandria, DC-MD-VA-WV Consolidated
Metropolitan Statistical Area (“CPI”). This contribution shall be divided equally
between the servicing Fire and Rescue companies, respectively, providing fire and
rescue services to the Property. Notwithstanding the preceding, if at the time of the
application for any such zoning permit, the primary servicing fire and rescue
companies do not utilize, to an 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 proffer 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 as outlined
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above in this Proffer, then the contribution may be halved and shall be provided to
the remaining company.
IX.

MISCELLANEOUS
A.

Escalation Clause. With the exception of the fire and rescue contribution, which is
subject to a separate annual adjustment provision as specified in Proffer IXVIII.A.
above, all other monetary contributions set forth in these Proffers shall be adjusted
on a yearly basis from the base year of 2022 2021 and change effective each January
1 thereafter, in accordance with changes in the CPI.

B.

Water & Sewer. The Property will be served by public central water supply and
public central sanitary sewer systems. 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 Loudoun
Water. Such water and sanitary sewer extensions and connections shall be
constructed and installed in accordance with Loudoun Water standards. The Owner
shall acquire any offsite 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.

C.

Condominium Property Division. 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, concurrently with, or
after first or other subdivision or record plat approval shall be deemed to be required
to be performed prior to or after, as applicable, 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.

The undersigned hereby warrant that all owners with any legal interest in the Property have signed
this Proffer Statement, that no signature from any additional party is necessary for these Proffers
to be binding and enforceable in accordance with their terms, that they have full authority to bind
the Property to these conditions, and that the Proffers are entered into voluntarily.
[SIGNATURE PAGE FOLLOWS]

TITLE OWNER OF Loudoun County Tax
Map #/80///1//102B2 (PIN 029-28-5117)
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DTC Partners, LLC
By: ____________________________________
Name:___________________________________
Its: _____________________________________

STATE OF ______________________
COUNTY/CITY OF ________________
The foregoing Proffer Statement was acknowledged before me this ____ day of _______,
20212, by
as
of
, whose
name is signed to the forgoing Proffer Statement, has acknowledged the same before me.

______________________________
Notary Public

My Commission Expires: ___________________
Notary Registration #
[SIGNATURES END]

MEMORANDUM
To:

Bryce Johnson, Project Manager

From:

Josh Elkins, Senior Planner

Date:

March 23, 2022

Re:

ZMAP-2021-0004 and SPEX-2021-0007

PIN:

029-28-5117

CC:

Ryan Reed, Deputy Zoning Administrator

Colonnade

Michelle Lohr, Deputy Zoning Administrator
Zoning Administration staff has reviewed the 5th submission materials and offers the
following comments:

CDP COMMENTS:
1. Previous Comment: Zoning Administration staff cannot determine if the house locations
meet the lot standards of Section 7-903. Either show individual lot locations on Sheet 4
or show a typical lot detail with dimensions labeled.
Previous Comment: The applicant has provided typical lot details on Sheet 4, however
the details should also depict the typical lot lines in addition to depicting the yard lines.
Additionally, the applicant has provided a note that says the typical lot details only apply
to the for-sale option and not the for-rent option. The applicant should provide a typical
detail of the for-rent option lots as well.
Previous Comment: The applicant shows the lot line and yard lines as the same line on
the Typical Lot Details. The applicant states that the modification applies to rear-loaded
single family attached units. But the applicant depicts a 10’ front yard for the frontloaded units as well. Additionally, what is the rationale for leaving approximately 8 feet
of driveway within common space as opposed to the entire driveway being located within
the lot? The applicant has not shown lot lines on the Typical Unit Configuration detail.
Please clarify and revise the typical lot details as necessary to address these comments.
Previous Comment: The yard is the space between the lot line and the building for each
side of the principal building. Delete the “Lot Line/ Bldg. Footprint” label for the For Rent
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option typical unit configuration as this implies a 0’ yard line. The lot line for these units
would be the boundary of the site or right-of-way line. Additionally, the applicant depicts
an optional deck extending to the rear lot line. If the applicant would like to extend the
deck to the rear property line, then a modification is required for Section 5-200(B)(10).
New Comment: The 22’ rear loaded detail still incorrectly labels the “lot line”.
appears to be pointing to the optional deck line. Correct this discrepancy.

It

MEMORANDUM
To:

Bryce Johnson, Project Manager

From:

Josh Elkins, Senior Planner

Date:

February 1, 2022

Re:

ZMAP-2021-0004 and SPEX-2021-0007

PIN:

029-28-5117

CC:

Ryan Reed, Deputy Zoning Administrator

Colonnade

Michelle Lohr, Deputy Zoning Administrator
Zoning Administration staff has reviewed the 4th submission materials and offers the
following comments:

CDP COMMENTS:
1. Previous Comment: Zoning Administration staff cannot determine if the house locations
meet the lot standards of Section 7-903. Either show individual lot locations on Sheet 4
or show a typical lot detail with dimensions labeled.
Previous Comment: The applicant has provided typical lot details on Sheet 4, however
the details should also depict the typical lot lines in addition to depicting the yard lines.
Additionally, the applicant has provided a note that says the typical lot details only apply
to the for-sale option and not the for-rent option. The applicant should provide a typical
detail of the for-rent option lots as well.
Previous Comment: The applicant shows the lot line and yard lines as the same line on
the Typical Lot Details. The applicant states that the modification applies to rear-loaded
single family attached units. But the applicant depicts a 10’ front yard for the frontloaded units as well. Additionally, what is the rationale for leaving approximately 8 feet
of driveway within common space as opposed to the entire driveway being located within
the lot? The applicant has not shown lot lines on the Typical Unit Configuration detail.
Please clarify and revise the typical lot details as necessary to address these comments.
New Comment: The yard is the space between the lot line and the building for each
side of the principal building. Delete the “Lot Line/ Bldg. Footprint” label for the For Rent
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option typical unit configuration as this implies a 0’ yard line. The lot line for these units
would be the boundary of the site or right-of-way line. Additionally, the applicant depicts
an optional deck extending to the rear lot line. If the applicant would like to extend the
deck to the rear property line, then a modification is required for Section 5-200(B)(10).

MEMORANDUM
To:

Bryce Johnson, Project Manager

From:

Josh Elkins, Senior Planner

Date:

November 22, 2021

Re:

ZMAP-2021-0004 and SPEX-2021-0007

PIN:

029-28-5117

CC:

Ryan Reed, Deputy Zoning Administrator

Colonnade

Michelle Lohr, Deputy Zoning Administrator
Zoning Administration staff has reviewed the 3rd submission materials and offers the
following comments:

CDP COMMENTS:
1. Previous Comment: Zoning Administration staff cannot determine if the house locations
meet the lot standards of Section 7-903. Either show individual lot locations on Sheet 4
or show a typical lot detail with dimensions labeled.
Previous Comment: The applicant has provided typical lot details on Sheet 4, however
the details should also depict the typical lot lines in addition to depicting the yard lines.
Additionally, the applicant has provided a note that says the typical lot details only apply
to the for-sale option and not the for-rent option. The applicant should provide a typical
detail of the for-rent option lots as well.
New Comment: The applicant shows the lot line and yard lines as the same line on the
Typical Lot Details. The applicant states that the modification applies to rear-loaded
single family attached units. But the applicant depicts a 10’ front yard for the frontloaded units as well. Additionally, what is the rationale for leaving approximately 8 feet
of driveway within common space as opposed to the entire driveway being located within
the lot? The applicant has not shown lot lines on the Typical Unit Configuration detail.
Please clarify and revise the typical lot details as necessary to address these comments.
2. Previous Comment: The applicant should show/specify more detail as it relates to the
active recreation space. Specifically, describe the associated activities that would
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classify the proposed space as active recreation as opposed to passive recreation in
accordance with the Article 8 definitions.
Previous Comment: The applicant has provided typical site amenity options for the active
recreation areas with this plan. However, the area labeled as Active Open Space 2 does
not meet the Article 8 definition of active recreation. See the definitions for both “active
recreation” and “open space, active recreation” below for possible amenities to include.
a. Open space, active recreation: That open space that is designed for recreational
purposes, to include, but not to, be limited to such uses as ballfields, multipurpose courts, swimming pools, tennis courts, golf courses, play lots and
playgrounds, camping, picnicking, boating, fishing, equestrian activities, walking
and biking trails, and activities incidental and related to the foregoing. (In the TR
and JLMA districts, these recreational facilities may include HOA facilities.)
Recreational facilities may be open to the public for a fee, provided the intent of
the open space requirements is maintained. Examples of acceptable for-fee
facilities include golf courses and sports pavilions where such facilities are utilized
and enjoyed by the development but that must secure outside users for economic
viability.
b. Active recreational uses: Recreational uses requiring constructed facilities for
organized activities, such as playing fields, ball courts, and playgrounds.
New Comment: Proffer IV.G states that the active recreation amenities shall include
the items referenced on Sheets 07A and 07B. Please revise Proffer I to reference Sheets
07A and 07B regarding substantial conformance with the CDP.
3. Previous Comment: The parking tabulations on Sheet 4 should be revised to meet the
requirements of Section 5-1102. Specifically, .5 spaces/ dwelling unit must be provided
off lot.
Previous Comment: Comment not addressed. The parking requirement must be stated
correctly as stated in the zoning ordinance. If the applicant intends to demonstrate
compliance with parking requirement at site plan or subdivision stage simply remove the
proposed tabulations and provide a note that states, “Compliance with the parking
requirements of Section 5-1102 of the Zoning Ordinance shall be demonstrated at the
site plan or subdivision stage”.
New Comment: The applicant states that .5 spaces/ unit(off-lot) are required. Note
that these spaces are not in addition to the 3 spaces/unit. The intent of the previous
comment was just to state the requirement as it is written in the Zoning Ordinance. Also,
instead of stating “surface spaces” refer to these as “off-lot spaces” as they are
referenced in the Zoning Ordinance.
4. Previous Comment: Zoning Administration staff recommends removing the canopy
coverage and buffer yard tabulations from Sheet 7 unless it has been specifically
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requested by the County Urban Forester or a modification is requested. It is more
feasible to demonstrate compliance with canopy coverage and buffer yards at the site
plan or subdivision stage of development. With that said, if the applicant chooses to keep
the buffer tabulations on the plan, please address the following:
A. Single Family Attached adjacent to Single Family Attached does not require
a buffer yard in accordance with Section 5-1404(B).
B. Zoning Administration staff notes that PIN 029-28-6177 is a day care facility
and would require a Type A Buffer in accordance with Section 5-1404(B).
New Comment: Correct the use label for PIN 029-28-6177 as it is currently labeled
“Commercial/ Industrial” but should be labeled “Child Care Facility”.
5.

New Comment: Revise Proffer IV.F to reference the bike rack locations on Sheet 7A
or also label the 2nd bike rack location on Sheet 7. Currently only one bike rack is labeled
on Sheet 7.

MEMORANDUM
To:

Bryce Johnson, Project Manager

From:

Josh Elkins, Senior Planner

Date:

August 6, 2021

Re:

ZMAP-2021-0004 and SPEX-2021-0007

PIN:

029-28-5117

CC:

Ryan Reed, Deputy Zoning Administrator

Colonnade

Michelle Lohr, Deputy Zoning Administrator
Zoning Administration staff has reviewed the 2nd submission materials and offers the
following comments:

CDP COMMENTS:
1. Previous Comment: Amend the “*” note below the yard requirements on Sheet 4 as the
special exception is being requested pursuant to Section 7-903(C)(3).
New Comment: The applicant has correctly revised the “*” note. However, the
applicant has also changed the SPEX Request Table on Sheet 4. The SPEX Request Table
should still state the section being modified which is 7-903(C)(1)(a).
2. Previous Comment: Zoning Administration staff cannot determine if the house locations
meet the lot standards of Section 7-903. Either show individual lot locations on Sheet 4
or show a typical lot detail with dimensions labeled.
New Comment: The applicant has provided typical lot details on Sheet 4, however the
details should also depict the typical lot lines in addition to depicting the yard lines.
Additionally, the applicant has provided a note that says the typical lot details only apply
to the for-sale option and not the for-rent option. The applicant should provide a typical
detail of the for-rent option lots as well.
3. Previous Comment: The applicant should show/specify more detail as it relates to the
active recreation space. Specifically, describe the associated activities that would
classify the proposed space as active recreation as opposed to passive recreation in
accordance with the Article 8 definitions.
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New Comment: The applicant has provided typical site amenity options for the active
recreation areas with this plan. However, the area labeled as Active Open Space 2 does
not meet the Article 8 definition of active recreation. See the definitions for both “active
recreation” and “open space, active recreation” below for possible amenities to include.
a. Open space, active recreation: That open space that is designed for
recreational purposes, to include, but not to, be limited to such uses as ballfields,
multi-purpose courts, swimming pools, tennis courts, golf courses, play lots and
playgrounds, camping, picnicking, boating, fishing, equestrian activities, walking
and biking trails, and activities incidental and related to the foregoing. (In the TR
and JLMA districts, these recreational facilities may include HOA facilities.)
Recreational facilities may be open to the public for a fee, provided the intent of
the open space requirements is maintained. Examples of acceptable for-fee
facilities include golf courses and sports pavilions where such facilities are utilized
and enjoyed by the development but that must secure outside users for economic
viability.
b. Active recreational uses: Recreational uses requiring constructed facilities for
organized activities, such as playing fields, ball courts, and playgrounds.
4. Previous Comment: The parking tabulations on Sheet 4 should be revised to meet the
requirements of Section 5-1102. Specifically, .5 spaces/ dwelling unit must be provided
off lot.
New Comment: Comment not addressed. The parking requirement must be stated
correctly as stated in the zoning ordinance. If the applicant intends to demonstrate
compliance with parking requirement at site plan or subdivision stage simply remove the
proposed tabulations and provide a note that states, “Compliance with the parking
requirements of Section 5-1102 of the Zoning Ordinance shall be demonstrated at the
site plan or subdivision stage”.
5. New Comment: Zoning Administration staff recommends removing the canopy
coverage and buffer yard tabulations from Sheet 7 unless it has been specifically
requested by the County Urban Forester or a modification is requested. It is more
feasible to demonstrate compliance with canopy coverage and buffer yards at the site
plan or subdivision stage of development. With that said, if the applicant chooses to keep
the buffer tabulations on the plan, please address the following:
A. Single Family Attached adjacent to Single Family Attached does not require
a buffer yard in accordance with Section 5-1404(B).
B. Zoning Administration staff notes that PIN 029-28-6177 is a day care facility
and would require a Type A Buffer in accordance with Section 5-1404(B).

MEMORANDUM
To:

Bryce Johnson, Project Manager

From:

Josh Elkins, Senior Planner

Date:

May 24, 2021

Re:

ZMAP-2021-0004 and SPEX-2021-0007

PIN:

029-28-5117

CC:

Ryan Reed, Deputy Zoning Administrator

Colonnade

Michelle Lohr, Deputy Zoning Administrator
The subject property is currently Zoned PD-CC(NC). The applicant is proposing to rezone
the entire 4.15 acre property to R-16 (ADU) for townhouse/multifamily use. The applicant
is also proposing a special exception to modify the front yard requirement for townhouses
in the R-16 (ADU). Zoning Administration staff has reviewed the submission materials and
offers the following comments:

CDP COMMENTS:
1. Edit Note 1 on Sheet 1 to remove the words “a portion of that parcel” as the subject
property appears to be the entire parcel.
2. Amend the “*” note below the yard requirements on Sheet 4 as the special exception is
being requested pursuant to Section 7-903(C)(3).
3. Zoning Administration staff notes that proposed individual lots are not shown on this
plan. Please note that if the road corridor buffer is provided on individual lots it must be
located within an easement dedicated to Loudoun County per Section 5-1403(A)(4). Be
advised that Zoning Administration staff cannot confirm if individual lots meet the
frontage requirements of Section 1-205(A). If the rear loaded townhomes front on an
open space strip as opposed to the street then be advised a modification of Section 1205(A) would be required.
4. Zoning Administration staff cannot determine if the house locations meet the lot
standards of Section 7-903. Either show individual lot locations on Sheet 4 or show a
typical lot detail with dimensions labeled.
5. The applicant should show/specify more detail as it relates to the active recreation space.
Specifically, describe the associated activities that would classify the proposed space as
active recreation as opposed to passive recreation in accordance with the Article 8
definitions.
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6. Provide a tabulation on Sheet 4 that states the number of required and provided ADUs
to demonstrate compliance with Section 7-100.
7. The parking tabulations on Sheet 4 should be revised to meet the requirements of
Section 5-1102. Specifically, .5 spaces/ dwelling unit must be provided off lot.
Zoning Map Amendment Matters for Consideration (Section 6-1210(E)):
8. 6-1210(E)(1): Appropriateness of the proposed uses based on the Comprehensive Plan,
trends in growth and development, the current and future requirements of the
community as to land for various purposes as determined by population and economic
studies and other studies and the encouragement of the most appropriate use of land
throughout the locality.
Zoning Administration staff defers to Community Planning regarding consistency with
the Comprehensive Plan.
9. 6-1210(E)(2): The existing character and use of the subject property and suitability for
various uses, compatibility with uses permitted and existing on other property in the
immediate vicinity, and conservation of land values.
Zoning Administration staff defers to Community Planning regarding whether the
proposal is compatible with existing and permitted uses on property in the immediate
vicinity, and the conservation of land values.
10.6-1210(E)(3): Adequacy of sewer and water, transportation, and other infrastructure to
serve the uses that would be permitted on the property if it were reclassified to a
different zoning district.
Zoning Administration staff defers to Loudoun Water regarding the adequacy of sewer
and water and to DTCI regarding the adequacy of transportation infrastructure to serve
the uses that would be permitted on the property if the rezoning request is approved.
11.6-1210(E)(4): The requirements for airports, housing, schools, parks, playgrounds,
recreational areas and other public services.
Zoning Administration staff defers to MWAA in regard to airport requirements, to LCPS
in regard to public school requirements, the Department of Parks and Recreation in
regard to parks and recreational uses.
12.6-1210(E)(5): Potential impacts on the environment or natural features including but
not limited to wildlife habitat, wetlands, vegetation, water quality (including
groundwater), topographic features, air quality, scenic, archaeological, and historic
features, and agricultural and forestal lands and any proposed mitigation of those
impacts.
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Zoning Administration staff defers to Comprehensive Planning Staff and the Natural
Resources Team regarding mitigation of environmental impacts.
13.6-1210(E)(6): The protection of life and property from impounding structure failures.
There are no impounding structures on the property.
Special Exception Issues for Consideration (Section 6-1309):
14.6-1309(1): Whether the proposed minor special exception or special
exception is consistent with the Comprehensive Plan.
Zoning Administration staff defers to the Community Planning Division as to whether the
application is consistent with the Comprehensive Plan.
15.6-1309(2): Whether the level and impact of any noise, light, glare, odor or other
emissions generated by the proposed use will negatively impact surrounding uses.
The applicant intends to meet the buffer yard requirements and performance standards
for noise and light glare required by the Zoning Ordinance. Zoning Administration staff
defers to the Community Planning Division to determine if alternative mitigation
techniques are appropriate.
16.6-1309(3): Whether the proposed use is compatible with other existing or proposed uses
in the neighborhood, and on adjacent parcels.
Zoning Administration staff defers to the Community Planning Division as to the
compatibility of proposed uses.
17.6-1309(4): Whether the proposed special exception or minor special exception
adequately protects and mitigates impacts on the environmental or natural features
including, but not limited to, wildlife habitat, vegetation, wetlands, water quality
including groundwater, air quality, topographic, scenic, archaeological or historic
features, and agricultural and forestall lands.
Zoning Administration staff defers to the Community Planning Division and the
Department of Building and Development Natural Resource Team in regard to the
adequacy of environmental mitigation and protection.
18.6-1309(5): Whether the proposed special exception at the specified location will
contribute to or promote the welfare or convenience of the public.
The application proposes affordable housing units which helps achieve the goal of
providing more affordable housing options throughout the County.
Zoning
Administration staff defers to the Community Planning Division as to whether this
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location of residential townhomes and affordable housing units is in conformance with
the Comprehensive Plan.
19.6-1309(6): Whether the proposed special exception can be served adequately by public
utilities and services, roads, pedestrian connections and other transportation services
and, in rural areas, by adequate on-site utilities.
Zoning Administration staff defers to the Loudoun County Department of Environmental
Health and the Department of Transportation and Capital Infrastructure (DTCI) for
specific comments.

Memorandum
Date:

3/28/2022

To:

Bryce Johnson, AICP, Project Manager, Planning & Zoning

From:

Brian P. Reagan, AICP, Housing Programs Manager

Subject:

Colonnade (ZMAP-2021-0004; SPEX-2021-0007) 5th Submission

PROJECT PROPOSAL:
The Application requests the following: to rezone approximately 4.15-acre property from PD-CC-NC
to R-16, Townhouse/Multi-family Residential for the development of 61 single-family attached
dwelling units inclusive of 8 Affordable Dwelling Units (ADUs) and 2 Unmet Housing Needs Units
(UHNUs).
GENERAL PLAN:
Suburban Mixed Use Place Type
“Reducing the distance between home, work, and entertainment/retail destinations, Suburban Mixed
Use areas serve as logical locations for transit stops. Accessory residential units are also appropriate
for the area and may consist of apartments in the principal structure, garage apartments, or other
outbuildings approved by the County. In such specialized designs, office and residential parking
structures, gas stations, car washes, drive-throughs, and other auto-related functions would be located
along streets primarily designed for the automobile. Office, multifamily buildings and store entrances
would be located along streets designed primarily for pedestrians.
Over time, existing commercial developments within Suburban Mixed Use areas should be
redeveloped with a vertically integrated mix of uses on the site. Multi-family residential can also be
introduced into the design of existing suburban-style commercial developments as an initial step
toward creating vibrant, walkable mixed-use communities.”
Chapter 2 – Land Use, Infill and Redevelopment
The Application’s Statement of Justification dated July 7, 2021, states that certain infill strategies
“specifically apply to the Property due to its 4.15-acre size and its infill location in the middle of an
entirely developed area.” As such, the County’s vision for such development states:
Policy 1: Ensure reinvestment initiatives and redevelopment, infill development, and adaptive reuse
projects will enhance quality of life and neighborhood character, fulfill community needs, and improve
economic opportunities.

Strategy 1.2. Support projects that provide community amenities, fulfill community needs, and
benefit the surrounding communities.
Action C. Ensure residential and mixed-use projects increase and diversify housing
opportunities when in conformance with other Plan policies.
Policy 3: Promote redevelopment and infill projects that balance compatibility and integration with
new housing choices and creative designs.
Strategy 3.1. Redevelopment and infill projects will be evaluated based on compatibility and
the integration of the development within the context of the surrounding development
patterns.
Action A. Ensure redevelopment and infill development is compatible with the
surrounding development. As appropriate, elements of the Place Types should be
incorporated to the fullest extent possible.
Action B. Ensure residential development on infill sites is designed to fit into the
surrounding context.
Chapter 4 – Housing
The County’s housing vision is to provide housing options that can accommodate a variety of
lifestyles, households, ages, cultures, market preferences, incomes, and needs. “The County’s primary
housing objective is to ensure that an adequate supply of housing—varied in type and price and located
near necessary services and amenities—is available for existing and future residents.” Additionally,
according to the 2019 General Plan, “a sufficient supply of housing that is affordable—that is, requiring
no more than 30 percent of household income—for all households at all income levels is vital to the
economic health of the entire community. A continuum of housing choices is necessary to attract and
retain employers and workers and to create a resilient, inclusive, and diverse community.” To
accomplish these goals, the continuum of housing affordability should be provided as part of this
rezoning.
UNMET HOUSING NEEDS STRATEGIC PLAN (Adopted September 8, 2021)
“The demand for low-income units over 2021-2040 may be larger than projected and will be
represented by growing levels of cost-burden, overcrowding and in-commuting households. By setting
the goal that 20 percent of the new housing forecasted to be built as the result of the land use planning
policies of the 2019 GP will be affordable housing, the County will add 8,200 new affordable housing
units to the supply by 2040 with the goal to achieve 16,000 affordable, attainable housing units (8,200
new units and access to and/or the preservation of 7,800 existing units) by 2040. The annual attainable
housing unit goal is defined as any housing for sale or rent entering the marketplace each year
affordable to families with incomes at or below 100% AMI. Such housing can be directly provided
through Affordable Dwelling Unit (ADU)/Affordable Market Purchase Program Unit
(AMPPU)/Affordable Housing Unit (AHU) new development or indirectly provided through policy
changes enabling more accessory dwelling units, commercial innovation leading to market-rate units
made affordable through innovative design, units made affordable through initiatives such as
rental/down payment/monthly payment assistance programs, etc.”
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Attainable housing, either through new units, access to, and/or preservation of units, can be provided
through, but are not limited to:
•
•
•
•
•
•
•
•
•
•
•
•

Unmet Housing Needs Unit (UHNU) Rental Program (serves households between 0% - 30%
AMI).
Affordable Dwelling Unit (ADU) Rental Program (serves households between 30% - 50%
AMI).
Affordable Dwelling Unit (ADU) Purchase Program (serves households between 30% - 70%
AMI).
Unmet Housing Needs Unit (UHNU) Purchase Program, aka Affordable Market Purchase
Program (AMPP) (serves households between 70% - 100% AMI).
Affordable Housing Units (AHUs), as defined in the Loudoun County Zoning Ordinance.
Innovative design.
Accessory dwelling units.
Units made affordable through initiatives such as rental assistance, down payment and closing cost
assistance, and other payment assistance programs, that align with and/or support existing County
housing programs.
Public land and facilities for housing.
Land donation to the County or land bank.
Land donation to the state Community Land Trust or local non-profit.
Sufficient cash contributions for unmet housing needs units, aligning with UHNSP policies.

The County relies on partnerships among community development and human service agencies and
departments, non-profits, the private sector, and affordable housing developers to reach the 20%
affordability goal in all new residential development as set forth in the UHNSP. Staff expects each
development to provide a variety of affordable housing options, above and beyond the required
affordability set forth in the County’s ordinances, that offer a robust and diverse living environment
for households along the 0-100% AMI income continuum. The Department of Housing and
Community Development encourages an ongoing partnership with the Applicant to bring innovative,
creative ideas to achieve an increased amount of housing affordability to this new development.
DISCUSSION:
Overall Affordability:
Based on what is proposed, 10 of the proposed 61 new units are planned to be affordable. This
equates to 16.4% affordability of the overall project in terms of new units. The County has a goal of
20% affordability for new housing units. While 16.4% of the units proposed will be affordable as
ADUs and UHNUs, the application does not fully address unmet housing needs.
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Does this application plan to meet the ADU requirements of Article 7

Yes

Does this application plan to exceed the ADU requirements of Article 7
Does this application plan to provide new, affordable units aside from the required ADUs?
Does this application plan to address unmet housing needs in the County through access
and/or preservation?
Does this application address unmet housing needs in the County through other ways?

No
Yes
No
No

Affordable Dwelling Units (ADUs):
Per the Proffer Statement dated March 11, 2022, “No individual dwelling unit on the Property shall
exceed 2,100 square feet in habitable space. At least two ADUs will be greater than 16 feet in width.”
•
•
•

What is the rationale for this specific square footage (2,100) and how was it derived?
How is “habitable space” defined and what areas of the unit will not be included in the 2,100
square feet calculation?
Assuming all ADUs, except for 2, will be 16 feet wide, what is the commitment for the other
2 ADUs and what is the commitment for the market-rate units?

Unmet Housing Needs Units (UHNUs):
Housing and Community Development appreciates the potential addition of 2 rental units above and
beyond the ADU requirement. However, staff continues to have concerns regarding the income
thresholds proposed for these units. The Proffer Statement dated March 11, 2022, states that units
“shall be offered for rent to qualified renters at income limits for qualified renters which shall be
between 50 and 100 percent of AMI.” This AMI range is not where the greatest need is in the County
for rental units. If the units are provided, staff recommends making them available to 0-30% AMI as
this is where the greatest needs are for rental units along the continuum. Providing units for the 030% AMI income level would provide valuable housing options for those with incomes below $38,700
for a household of 4. Under the current proposal, 2 units would be provided for those with incomes
below $129,000 for a household of 4 (almost $100,000 more than a household of 4 at 30%), of which
households with incomes from 70% to 100% are likely to afford market rate rental prices.
Additionally, the County does not have an established program to administer these rental units at 50100% AMI. An alternative recommendation is to provide as ADU Rental units which would serve
30-50% AMI.
According to the County’s Unmet Housing Needs Strategic Plan, “the County has a deficit of
approximately 2,000 rental units for households with incomes up to 30% AMI (extremely low-income
households). These households include older adults, persons with disabilities, and low-wage workers.
Due to the extreme lack of housing affordable to them, these households rent higher priced units and
become cost-burdened—82% of rental households with incomes up to 30% AMI and 83% of
households with incomes up to 50% AMI in Loudoun County are cost-burdened.”
Universal Design Features
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Housing and Community Development staff continues to have concerns regarding the proposed
development’s support for older adults to age in place within the proposed single family attached unit
type. Current Proffer language includes “the following Universal Design Options shall be offered at
the time of initial purchase and installed at the purchaser’s sole cost.” While the application has
included proffer language giving purchasers the option of adding universal design elements to the unit,
Housing and Community Development strongly recommends that certain universal design features
be provided in all units, especially in the ADUs and UHNUs being delivered. Are any basic
accessibility or universal design being provided in the units, or only if requested by the purchaser?
Accessory Dwelling Units:
Per the Response Letter dated December 22, 2021, “The Applicant would be willing to not include
language as part of the HOA covenants that would prohibit accessory dwelling units.” While this is
very much appreciated, it is requested that the Proffer Statement include language to reflect this
commitment.
RECOMMENDATIONS:
While Housing and Community Development certainly appreciates the proposed 16.4% overall
affordability, there are still concerns with the Unmet Housing Needs Unit (UHNU) Rental proposal.
Households earning 0-30% AMI is where the greatest need is for rental units as opposed to 50-100%
AMI. Also, staff continues to emphasize its desire to see the provision of universal design features to
allow older adults in the community to age in place and remain in the home they love.
Additionally, the proposal in its current format does not meet the 20% affordability goal envisioned
by the County’s Unmet Housing Needs Strategic Plan adopted by the Board of Supervisors on
September 8, 2021. While 16.4% of the units proposed will be affordable as ADUs and UHNUs, the
application does not fully address unmet housing needs.

Page 5 of 5

Memorandum
Date:

3/4/2022

To:

Bryce Johnson, AICP, Project Manager, Planning & Zoning

From:

Brian P. Reagan, AICP, Housing Programs Manager, Office of Housing

Subject:

Colonnade (ZMAP-2021-0004; SPEX-2021-0007) 4th Submission

PROJECT PROPOSAL:
The Application requests the following: to rezone approximately 4.15-acre property from PD-CC-NC
to R-16, Townhouse/Multi-family Residential for the development of 61 single-family attached
dwelling units inclusive of 8 Affordable Dwelling Units (ADUs) and 2 Unmet Housing Needs Units
(UHNUs).
GENERAL PLAN:
Suburban Mixed Use Place Type
“Reducing the distance between home, work, and entertainment/retail destinations, Suburban MixedUse areas serve as logical locations for transit stops. Accessory residential units are also appropriate
for the area and may consist of apartments in the principal structure, garage apartments, or other
outbuildings approved by the County. In such specialized designs, office and residential parking
structures, gas stations, car washes, drive-throughs, and other auto-related functions would be located
along streets primarily designed for the automobile. Office, multifamily buildings, and store entrances
would be located along streets designed primarily for pedestrians.
Over time, existing commercial developments within Suburban Mixed-Use areas should be
redeveloped with a vertically integrated mix of uses on the site. Multi-family residential can also be
introduced into the design of existing suburban-style commercial developments as an initial step
toward creating vibrant, walkable mixed-use communities.”
Chapter 2 – Land Use, Infill and Redevelopment
The Application’s Statement of Justification dated July 7, 2021, states that certain infill strategies
“specifically apply to the Property due to its 4.15-acre size and its infill location in the middle of an
entirely developed area.” As such, the County’s vision for such development states:
Policy 1: Ensure reinvestment initiatives and redevelopment, infill development, and adaptive reuse
projects will enhance quality of life and neighborhood character, fulfill community needs, and improve
economic opportunities.

Strategy 1.2. Support projects that provide community amenities, fulfill community needs, and
benefit the surrounding communities.
Action C. Ensure residential and mixed-use projects increase and diversify housing
opportunities when in conformance with other Plan policies.
Policy 3: Promote redevelopment and infill projects that balance compatibility and integration with
new housing choices and creative designs.
Strategy 3.1. Redevelopment and infill projects will be evaluated based on compatibility and
the integration of the development within the context of the surrounding development
patterns.
Action A. Ensure redevelopment and infill development is compatible with the
surrounding development. As appropriate, elements of the Place Types should be
incorporated to the fullest extent possible.
Action B. Ensure residential development on infill sites is designed to fit into the
surrounding context.
Chapter 4 – Housing
The County’s housing vision is to provide housing options that can accommodate a variety of
lifestyles, households, ages, cultures, market preferences, incomes, and needs. “The County’s primary
housing objective is to ensure that an adequate supply of housing—varied in type and price and located
near necessary services and amenities—is available for existing and future residents.” Additionally,
according to the 2019 General Plan, “a sufficient supply of housing that is affordable—that is, requiring
no more than 30 percent of household income—for all households at all income levels is vital to the
economic health of the entire community. A continuum of housing choices is necessary to attract and
retain employers and workers and to create a resilient, inclusive, and diverse community.” To
accomplish these goals, the continuum of housing affordability should be provided as part of this
rezoning.
UNMET HOUSING NEEDS STRATEGIC PLAN (Adopted September 8, 2021)
“The demand for low-income units over 2021-2040 may be larger than projected and will be
represented by growing levels of cost-burden, overcrowding and in-commuting households. By setting
the goal that 20 percent of the new housing forecasted to be built as the result of the land use planning
policies of the 2019 GP will be affordable housing, the County will add 8,200 new affordable housing
units to the supply by 2040 with the goal to achieve 16,000 affordable, attainable housing units (8,200
new units and access to and/or the preservation of 7,800 existing units) by 2040. The annual attainable
housing unit goal is defined as any housing for sale or rent entering the marketplace each year
affordable to families with incomes at or below 100% AMI. Such housing can be directly provided
through Affordable Dwelling Unit (ADU)/Affordable Market Purchase Program Unit
(AMPPU)/Affordable Housing Unit (AHU) new development or indirectly provided through policy
changes enabling more accessory dwelling units, commercial innovation leading to market-rate units
made affordable through innovative design, units made affordable through initiatives such as
rental/down payment/monthly payment assistance programs, etc.”
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Attainable housing, either through new units, access to, and/or preservation of units, can be provided
through, but are not limited to:
•
•
•
•
•
•
•
•
•
•
•
•

Unmet Housing Needs Unit (UHNU) Rental Program (serves households between 0% - 30%
AMI).
Affordable Dwelling Unit (ADU) Rental Program (serves households between 30% - 50%
AMI).
Affordable Dwelling Unit (ADU) Purchase Program (serves households between 30% - 70%
AMI).
Unmet Housing Needs Unit (UHNU) Purchase Program, aka Affordable Market Purchase
Program (AMPP) (serves households between 70% - 100% AMI)
Affordable Housing Units (AHUs), as defined in the Loudoun County Zoning Ordinance.
Innovative design.
Accessory dwelling units.
Units made affordable through initiatives such as rental assistance, down payment and closing cost
assistance, and other payment assistance programs, that align with and/or support existing County
housing programs.
Public land and facilities for housing.
Land donation to the County or land bank.
Land donation to the state Community Land Trust or local non-profit.
Sufficient cash contributions for unmet housing needs units, aligning with UHNSP policies.

The County relies on partnerships among community development and human service agencies and
departments, non-profits, the private sector, and affordable housing developers to reach the 20%
affordability goal in all new residential development as set forth in the UHNSP. Staff expects each
development to provide a variety of affordable housing options, above and beyond the required
affordability set forth in the County’s ordinances, that offer a robust and diverse living environment
for households along the 0-100% AMI income continuum. The Office of Housing encourages an
ongoing partnership with the Applicant to bring innovative, creative ideas to achieve an increased
amount of housing affordability to this new development.
DISCUSSION:
Overall Affordability:
Based on what is proposed, 10 of the proposed 61 new units are planned to be affordable. This
equates to 16.4% affordability of the overall project in terms of new units. The County has an overall
goal of 20% affordability for new housing units.
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Does this application plan to meet the ADU requirements of Article 7

Yes

Does this application plan to exceed the ADU requirements of Article 7
Does this application plan to provide new, affordable units aside from the required ADUs?
Does this application plan to address unmet housing needs in the County through access
and/or preservation?
Does this application address unmet housing needs in the County through other ways?

Yes
Yes
No
No

Affordable Dwelling Units (ADUs):
Housing appreciates the proposed number of ADUs which are more than the requirements of Article
7. Per the Response Letter dated December 22, 2021, “the Applicant is committing to a maximum
unit size of 2,100 square feet.” What is the rationale for this specific square footage and how was it
derived?
Unmet Housing Needs Units (UHNUs):
Housing appreciates the potential addition of 2 rental units above and beyond the ADU requirement.
However, Housing continues to have concerns regarding the income thresholds proposed for these
units. The Proffer Statement dated December 22, 2022, states that units “shall be offered for rent to
qualified renters at income limits for qualified renters which shall be between 50 and 100 percent of
AMI.” This AMI range is not where the greatest need is in the County for rental units. If the units
are provided, Housing continues to recommend making them available to 0-30% AMI as this is where
the greatest needs are for rental units along the continuum. Providing units for the 0-30% AMI
income level would provide valuable housing options for those with incomes below $38,700 for a
household of 4. Under the current proposal, 2 units would be provided for those with incomes below
$129,000 for a household of 4 (almost $100,000 more than a household of 4 at 30%), of which there
is no need for rental units as rental units priced for these incomes would match market rate rentals
already on the market. Additionally, the County does not have an established program to administer
these rental units at 50-100% AMI. More beneficial rental units to serve the need, these units could
be proffered as ADU Rental units which would serve 30-50% AMI.
According to the County’s Unmet Housing Needs Strategic Plan, “the County has a deficit of
approximately 2,000 rental units for households with incomes up to 30% AMI (extremely low-income
households). These households include older adults, persons with disabilities, and low-wage workers.
Due to the extreme lack of housing affordable to them, these households rent higher priced units and
become cost-burdened—82% of rental households with incomes up to 30% AMI and 83% of
households with incomes up to 50% AMI in Loudoun County are cost-burdened.”
Universal Design Features
Housing staff continues to have concerns regarding the proposed development’s impact on the ability
of older adults to age in place given the proposed single family attached unit type. Current Proffer
language includes “the following Universal Design Options shall be offered at the time of initial
purchase and installed at the purchaser’s sole cost.” While the Applicant has included proffer language
giving purchasers the option of adding universal design elements to the unit, Housing strongly
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recommends that universal design features be provided in all units to include the following, especially
in the ADUs and UHNUs being delivered:
i. Blocking for reinforcement of fall grab bars
ii. Front entrance doors that are a minimum of 36 inches wide
iii. Electrical outlets that are a minimum of 18 inches high on the wall
iv. Light switches and thermostats that are located a maximum of 48 inches high on the wall
v. Lever door handles instead of door knobs on main entry door and interior doors
vi. Weather sheltered main entry door
vii. Smart thermostats
viii. Front loading washers and dryers
ix. If a first floor bathroom is installed, a console sink in lieu of a cabinet-style vanity
Accessory Dwelling Units:
Per the Response Letter dated December 22, 2021, “The Applicant would be willing to not include
language as part of the HOA covenants that would prohibit accessory dwelling units.” While this is
very much appreciated, it is requested that the proffers include language to reflect this commitment.
RECOMMENDATIONS:
While Housing certainly appreciates the proposed 16.4% overall affordability, there are still concerns
with the Unmet Housing Needs Unit (UHNU) Rental proposal. Households earning 0-30% AMI is
where the greatest need is for rental units as opposed to 50-100% AMI. Additionally, Housing
continues to emphasize its desire to see the provision of universal design features to allow older adults
in the community to live in the community and for others to age in place and remain in the home they
love.
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MEMORANDUM
To:

Bryce Johnson, AICP, Project Manager, Planning & Zoning

From:

Brian P. Reagan, AICP, Housing Programs Manager, Office of Housing

Date:

November 29, 2021

Re:

Colonnade (ZMAP-2021-0004; SPEX-2021-0007); 3rd Submission

PROJECT PROPOSAL:
The Application requests the following: to rezone approximately 4.15-acre property from PD-CC-NC
to R-16, Townhouse/Multi-family Residential for the development of 61 single-family attached
dwelling units inclusive of 8 Affordable Dwelling Units (ADUs).
GENERAL PLAN:
Chapter 2 – Land Use, Infill and Redevelopment
The Application’s Statement of Justification dated July 7, 2021, states that certain infill strategies
“specifically apply to the Property due to its 4.15-acre size and its infill location in the middle of an
entirely developed area.” As such, the County’s vision for such development states:
Policy 1: Ensure reinvestment initiatives and redevelopment, infill development, and adaptive reuse
projects will enhance quality of life and neighborhood character, fulfill community needs, and improve
economic opportunities.
Strategy 1.2. Support projects that provide community amenities, fulfill community needs, and
benefit the surrounding communities.
Action C. Ensure residential and mixed-use projects increase and diversify housing
opportunities when in conformance with other Plan policies.
Policy 3: Promote redevelopment and infill projects that balance compatibility and integration with
new housing choices and creative designs.
Strategy 3.1. Redevelopment and infill projects will be evaluated based on compatibility and
the integration of the development within the context of the surrounding development
patterns.
Action A. Ensure redevelopment and infill development is compatible with the
surrounding development. As appropriate, elements of the Place Types should be
incorporated to the fullest extent possible.
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Action B. Ensure residential development on infill sites is designed to fit into the
surrounding context.
Chapter 4 – Housing
The County’s housing vision is to provide housing options that can accommodate a variety of
lifestyles, households, ages, cultures, market preferences, incomes, and needs. “The County’s primary
housing objective is to ensure that an adequate supply of housing—varied in type and price and located
near necessary services and amenities—is available for existing and future residents.” Additionally,
according to the 2019 General Plan, “a sufficient supply of housing that is affordable—that is, requiring
no more than 30 percent of household income—for all households at all income levels is vital to the
economic health of the entire community. A continuum of housing choices is necessary to attract and
retain employers and workers and to create a resilient, inclusive, and diverse community.” To
accomplish these goals, the continuum of housing affordability should be provided as part of this
rezoning.
UNMET HOUSING NEEDS STRATEGIC PLAN (Adopted September 8, 2021)
“The demand for low-income units over 2021-2040 may be larger than projected and will be
represented by growing levels of cost-burden, overcrowding and in-commuting households. By setting
the goal that 20 percent of the new housing forecasted to be built as the result of the land use planning
policies of the 2019 GP will be affordable housing, the County will add 8,200 new affordable housing
units to the supply by 2040 with the goal to achieve 16,000 affordable, attainable housing units (8,200
new units and access to and/or the preservation of 7,800 existing units) by 2040. The annual attainable
housing unit goal is defined as any housing for sale or rent entering the marketplace in a given year
affordable to families with incomes at or below 100% AMI.”
DISCUSSION:
Overall Affordability:
Approximately 10 units are to be affordable. This equates to 16.4% affordability of the overall project.
While admirable and close to the 20% goal, the proposal in its current format does not approach the
20% goal envisioned by the Unmet Housing Needs Strategic Plan.
Affordable Dwelling Units (ADUs):
The Applicant’s Response Letter dated October 26, 2021, states that “The ADUs will be proportional,
though smaller, than the market rate units. Affordable units will feature two bedrooms and two and
one-half bathrooms per unit. This proportional size allows the units to be offered at an attainable rate
to a wider range of families and income levels.” It is recommended that this statement be included in
the proffer statement to ensure the ADU size’s proportionality to the market units.
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Unmet Housing Needs Units (UHNUs):
Can the Applicant confirm whether or not this proposal will be entirely purchase or entirely rental? Is
there a possibility that this proposal will be a mix of purchase and rental units? If the proposal is to
be a mix of purchase and rental, would this mean that both UHNU Purchase units (2) and UHNU
Rental units (2) would be provided, bringing the total affordability to 12 units instead of 10?
Housing appreciates the potential addition of 2 rental units above and beyond the ADU requirement.
The Applicant’s Proffer Statement dated October 26, 2021, states that units “shall be offered for rent
to qualified renters at income limits for qualified renters which shall be between 50 and 100 percent
of AMI.” If the units are provided, Housing recommends making them available to 0-30% AMI as
this is where the greatest needs are for rental units along the continuum. Providing units for the 030% AMI income level would provide valuable housing options for those with incomes below $38,700
for a household of 4. Under the current proposal, 2 units would be provided for those with incomes
below $129,000 for a household of 4 (almost $100,000 more than a household of 4 at 30%), of which
the need is not as great as the 0-30% AMI threshold.
According to the County’s Unmet Housing Needs Strategic Plan, “the County has a deficit of
approximately 2,000 rental units for households with incomes up to 30% AMI (extremely low-income
households). These households include older adults, persons with disabilities, and low-wage workers.
Due to the extreme lack of housing affordable to them, these households rent higher priced units and
become cost-burdened—82% of rental households with incomes up to 30% AMI and 83% of
households with incomes up to 50% AMI in Loudoun County are cost-burdened.”
Universal Design Features
Housing staff continues to have concerns regarding the proposed development’s conduciveness of
older adults to age in place within the proposed single family attached unit type. Current Proffer
language includes “the following Universal Design Options shall be offered at the time of initial
purchase and installed at the purchaser’s sole cost.” While the Applicant has included proffer language
giving purchasers the option of adding universal design elements to the unit, Housing strongly
recommends that certain universal design features be provided in all units, especially in the ADUs and
UHNUs being delivered.
These features could be standard in all units and wouldn’t be cost-prohibitive to the builder. These
features include: a zero-step entryway, weather sheltered entry, signage (light text on dark or dark text
on light surface), levered fixtures for door handles and for plumbing fixtures, smart thermostat, keyless
entry, and wall blocking in first-floor bathrooms (to allow for future installation of grab bars, seat,
etc.), and front-loading washer/dryer. Additional features such as accessible routes on the first floor
in terms of doorways, passageways and entryways, accessible parking and sidewalks, appropriate floor
space, and accessible windows could also be included. Housing is also concerned that the proposed
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unit types does not offer a first-floor bedroom and bathroom. This feature would be helpful in
allowing residents to truly age in place.
Accessory Dwelling Units:

On June 2, 2020, the Board of Supervisors approved amendments to the Zoning Ordinance that
increase the permissibility of accessory dwellings by allowing them to be accessory to a single family
detached or single family attached unit in zoning districts where these principal unit types are permitted
in the County. Since only single family attached homes are proposed, this development would be an
ideal location for the provision of accessory units. Thus, Housing recommends that language not be
included as part of the HOA covenants that would prohibit accessory dwelling units.
RECOMMENDATIONS:
While Housing certainly appreciates the proposed 16% overall affordability, this Application does not
document how the proposed development will help address “a sufficient supply of housing that is
affordable—that is, requiring no more than 30 percent of household income—for all households at all
income levels” or “a continuum of housing choices is necessary to attract and retain employers and
workers and to create a resilient, inclusive, and diverse community.” Households earning 0-30% AMI
is where the greatest need is for rental units as opposed to 50-100% AMI. Additionally, Housing
continues to emphasize its desire to see the provision of universal design features to allow older adults
in the community to age in place and remain in the home they love.
Additionally, the proposal in its current format does not meet the 20% affordability goal envisioned
by the County’s Unmet Housing Needs Strategic Plan adopted by the Board of Supervisors on
September 8, 2021.

MEMORANDUM
To:

Bryce Johnson, AICP, Project Manager, Planning & Zoning

From:

Brian P. Reagan, AICP, Housing Programs Manager, Office of Housing

Through:

Brenda Morton, Housing Development Administrator, Office of Housing

Date:

August 9, 2021

Re:

Colonnade (ZMAP-2021-0004; SPEX-2021-0007); 2nd Submission

PROJECT PROPOSAL:
The Application requests the following: to rezone approximately 4.15-acre property from PD-CC-NC
to R-16, Townhouse/Multi-family Residential for the development of 61 single-family attached
dwelling units inclusive of 8 Affordable Dwelling Units (ADUs).
GENERAL PLAN:
Chapter 2 – Land Use, Infill and Redevelopment
The Application’s Statement of Justification dated July 7, 2021, states that certain infill strategies
“specifically apply to the Property due to its 4.15-acre size and its infill location in the middle of an
entirely developed area.” As such, the County’s vision for such development states:
Policy 1: Ensure reinvestment initiatives and redevelopment, infill development, and adaptive reuse
projects will enhance quality of life and neighborhood character, fulfill community needs, and improve
economic opportunities.
Strategy 1.2. Support projects that provide community amenities, fulfill community needs, and
benefit the surrounding communities.
Action C. Ensure residential and mixed-use projects increase and diversify housing
opportunities when in conformance with other Plan policies.
Policy 3: Promote redevelopment and infill projects that balance compatibility and integration with
new housing choices and creative designs.
Strategy 3.1. Redevelopment and infill projects will be evaluated based on compatibility and
the integration of the development within the context of the surrounding development
patterns.
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Action A. Ensure redevelopment and infill development is compatible with the
surrounding development. As appropriate, elements of the Place Types should be
incorporated to the fullest extent possible.

Action B. Ensure residential development on infill sites is designed to fit into the
surrounding context.
Chapter 4 – Housing
The County’s housing vision is to provide housing options that can accommodate a variety of
lifestyles, households, ages, cultures, market preferences, incomes, and needs. “The County’s primary
housing objective is to ensure that an adequate supply of housing—varied in type and price and located
near necessary services and amenities—is available for existing and future residents.” Additionally,
according to the 2019 General Plan, “a sufficient supply of housing that is affordable—that is, requiring
no more than 30 percent of household income—for all households at all income levels is vital to the
economic health of the entire community. A continuum of housing choices is necessary to attract and
retain employers and workers and to create a resilient, inclusive, and diverse community.” To
accomplish these goals, the continuum of housing affordability should be provided as part of this
rezoning.
DRAFT UNMET HOUSING NEEDS STRATEGIC PLAN
The Housing Needs Assessment forecast suggests a net-new demand of 50,190 units, however “the
County’s planning forecasts which account for current zoning as well as flexibilities in zoning and land
use anticipate residential development to be 40,950 over the same period (through 2040). Though
this difference may suggest current land use and zoning cannot accommodate potential growth, nearterm housing needs can be accommodated, and more land-use flexibility and intensity can be
introduced to accommodate demand and sustained growth in the long-term. In either case, Loudoun
County’s housing affordability challenges will continue to mount without a concentrated effort to
include low- and moderate-income housing in development as it progresses.
With a 20 percent housing affordability goal, the County could meet future low-income housing
demand if development continues at the five-year average pace of approximately 3,450 new units per
year, if the 20 percent goal is attained. If the County prioritizes existing residents, the same level of
development could address the 5,000 households with the greatest need (incomes up to 30% AMI)
over an 8-year period, potentially freeing up an additional 5,000 affordable units for higher income
households along the housing continuum. If the 20 percent goal is attained over the next 20 years,
13,800 units could relieve about 85% of the existing housing gap and potentially much more.”

DISCUSSION:
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Affordable Dwelling Units (ADUs):
The Applicant’s Statement of Justification dated July 7, 2021, states that “the development of the
Property shall include a maximum of 61 single-family attached dwelling units, to be offered for-rent
or for-sale, inclusive of eight (8) Affordable Dwelling Units (“ADUs”) and two (2) dwelling units
available for-rent to households earning between 50 percent and 100 percent of the Washington
Metropolitan Statistical Area Median Income (“AMI”) or for-sale to households earning between 70
percent and 100 percent of AMI. If for-sale units are developed on the Property, the two (2) for-sale
dwelling units available for households earning between 70 percent and 100 percent of AMI shall be
designated as Affordable Market Purchase Program Units (“AMPPUs”).”
Housing requests language in the proffer that the ADUs will be administered per Article 7 of the
Loudoun County Zoning Ordinance and Chapter 1450 of the Codified Ordinances of Loudoun
County.
-

-

Will the units be purchase or rental units?
o If affordable rentals, units should be provided for those households earning under
60% AMI, because at that point the rental rates begin to mirror market rates.
o If affordable for purchase, units should be provided for those households earning
between 30%-70% AMI.
What is the size of the proposed units, in terms of bedroom counts, square footage, etc.?
o Housing requests that all ADUs mirror the proportionality of market-rate units
provided in terms of bedroom counts and square footage.

One of the infill action items states that projects should “increase and diversify” housing opportunities
when in conformance with other Plan policies. When looking at an aerial photograph of the proposed
site, there are other townhome communities to the immediate east and northeast of the site. To
reiterate from the first submission, Housing requests information as to how this Colonnade proposal
will diversify housing opportunities aside from what is already existing adjacent to the site.
Unmet Housing Needs Units (UHNUs):
Housing appreciates the addition of 2 additional units above and beyond the ADU requirement. The
Applicant’s Statement of Justification dated July 7, 2021, states that “two (2) dwelling units available
for-rent to households earning between 50 percent and 100 percent of the Washington Metropolitan
Statistical Area Median Income (“AMI”) or for-sale to households earning between 70 percent and
100 percent of AMI. If for-sale units are developed on the Property, the two (2) for-sale dwelling units
available for households earning between 70 percent and 100 percent of AMI shall be designated as
Affordable Market Purchase Program Units (“AMPPUs”).” If the units will be rental units, Housing
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recommends making them available to 0-30% AMI as this is where the greatest needs are for rental
units along the continuum.

It’s a fact that low and moderate income households desperately need affordable housing. The
Loudoun County Housing Needs Assessment (2015-2040), finds that lower-income households are
most likely to be cost burdened (when a household spends 30% or more of its income on housing).
Nearly 88% of households with incomes below 30% of AMI are cost burdened and 73.3% of these
extremely low income households are severely cost burdened, spending half or more of their income
on housing costs. About 81% of households with incomes between 30% and 50% AMI are cost
burdened and 39% are severely cost burdened. Housing expects the applicant to help address the
unmet housing needs of the County as articulated in the Loudoun County 2019 General Plan. If these
units are to be rental, units should be provided for those households earning under 60% AMI, because
above that point the rental rates begin to mirror market rates. If affordable for purchase, units should
be provided for those households earning between 70%-100% AMI.
Universal Design Features
Housing staff has concerns regarding the proposed development’s conduciveness of older adults to
age in place within the proposed single family attached unit type. While the Applicant has offered to
provide proffer language giving purchasers the option of adding universal design elements to the unit,
Housing strongly recommends that certain universal design features be provided in all units, especially
in the ADUs and UHNUs being delivered. These features could be standard in all units and wouldn’t
be cost-prohibitive to the builder. These features include: a zero-step entryway, weather sheltered
entry, signage (light text on dark or dark text on light surface), levered fixtures for door handles and
for plumbing fixtures, smart thermostat, keyless entry, and wall blocking in first-floor bathrooms (to
allow for future installation of grab bars, seat, etc.), and front-loading washer/dryer. Additional
features such as accessible routes on the first floor in terms of doorways, passageways and entryways,
accessible parking and sidewalks, appropriate floor space, and accessible windows could also be
included. Housing staff would like to know whether or not it is the intent of the Applicant to provide
units where a bedroom and full bathroom are included on the ground floor so that an older adult or
an individual with disabilities can live comfortably without having to use the townhome’s stairs. This
feature would be helpful in allowing residents to age in place.
RECOMMENDATIONS:
While Housing certainly appreciates the proposed 16% overall affordability, this Application does not
adequately address affordability in the current proposal. It does not provide “new housing choices
and creative designs” as called for in the General Plan’s infill policies and does not provide a
continuum of housing affordability as called for in the General Plan’s housing policies. Overall, the
Application does not document how the proposed development will help address “a sufficient supply
of housing that is affordable—that is, requiring no more than 30 percent of household income—for all
households at all income levels” or “a continuum of housing choices is necessary to attract and retain
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employers and workers and to create a resilient, inclusive, and diverse community.” Households
earning 0-30% AMI is where the greatest need is for rental units as opposed to 50-100% AMI.
Additionally, Housing continues to emphasize its desire to see the provision of universal design
features to allow older adults in the community to age in place and remain in the home they love.

MEMORANDUM
To:

Bryce Johnson, AICP, Project Manager, Planning & Zoning

From:

Brian P. Reagan, AICP, Housing Programs Manager, Office of Housing

Through:

Brenda Morton, Housing Development Administrator, Office of Housing

Date:

May 24, 2021

Re:

Colonnade (ZMAP-2021-0004; SPEX-2021-0007)

PROJECT PROPOSAL:
The Application requests the following: to rezone approximately 4.15-acre property from PD-CC-NC
to R-16, Townhouse/Multi-family Residential for the development of 60 single-family attached
dwelling units inclusive of 8 Affordable Dwelling Units (ADUs).
GENERAL PLAN:
Chapter 2 – Land Use, Infill and Redevelopment
The Application’s Statement of Justification dated April 1, 2021, states that “The infill development
of residential dwelling units in close proximity to commercial uses will help to enliven these
commercial centers.” As such, the County’s vision for such development states:
Policy 1: Ensure reinvestment initiatives and redevelopment, infill development, and adaptive reuse
projects will enhance quality of life and neighborhood character, fulfill community needs, and improve
economic opportunities.
Strategy 1.2. Support projects that provide community amenities, fulfill community needs, and
benefit the surrounding communities.
Action C. Ensure residential and mixed-use projects increase and diversify housing
opportunities when in conformance with other Plan policies.
Policy 3: Promote redevelopment and infill projects that balance compatibility and integration with
new housing choices and creative designs.
Strategy 3.1. Redevelopment and infill projects will be evaluated based on compatibility and
the integration of the development within the context of the surrounding development
patterns.
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Action A. Ensure redevelopment and infill development is compatible with the
surrounding development. As appropriate, elements of the Place Types should be
incorporated to the fullest extent possible.
Action B. Ensure residential development on infill sites is designed to fit into the
surrounding context.
Chapter 4 – Housing
The County’s housing vision is to provide housing options that can accommodate a variety of
lifestyles, households, ages, cultures, market preferences, incomes, and needs. “The County’s primary
housing objective is to ensure that an adequate supply of housing—varied in type and price and located
near necessary services and amenities—is available for existing and future residents.” Additionally,
according to the 2019 General Plan, “a sufficient supply of housing that is affordable—that is, requiring
no more than 30 percent of household income—for all households at all income levels is vital to the
economic health of the entire community. A continuum of housing choices is necessary to attract and
retain employers and workers and to create a resilient, inclusive, and diverse community.” To
accomplish these goals, the continuum of housing affordability should be provided as part of this
rezoning.
DISCUSSION:
Affordable Dwelling Units (ADUs):
The Applicant’s Statement of Justification states that “The proposed 60 single-family attached
dwelling units, inclusive of 8 affordable dwelling units, will serve to address the lack of housing supply
and housing affordability in Loudoun County.” The Application does not include mention of
providing other types of affordable units that help address the full spectrum of unmet housing needs.
Housing also requests further details about the units themselves (including bedroom count and square
footage) and recommends that the affordable unit types and sizes mirror the market-rate units that
will be provided.
Additionally, given the location of this proposed residential development, more affordable housing is
necessary to support the workforce. With the existing retail and service jobs at Dulles Town Center
and in close proximity to various commercial centers along the Route 7 corridor, housing the
workforce for those jobs should be included in this proposal. These employers provide lower-wage
employment opportunities, and the workers will not be able to afford market-rate rental or
homeownership units in the area. This location offers an opportunity to provide housing for the
workforce in close proximity to job opportunities and public transportation.
One of the infill action items states that projects should “increase and diversify” housing opportunities
when in conformance with other Plan policies. When looking at an aerial photograph of the proposed
site, there are other townhome communities to the immediate east and northeast of the site. Housing
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requests information as to how this Colonnade proposal will diversify housing opportunities aside
from what is already existing adjacent to the site.
It’s a fact that low and moderate income households desperately need affordable housing. The
Loudoun County Housing Needs Assessment (2015-2040), finds that lower-income households are
most likely to be cost burdened (when a household spends 30% or more of its income on housing).
Nearly 88% of households with incomes below 30% of AMI are cost burdened and 73.3% of these
extremely low income households are severely cost burdened, spending half or more of their income
on housing costs. About 81% of households with incomes between 30% and 50% AMI are cost
burdened and 39% are severely cost burdened. Housing expects the applicant to help address the
unmet housing needs of the County as articulated in the Loudoun County 2019 General Plan.
Unmet Housing Needs Units (UHNUs):
The Application is not proposing to provide additional affordability aside from the 8 ADUs that will
be made available to households earning between 30% and 70% of the Area Median Income (AMI).
Housing recommends including homeownership units affordable at the 70-100% AMI income level
through the Affordable Market Purchase Program (AMPP) to address the full continuum of Unmet
Housing Needs and to ensure these units are truly for the Loudoun workforce.
LOCAL MARKET CONDITIONS:
According to the Dulles Area Association of Realtors, in March 2021, the County’s overall median
sales price increased by 7.8% year-over-year to $576,000. The overall County saw an increase of 9.2%
in the number of closed sales over the same period.
According to Bright MLS, the median sales price of townhomes in Loudoun County was $541,500 in
March 2021, an increase of 13.5% year-over-year. 224 townhomes were closed in the County, an
increase of 12.6% over the same period. In the 20166 Zip Code, the median sales price of townhomes
was $520,000, an increase of 16.9% year-over-year. 9 townhomes were sold in 20166, compared to 7
the year prior.
In order for a for-purchase unit to be deemed affordable, the sales price should not exceed three times
the household’s income. In order for a household to purchase a unit at the median sales price of
$576,000 in the County, a household would have to earn at least $192,000 annually. The AMI for a
family of four in Loudoun County is $129,000, well below the amount needed to purchase a home in
Loudoun County. As such, affordable for-purchase units are desperately needed in the area and
having affordable options at Colonnade would assist in this need.

RECOMMENDATIONS:
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This Application does not adequately address affordability in the current proposal. It does not
diversify housing opportunities as called for in the General Plan’s infill policies and does not provide
a continuum of housing affordability as called for in the General Plan’s housing policies. Overall, the
Application does not document how the proposed development will help address “a sufficient supply
of housing that is affordable—that is, requiring no more than 30 percent of household income—for all
households at all income levels” or “a continuum of housing choices is necessary to attract and retain
employers and workers and to create a resilient, inclusive, and diverse community.”

From:
To:
Subject:
Date:

Clyde A. Wallace
Johnson, Bryce
[EXTERNAL] RE: ZMAP-2021-0004 & SPEX-2021-0007 - ADA Compliance Question
Thursday, February 3, 2022 11:52:19 AM

Good morning Bryce,
To follow up on your question, the plan does propose to upgrade the existing sidewalk from 4-ft to
5-ft and reconstruct the existing CG-12 at the northeast corner of Stefanie Drive and City Center
Blvd. To ensure the signal timing and pedestrian push button pole is in compliance, a signal
modification plan will be required to be submitted to VDOT for review and approval; and with the
signal modification plan review all four quadrants of the intersection will be evaluated for VDOT and
ADA compliance (including signal timing, pedestrian pole locations, CG-12’s and crosswalks). For
additional information see VDOT’s RDM Appendix A(1)-64, Guidelines for Alterations.

Regards,
Clyde A. Wallace, P.E.
VDOT Land Use Engineer
NOVA Land Development – Loudoun Area
703.259.3259
From: Johnson, Bryce <Bryce.Johnson@loudoun.gov>
Sent: Wednesday, January 12, 2022 7:21 PM
To: Clyde A. Wallace <clyde.wallace@vdot.virginia.gov>; Lu, Yao Q., P.E. (VDOT)
<yao.lu@vdot.virginia.gov>
Cc: Kuzan, Dustin <Dustin.Kuzan@loudoun.gov>; Mosurak, Lou <Lou.Mosurak@loudoun.gov>;
mromeo@thelandlawyers.com
Subject: RE: ZMAP-2021-0004 & SPEX-2021-0007 - ADA Compliance Question
Clyde and Yao,
I wanted to check if you all had a chance to review this question from last
month.
Hope you all are doing well,
Bryce Johnson, AICP
Planner, Land Use Review
From: Johnson, Bryce
Sent: Friday, December 17, 2021 11:34 AM
To: Clyde A. Wallace <clyde.wallace@vdot.virginia.gov>; Lu, Yao Q., P.E. (VDOT)
<yao.lu@vdot.virginia.gov>
Cc: Kuzan, Dustin <Dustin.Kuzan@loudoun.gov>; Mosurak, Lou <Lou.Mosurak@loudoun.gov>;

mromeo@thelandlawyers.com
Subject: ZMAP-2021-0004 & SPEX-2021-0007 - ADA Compliance Question
Clyde and Yao,
Loudoun County is currently reviewing ZMAP-2021-0004 & SPEX-2021-0007,
Colonnade. Your office provided comments on this project earlier this year.
However, we have a follow-up question regarding the intersection of Stefanie
Drive (Route 2879) and City Center Boulevard (Route 1345). County staff have
recommended that the applicant commit to ensuring that the northeast corner
of the intersection is ADA compliant for pedestrian access (see attached).
However, the applicant has raised the question if additional improvements
would be required to ensure ADA compliance. In addition to improvements in
the northeast corner, would VDOT require any other improvements? Would it be
possible to schedule a meeting in early January to discuss this issue?
Thank you,
Bryce Johnson, AICP
Planner, Land Use Review
Department of Planning and Zoning
1 Harrison St., SE, 3rd Floor
Leesburg, VA 20175
703-771-5103
Visit us on the web: http://www.loudoun.gov/planning
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all
attachments may be released upon request for inspection and copying without
prior notification.
This e-mail is not intended to be and shall not be deemed to be an official
order, requirement, decision, or determination made by or on behalf of the
Zoning Administrator.
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VIRGINIA DEPARTMENT OF TRANSPORTATION
LOUDOUN LAND USE
PROJECT REVIEW
COMMENT AND RESOLUTION SHEET

TIA - ACCEPTED

COMMENT CATEGORIES:
1. REQUIREMENT
2. RECOMMENDATION
3. CLARIFICATION

COUNTY PROJECT NUMBER:

DEVELOPER/ENGINEER:

REVIEWER(S):

DATE:

ZMAP-2021-0004 & SPEX-2021-0007

URBAN LTD – CLAYTON TOCK, P.E.

CLYDE WALLACE, P.E.
RUTH NJOGU

AUGUST 20, 2021

REVIEW PHASE & TYPE:

DISCIPLINE: LAND USE

COUNTY PROJECT MANAGER: BRYCE JOHNSON
PROJECT NAME:

COLONNADE

ZONING MAP AMENDMENT
SPECIAL EXCEPTION
ITEM
NO.

DWG.
NO.(1)

2.01

G

COMMENTS

All of our previous comments were adequately addressed or
acknowledged; therefore, we have no further objection to
approval of this application.

COMMENT
CATEGORY

RESPONSE(2) DATE:
RECEIVED JULY 8, 2021

FINAL DISPOSITION(3)

Accepted
August 20, 2021

3

Land Development

1.01

G

All new development access will need to meet the access
management standards, regulations and design standards for
minor arterials, collectors, and local streets. The design standards
govern the design of intersections, turn lanes, and entrances as
well as providing spacing standards for entrances, intersections,
crossovers, and traffic signals on minor arterials, collectors, and
local streets.

(1) Indicate drawing no./page no. or use “G” for general comment.
(2) To be filled out by Applicant/Engineer. Date of Response is required.
(3) The VDOT reviewer is responsible for the final disposition of all comments.

3

Note:

Comment noted.

Closed
August 20, 2021

This form is to be used by the VDOT land use team to provide comments or concerns
associated with the rezoning applications, site plans or any other plans when requested by
the county or the applicants.
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1.02

4

The Stefanie Drive entrance is proposed within the functional area
of the City Center Blvd/Stefanie Drive intersection. Pursuant to
VDOT’s RDM Appendix F, Page F106, entrances shall not be
placed within the functional area of any intersection. If however,
existing entrances are located within the functional area of the
intersection Part A of the Waiver Form AM-W shall be completed
and submitted to the District Location and Design Engineer for
approval.

1.03

G

A detailed geometric and drainage review for the site will be
provided at the site plan stage.

1

The Stefanie Drive subject property
entrance is proposed to be located
centrally to the existing two curb cuts
(to be consolidated) increasing the
spacing from the City Center
Boulevard/Stefanie Drive
intersection. The westbound Stefanie
Drive exclusive left and right turn
lanes approaching the City Center
Boulevard intersection do not extend
across the proposed subject property
entrance. East of the proposed
subject property entrance, Stefanie
Drive is currently (and will remain) a
single westbound travel lane. The
TIS demonstrates the 2026
forecasted westbound Stefanie Drive
approach queues at the City Center
Boulevard intersection would not
extend upstream to block the
proposed subject property entrance.
Similarly, the TIS demonstrates the
2026 forecasted eastbound Stefanie
Drive approach queues at the subject
property entrance intersection would
not extend upstream to enter the City
Center Boulevard intersection.
Therefore, the location of the
proposed Stefanie Drive subject
property entrance would not interfere
with the operations of the City
Center Boulevard/Stefanie Drive
intersection.

3

Comment noted.

Closed
August 20, 2021

1

The TIS has been revised with the
correct posted speed limit of 45 mph.

Closed
August 20, 2021

Traffic Engineering
1.01

11

Please verify the posted speed limit for Rte. 1345. According to
google images, it’s currently posted at 45 mph.

(1) Indicate drawing no./page no. or use “G” for general comment.
(2) To be filled out by Applicant/Engineer. Date of Response is required.
(3) The VDOT reviewer is responsible for the final disposition of all comments.

Note:

Closed
August 20, 2021

This form is to be used by the VDOT land use team to provide comments or concerns
associated with the rezoning applications, site plans or any other plans when requested by
the county or the applicants.
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VIRGINIA DEPARTMENT OF TRANSPORTATION
LOUDOUN LAND USE
PROJECT REVIEW
COMMENT AND RESOLUTION SHEET

TIA - ACCEPTED

COMMENT CATEGORIES:
1. REQUIREMENT
2. RECOMMENDATION
3. CLARIFICATION

COUNTY PROJECT NUMBER:

DEVELOPER/ENGINEER:

REVIEWER(S):

DATE:

ZMAP-2021-0004 & SPEX-2021-0007

URBAN LTD – CLAYTON TOCK, P.E.

CLYDE WALLACE, P.E.
RUTH NJOGU

AUGUST 20, 2021

REVIEW PHASE & TYPE:

DISCIPLINE: LAND USE

COUNTY PROJECT MANAGER: BRYCE JOHNSON
PROJECT NAME:

COLONNADE

ZONING MAP AMENDMENT
SPECIAL EXCEPTION
ITEM
NO.

1.02

1.03

RESPONSE(2) DATE:
RECEIVED JULY 8, 2021

DWG.
NO.(1)

COMMENTS

COMMENT
CATEGORY

11

The minimum intersection spacing requirements per VDOT’s
Road Design Manual (RDM),Appendix F, Table 2‐2 are provided
for the proposed site entrance on Ryan Road based on the
functional classification and posted speed limit for Ryan Road and
are shown on Figure 2‐5. Please revise, Ryan Rd is not part of this
study.

1

The TIS has been revised to remove
this reference.

Closed
August 20, 2021

1

Additional discussion of the crashes
is provided in the updated TIS. The
detailed crash descriptions from the
police crash reports are provided in
Appendix C of the TIS.

Closed
August 20, 2021

G

Please provide a detailed discussion about the causes of the
crashes.

(1) Indicate drawing no./page no. or use “G” for general comment.
(2) To be filled out by Applicant/Engineer. Date of Response is required.
(3) The VDOT reviewer is responsible for the final disposition of all comments.

Note:

FINAL DISPOSITION(3)

This form is to be used by the VDOT land use team to provide comments or concerns
associated with the rezoning applications, site plans or any other plans when requested by
the county or the applicants.
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VIRGINIA DEPARTMENT OF TRANSPORTATION
LOUDOUN LAND USE
PROJECT REVIEW
COMMENT AND RESOLUTION SHEET

TIA - NOT ACCEPTED (SEE COMMENTS)

COMMENT CATEGORIES:
1. REQUIREMENT
2. RECOMMENDATION
3. CLARIFICATION

COUNTY PROJECT NUMBER:

DEVELOPER/ENGINEER:

REVIEWER(S):

DATE:

ZMAP-2021-0004 & SPEX-2021-0007

URBAN LTD – CLAYTON TOCK, P.E.

CLYDE WALLACE, P.E.
RUTH NJOGU

MAY 11, 2021

REVIEW PHASE & TYPE:

DISCIPLINE: LAND USE

COUNTY PROJECT MANAGER: BRYCE JOHNSON
PROJECT NAME:

COLONNADE

ZONING MAP AMENDMENT
SPECIAL EXCEPTION
ITEM
NO.

DWG.
NO.(1)

COMMENTS

COMMENT
CATEGORY

RESPONSE(2) DATE:

FINAL DISPOSITION(3)

Land Development

1.01

G

All new development access will need to meet the access
management standards, regulations and design standards for
minor arterials, collectors, and local streets. The design
standards govern the design of intersections, turn lanes, and
entrances as well as providing spacing standards for
entrances, intersections, crossovers, and traffic signals on
minor arterials, collectors, and local streets.

1.02

4

The Stefanie Drive entrance is proposed within the functional area
of the City Center Blvd/Stefanie Drive intersection. Pursuant to
VDOT’s RDM Appendix F, Page F106, entrances shall not be
placed within the functional area of any intersection. If however,
existing entrances are located within the functional area of the
intersection Part A of the Waiver Form AM-W shall be completed
and submitted to the District Location and Design Engineer for
approval.

1.03

G

A detailed geometric and drainage review for the site will be
provided at the site plan stage.

(1) Indicate drawing no./page no. or use “G” for general comment.
(2) To be filled out by Applicant/Engineer. Date of Response is required.
(3) The VDOT reviewer is responsible for the final disposition of all comments.

3

1

3

Note:

This form is to be used by the VDOT land use team to provide comments or concerns
associated with the rezoning applications, site plans or any other plans when requested by
the county or the applicants.
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VIRGINIA DEPARTMENT OF TRANSPORTATION
LOUDOUN LAND USE
PROJECT REVIEW
COMMENT AND RESOLUTION SHEET

TIA - NOT ACCEPTED (SEE COMMENTS)

COMMENT CATEGORIES:
1. REQUIREMENT
2. RECOMMENDATION
3. CLARIFICATION

COUNTY PROJECT NUMBER:

DEVELOPER/ENGINEER:

REVIEWER(S):

DATE:

ZMAP-2021-0004 & SPEX-2021-0007

URBAN LTD – CLAYTON TOCK, P.E.

CLYDE WALLACE, P.E.
RUTH NJOGU

MAY 11, 2021

REVIEW PHASE & TYPE:

DISCIPLINE: LAND USE

COUNTY PROJECT MANAGER: BRYCE JOHNSON
PROJECT NAME:

COLONNADE

ZONING MAP AMENDMENT
SPECIAL EXCEPTION
ITEM
NO.

DWG.
NO.(1)

COMMENTS

COMMENT
CATEGORY

RESPONSE(2) DATE:

FINAL DISPOSITION(3)

Traffic Engineering
1.01

11

Please verify the posted speed limit for Rte. 1345. According to
google images, it’s currently posted at 45 mph.

1.02

11

The minimum intersection spacing requirements per VDOT’s
Road Design Manual (RDM),Appendix F, Table 2‐2 are provided
for the proposed site entrance on Ryan Road based on the
functional classification and posted speed limit for Ryan Road and
are shown on Figure 2‐5. Please revise, Ryan Rd is not part of this
study.

1.03

G

Please provide a detailed discussion about the causes of the
crashes.

(1) Indicate drawing no./page no. or use “G” for general comment.
(2) To be filled out by Applicant/Engineer. Date of Response is required.
(3) The VDOT reviewer is responsible for the final disposition of all comments.

1

1

1

Note:

This form is to be used by the VDOT land use team to provide comments or concerns
associated with the rezoning applications, site plans or any other plans when requested by
the county or the applicants.

From:
To:
Cc:
Subject:
Date:

Hare, Jennifer
Johnson, Bryce
Dougherty, Anna; Andrews, Avril
RE: Due Feb. 2, 2022 - Referral Comments for Colonnade
Wednesday, February 2, 2022 3:28:04 PM

Hi Bryce,
I have reviewed the materials for this submission and have no further comments. Thanks for the
opportunity to review.
Let us know if there are questions.
Thank you,
Jenn
Jenn Hare, PLA, ASLA
Natural Resources Engineer
Natural Resources Team
Loudoun County Department of Building and Development
Direct: 703-771-5390
From: Johnson, Bryce <Bryce.Johnson@loudoun.gov>
Sent: Monday, January 3, 2022 1:04 PM
To: Reagan, Brian <Brian.Reagan@loudoun.gov>; Genovese, Marie A.
<Marie.Genovese@loudoun.gov>; Elkins, Josh <Josh.Elkins@loudoun.gov>; Polk, Bradley
<Bradley.Polk@loudoun.gov>; Kuzan, Dustin <Dustin.Kuzan@loudoun.gov>
Cc: Farren, Randall <Randall.Farren@loudoun.gov>; DEPT-PZ-ZONING_REFERRAL <DEPT-PZZONING_REFERRAL@loudoun.gov>; Carter, Joseph <Joseph.Carter@loudoun.gov>; Mosurak, Lou
<Lou.Mosurak@loudoun.gov>; Hare, Jennifer <Jennifer.Hare@loudoun.gov>
Subject: Due Feb. 2, 2022 - Referral Comments for Colonnade
Good afternoon,
We have received another submission for Colonnade. I anticipate this will be
the final referral prior to a Planning Commission Public Hearing. Please provide
referral comments by COB Feb. 2, 2022.
Please let me know if you have any questions,
Bryce Johnson, AICP
Planner, Land Use Review
Department of Planning and Zoning
1 Harrison St., SE, 3rd Floor
Leesburg, VA 20175
703-771-5103
Visit us on the web: http://www.loudoun.gov/planning

In keeping with the Virginia Freedom of Information Act (FOIA), emails and all
attachments may be released upon request for inspection and copying without
prior notification.
This e-mail is not intended to be and shall not be deemed to be an official
order, requirement, decision, or determination made by or on behalf of the
Zoning Administrator.

DEPARTMENT OF BUILDING AND DEVELOPMENT
COUNTY OF LOUDOUN
MEMORANDUM
DATE:

November 30, 2021

TO:

Bryce Johnson, Project Manager, Department of Planning and Zoning

FROM:

Jenn Hare, Natural Resources Engineer

THROUGH: Anna Dougherty, Natural Resources Team Leader
CC:

Kyle Dingus, Acting County Urban Forester
Maggie Auer, Floodplain Administrator
Marie Genovese, Community Planner, Department of Planning and Zoning
Josh Elkins, Zoning Planner, Department of Planning and Zoning
Bradley Polk, Proffer Management, Department of Planning and Zoning

SUBJECT:

ZMAP-2021-0004 & SPEX-2021-0007 Colonnade

The Natural Resources Team (NRT) and Floodplain Management Team (FMT) reviewed
the Zoning Map Amendment plat, received on October 27, 2021, and offers the following
comments:
Recommendations:
Natural Resources:
There are no natural resources comments at this time.
County Urban Forester:
There are no urban forestry comments at this time.
Floodplain Management:
There are no floodplain management comments at this time.
Please ensure that any future submissions are referred to the Natural Resources Team and
contact me if you have any questions or need additional information.

DEPARTMENT OF BUILDING AND DEVELOPMENT
COUNTY OF LOUDOUN
MEMORANDUM
DATE:

August 10, 2021

TO:

Bryce Johnson, Project Manager, Department of Planning and Zoning

FROM:

Jenn Hare, Natural Resources Engineer

THROUGH: William A. Cain, Natural Resources Program Manager
CC:

Kyle Dingus, County Urban Forester
Maggie Auer, Floodplain Administrator
Marie Genovese, Community Planner, Department of Planning and Zoning
Josh Elkins, Zoning Planner, Department of Planning and Zoning
Bradley Polk, Proffer Management, Department of Planning and Zoning

SUBJECT:

ZMAP-2021-0004 & SPEX-2021-0007 Colonnade

The Natural Resources Team (NRT) and Floodplain Management Team (FMT) reviewed
the Zoning Map Amendment plat, received on July 8, 2021, and offers the following
comments:
Recommendations:
Natural Resources:
1) The property is located within the Broad Run watershed. Stormwater on site outfalls
to an intermittent, unnamed tributary of Broad Run, which is impaired for aquatic life,
fish consumption, and recreational use per a 2020 DEQ Water Quality Assessment.
Impacts to water quality are an issue for consideration as part of this application.
(R93ZO 6-1210(E)(5))
a) Consistent with the River and Stream Corridor Resources Strategy 2.3 Action B
and Strategy 2.4 Action A in Chapter 3 of the 2019 General Plan, Staff
recommends that an innovative and integrated approach to stormwater
management be implemented on site which incorporates Best Management
Practices (BMPs) and Low Impact Development (LID) measures.
i) The Applicant response states that the stormwater will be routed to an existing
off-site pond. To mimic natural hydrologic runoff characteristic and minimize
the impacts of land development on water resources, including existing
stormwater infrastructure, Staff continues to recommend a stormwater
management approach that incorporates Environmental Site Design (ESD)
techniques as outlined in the FSM, including but not limited to Low Impact
Development (LID), conservation of natural features, and non-structural,
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infiltration-type BMP(s). Staff recommends a commitment to treat a
percentage of the increased impervious area on site through ESD measures
and/or LID practices before routing to an off-site pond. (FSM 5.200.B)
ii) Staff appreciates the commitment to provide two LID measures on site. Staff
continues to recommend that said measures achieve annual runoff volume
reduction, as specified in the VA Stormwater BMP Clearinghouse. Please
amend the BMP narrative on Sheet 04 as follows:
“Such BMPs/LIDs may include, but shall not be limited to, water quality
swales, bioretention facilities/rain gardens, or any alternative
practice proposed by the applicant that achieves volume reduction, as
specified in the VA Stormwater BMP Clearinghouse and deemed by the
Department of Building and Development to be acceptable.”
iii) Staff recommends the following edits to Proffer VII.B.:
“The Applicant shall provide a minimum of two (2) Low-Impact Development
(LID) Best Management Practices to treat stormwater from the Property. Such
LID practice may include, but shall not be limited to, water quality swales,
bioretention facilities/rain gardens, sheet flow to vegetated buffers, or any
alternative LID practice proposed by the applicant that achieves volume
reduction as specified in the VA Stormwater BMP Clearinghouse and is deemed
to be acceptable to the Department of Building and Development. The location
of the LID practice(s) shall be shown on the first Site Plan or Construction Plans
and Profiles, whichever is first in time, for the Property.”
iv) The applicant response states that the applicant requests the flexibility to meet
75 percent of required pollutant reduction on site and utilize offsite
compliance, which is standard per VA Stormwater Management Program
(VSMP) Regulations. To achieve pollutant reductions on site, Staff continues
to recommend a commitment that the LID measures, along with other
qualifying stormwater management facilities on the Property that fully comply
with the VA SWM regulations, achieve a minimum of 85 percent of the total
required phosphorous nutrient reductions on-site before pursuing the use of
offsite compliance.
v) The purchase of offsite nutrient credits should be per the hierarchy outlined in
9VAC25-900-91.
County Urban Forester:
2) Sheet 7- Staff appreciates the applicant providing this sheet. Staff wishes to remind
the applicant of the following:
a) Trees should not be placed closer than three feet to curbs and pavement to prevent
infrastructure issues.
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b) Please ensure to provide more than adequate rooting space for trees. At time of
site plan, the applicant will have to prove that planting beds will have the
minimum square footage provided for chosen tree species.
Floodplain Management:
There are no floodplain management comments at this time.
Please ensure that any future submissions are referred to the Natural Resources Team and
contact me if you have any questions or need additional information.

DEPARTMENT OF BUILDING AND DEVELOPMENT
COUNTY OF LOUDOUN
MEMORANDUM
DATE:

May 27, 2021

TO:

Bryce Johnson, Project Manager, Department of Planning and Zoning

FROM:

Jenn Hare, Natural Resources Engineer

THROUGH: William A. Cain, Natural Resources Program Manager
CC:

Kyle Dingus, County Urban Forester
Maggie Auer, Floodplain Administrator
Marie Genovese, Community Planner, Department of Planning and Zoning

SUBJECT:

ZMAP-2020-0004 & SPEX-2021-0007 Colonnade

The Natural Resources Team (NRT) reviewed the Zoning Map Amendment plat, received
on April 8, 2021, and offers the following comments:
Recommendations:
Natural Resources:
1) Staff appreciates the Wetland Delineation Report provided with this submission,
conducted by Terracon and dated October 5, 2020, and concurs with the findings
therein. Please note that a Jurisdictional Determination (JD) will be required at the
time of grading permit application to confirm the delineation. Staff recommends
pursuing the JD with the site or construction plan, to avoid any delays with the
permitting process. (FSM 8.111.A.2)
2) Depict the Soil Drains layer per Loudoun County GIS on Sheet 03. (FSM 6.120.B.1)
3) Please provide the following soils certification on Sheet 03: (FSM 6.120.B.2)
"The subject development site does contain Class III and Class IV soils, per the latest
County soils map as identified by the Interpretive Guide to Soils Maps, Loudoun
County, Virginia, or per the approved Preliminary Soils Review Investigation and
Report. Loudoun County recommends no construction of structures with subgrade
levels within natural drainage swales or within soils or spots specifically identified as
wet per the latest County soils map as identified by the Interpretive Guide to Soils
Maps, Loudoun County, Virginia."
4) The property is located within the Broad Run watershed. Stormwater on site outfalls
to an intermittent, unnamed tributary of Broad Run, which is impaired for aquatic life,
fish consumption, and recreational use per a 2020 DEQ Water Quality Assessment.

Page 2
ZMAP-2021-0004
5/27/2021

Impacts to water quality are an issue for consideration as part of this application.
(R93ZO 6-1210(E)(5))
a) Consistent with the River and Stream Corridor Resources Strategy 2.3 Action B
and Strategy 2.4 Action A in Chapter 3 of the 2019 General Plan, Staff
recommends that an innovative and integrated approach to stormwater
management be implemented on site which incorporates Best Management
Practices (BMPs) and Low Impact Development (LID) measures.
i) Staff requests information as to how stormwater will be addressed on site.
ii) Staff recommends that a minimum of two (2) different Low Impact
Development (LID) measures be implemented on site. Such BMPs/LIDs may
include, but shall not be limited to, water quality swales, bioretention
facilities/rain gardens, or any alternative practice proposed by the applicant
that achieves volume reduction, as specified in the VA Stormwater BMP
Clearinghouse.
iii) Staff further recommends a proffer consistent with the LID proffer/condition
outlined below, requiring a minimum of two (2) different LIDs to be provided
on site:
“The Applicant shall provide a minimum of two (2) Low-Impact Development
(LID) Best Management Practices to treat stormwater from the Property. Such
LID practice may include, but shall not be limited to, water quality swales,
bioretention facilities/rain gardens, sheet flow to vegetated buffers, or any
alternative LID practice proposed by the applicant that achieves volume
reduction as specified in the VA Stormwater BMP Clearinghouse and is deemed
to be acceptable to the Department of Building and Development. The location
of the LID practice shall be shown on the first Site Plan or Construction Plans
and Profiles, whichever is first in time, for the Property.”
iv) Staff further recommends a commitment that the LID measures, along with
other qualifying stormwater management facilities on the Property that fully
comply with the VA SWM regulations, achieve a minimum of 85 percent of
the total required phosphorous nutrient reductions on-site before pursuing the
use of offsite compliance.
v) If nutrient credits are pursued, Staff recommends that the applicant consider
purchasing credits in Loudoun County in proximity to the property in order to
minimize potential water quality impacts.

County Urban Forester:
5) Please revise sheet 4 to only show proposed conditions post development as it is
currently confusing.
6) Please provide staff an idea of how the landscaping will be distributed throughout the
site. Consider the following:
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a) Avoid placing trees closer than three feet to curbs and pavement to prevent
infrastructure issues.
b) Please distribute canopy throughout the site.
c) Ensure development supports adequate soil volume for proposed landscaping.

Floodplain Management:
There are no floodplain management comments at this time.
Please ensure that any future submissions are referred to the Natural Resources Team and
contact me if you have any questions or need additional information.

Loudoun County, Virginia
www.loudoun.gov
Department of Building and Development

1 Harrison Street, SE, P.O. Box 7000, Mailstop #60A, Leesburg, VA 20177-7000
Telephone: 703/777-0220
Fax: Permits, Zoning, and Administration 703/771-5215 • Engineering 703/737-8993

DATE:

August 9, 2021

TO:

Bryce Johnson, Project Manager, Department of Planning and Zoning, MSC #62

FROM:

Dustin Canterbury, Planner, Land Development Division MSC #60A

THROUGH:

Scott Berger, Division Manager

APPLICATION NUMBER:

ZMAP-2021-0004 & SPEX-2021-0007

APPLICATION NAME:

Colonnade

PLAN SUBMISSION NUMBER:

2

PLANNER REQUESTS TO REVIEW SUBSEQUENT SUBMISSIONS

The Department of Building and Development, Land Development Division has completed the review of
this application and provides the following comments:
1. The Department of Building and Development has no comments.
Thank you for the opportunity to review and comment on this application. Please feel free to contact me
at (703) 737-8438 or via email at dustin.canterbury@loudoun.gov if you have any questions.
If substantial revisions are made to this application after review Building and Development requests
further review of the application.

Loudoun County, Virginia
www.loudoun.gov
Department of Building and Development

1 Harrison Street, SE, P.O. Box 7000, Mailstop #60A, Leesburg, VA 20177-7000
Telephone: 703/777-0220
Fax: Permits, Zoning, and Administration 703/771-5215 • Engineering 703/737-8993

DATE:

May 24, 2021

TO:

Bryce Johnson, Project Manager, Department of Planning and Zoning, MSC #62

FROM:

Dustin Canterbury, Planner, Land Development Division MSC #60A

THROUGH:

Scott Berger, Division Manager

APPLICATION NUMBER:

ZMAP-2021-0004 & SPEX-2021-0007

APPLICATION NAME:

Colonnade

PLAN SUBMISSION NUMBER:

1

PLANNER REQUESTS TO REVIEW SUBSEQUENT SUBMISSIONS

The Department of Building and Development, Land Development Division has completed the review of
this application and provides the following comments:
1. The Department of Building and Development has no comments.
Thank you for the opportunity to review and comment on this application. Please feel free to contact me
at (703) 737-8438 or via email at dustin.canterbury@loudoun.gov if you have any questions.
If substantial revisions are made to this application after review Building and Development requests
further review of the application.

DEPARTMENT OF FINANCE AND BUDGET
MEMORANDUM

DATE:

April 28, 2021

TO:

Bryce Johnson,
Project Manager, DPZ

FROM:

Megan Bourke, Assistant Director

SUBJECT:

Proffer 1st Round Referral
ZMAP-2021-0007 & SPEX-2021-0007,
Colonnade

Background
This memorandum is in response to your request for comments regarding impacts on capital
facilities submitted as part of Colonnade (ZMAP-2021-0007 & SPEX-2021-0007).
This application proposes to rezone approximately 4.15 acres from Planned DevelopmentCommercial Center (Neighborhood Center) (PD-CC-NC) to Townhouse/Multifamily Residential
(R-16) for the development of 60 single-family attached units. The property is located east of City
Center Boulevard (Route 1345), north of Stefanie Drive (Route 2879), and just east of the Dulles
Town Center shopping mall. The property is in the Suburban Policy Area, the Broad Run election
district, and the Sterling planning subarea.
This referral includes the capital facilities impact generated using the established calculations
recommended by the Fiscal Impact Committee (FIC) and adopted by the Board of Supervisors.
It provides an overview of capital facility impacts at full build-out and is not intended to suggest,
request, amend or revise any specific proffer statement language.
The application proposes to develop the following:
Table 1. Increase in Population
Housing Unit Type
Single-Family Attached (SFA)
Total

# of Units

Population Generation

60
60

185
185

Student Generation
41
41

Based on the 2017 Capital Intensity Factor (CIF), the projected increase in County population is
185 residents and 41 students as a result of the increased units in the proposed rezoning at full
build-out. Note that the student generation methodology established in the FIC Guidelines differs
from Loudoun County Public Schools (LCPS) methodology.

Department of Finance and Budget
Proffer Referral Comments, Colonnade (ZMAP-2021-0007 & SPEX-2021-0007)
April 28, 2021
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Capital Facilities Impacts
Based upon the County’s adopted 2017 Capital Facilities Standards (CFS), the following table
outlines the impact to the County’s capital facilities based upon the projected population increases
at full build-out. This table lists facilities which are triggered in proportion to population, and for
which the demand for the facility is at least one one-hundredth (0.01) of a facility. There are
other types of facilities that are based on obtaining a certain number countywide (one animal
shelter, five regional parks, etc.) that because they are not triggered by population, are not
included in the table. In addition, the table focuses on facilities, and does not include the need
for fire and rescue vehicles or transit vehicles.
Table 2. Impact on Capital Facilities
Capital Facility
General Government Support Facilities (sq. ft.)
DS Residential Facility (beds)
MH Residential Facility (beds)
Park & Ride Lot (spaces)
Neighborhood Park
Recreational Trails (# of miles)

Facility Impact

The proposed increase in residential units has an impact on capital facilities.

0.01
0.01
0.85
0.01
0.03

Square Feet
296.64
42.74
42.74
2.97
-

Department of Finance and Budget
Proffer Referral Comments, Colonnade (ZMAP-2021-0007 & SPEX-2021-0007)
April 28, 2021
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As a reference, Table 3 below provides the current and planned (in the FY 2021 – 2026 Adopted
CIP) capital facilities in the Sterling planning subarea, as well as facilities that are currently in
deficit (or surplus).
Table 3. Current/Planned and Deficit Facilities in the Sterling Planning Subarea

Capital Facility with Population Standard

Existing Facilities

Sheriff Station
1
Fire & Rescue Station - East
1
DS Residential Facility (# of beds)
4
MH Residential Facility (# of beds)
Park and Ride Lot (# of parking spaces)
100
Community Center
1
Teen Center
Senior Center
Adult Day Center
Community Park
Neighborhood Park
2
Recreational Trails (miles)
Library (sq. ft.)
19,176
* Numbers within parentheses in the deficit column indicate a surplus

Planned
Facilities
1

2020
Estimated
Deficit
(0.6)
(0.4)
3.0
7.0
372.1
(0.1)
0.2
0.8
0.5
1.6
2.1
16.4
5,455.8

Conclusion
The increase in residential units in Colonnade (ZMAP-2021-0007 & SPEX-2021-0007) proposal
has an impact on capital facilities, as summarized in Table 2.

MEMORANDUM
To:

Bryce Johnson, Project Manager

From:

Megan Bourke, Assistant Director

Date:

August 9, 2021

Subject:

Colonnade
ZMAP-2021-0004 & SPEX-2021-0007

This memorandum represents the Department of Finance and Budget’s second referral
comments on the impact of the proposed residential rezoning on capital facilities, as part of
ZMAP-2021-0004 & SPEX-2021-0007 (COLONNADE).
This application proposes to amend the Concept Development Plan and Proffers associated
with ZMAP-2021-0004 rezone approximately 4.15-acre property from PD-CC-NC to R-16,
Townhouse/Multi-family Residential for the development of 61 Single-Family Attached
residential units, of which includes 8 ADUs. The portion of the property is located East of City
Center Boulevard (Route 1345), north of Stefanie Drive (Route 2879), and just east of the
Dulles Town Center shopping mall in the Sterling Planning Subarea, and the Broad Run
Election District.
This referral includes the capital facilities impact generated using the established calculations
adopted by the Board of Supervisors, including the Fiscal Impact Committee Guidelines
(December 2020), the Capital Intensity Factor (March 2018), and the Capital Facility
Standards (January 2017). It provides an overview of capital facility impacts related to this
development at full build-out. These comments are not intended to suggest, request, amend,
or revise any specific proffer statement language.
Population and Student Projections
The population projection is based on the adopted Fiscal Impact Committee Guidelines. The
Fiscal Impact Committee Guidelines include a household size of 3.09 persons per household
and a school age children per household rate of 0.69 for single-family attached residential
units.
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Table 1. Population and Student Projections for Mountain View Residential
Housing Unit
Type
Single-Family
Attached (SFA)
Total

Number of
Units
61

Household
Size
3.09

Population
Generation
188

61

School Age Children
per Household
0.69

188

Student
Generation
42
42

Based on the Fiscal Impact Committee Guidelines, the projected increase in County population
is 188 residents, which includes 42 school aged children, based on the total number of units
in the proposed rezoning at full build-out of the development.
Impact on Capital Facilities
The proposed rezoning has an impact on capital facilities. This impact is demonstrated in two
ways. Table 2 provides the monetary calculation of the per capita impact and per student
impact of development on capital facilities. This figure is the dollar amount of the capital
facilities impact of the proposed residential development, based on the County’s adopted
Capital Intensity Factor 1.
The increase in residential units as part of ZMAP-2021-0004 & SPEX-2021-0007
(COLONNADE) has an impact on capital facilities.
Table 2. Capital Intensity Factor 2

SFA, Eastern
Total

County CIF
per Unit
$14,528.40

County Impact
$770,005
$770,005

School CIF per
Unit
$19,205

School Impact
$1,017,865
$1,017,865

Total
$1,787,870
$1,787,870

Table 3 shows the impact that the increased population and students have on specific capital
facilities (round to the nearest hundredth) at full-build out, based on the County’s adopted
Capital Facilities Standards. This table lists facilities that are triggered in proportion to
population, and for which the demand for the facility is at least one one-hundredth of a facility.
There are other types of facilities that are based on obtaining a certain number countywide
(one animal shelter, five regional parks, etc.) that because they are not triggered by
population, are not included in the table. In addition, the table focuses on facilities, does not
include the need for fire and rescue vehicles or transit vehicles, and is illustrative in nature.

1
2

2017 Capital Intensity Factor: https://www.loudoun.gov/DocumentCenter/Home/View/55679

Sums may not equal due to rounding.
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Table 3. Impact on Capital Facilities
Facility

Impact

Square Feet

Sheriff Station

0.00

33.93

Fire & Rescue Station - East

0.01

135.71

General Government Support Facilities
(sq. ft.)
DS Residential Facility (beds)

-

753.96

0.03

108.62

MH Residential Facility (beds)

0.03

108.62

Park & Ride Lot (spaces)

2.17

-

Community Center

0.00

83.77

Senior Center

0.00

53.44

Adult Day Center

0.00

24.94

Community Park

0.01

6.03

Neighborhood Park

0.02

7.54

Recreational Trails (# of miles)

0.08

-

4/26/2022

Loudoun County Public Schools
Division of Planning Services

Project Assessment

Project Name: ZMAP 2021-0004 and SPEX 2021-0007, Colonnade
(Updated 4-26-2022)
Loudoun County Public Schools
Eastern Loudoun Planning District
Student Generation Factors, 2021
Single Family Detached (SFD)

0.55

Multifamily (MF)

0.33

Single Family Attached (SFA)
Total Students

Elementary
Housing
School Student
Units
Generation

0.50

Capital Costs
School Cost
Capacity
Per Pupil Cost

Project's Capital Costs

Operational Costs

61

Middle School
Student
Generation

High School
Student
Generation

0.43

0.24

0.33

13
0

7

30

13

0

10

7

10

30

Elementary
School Cost
(FY 2023 CIP)

Middle
School Cost
(FY 2023 CIP)

High
School Cost
(FY 2023 CIP)

Total Capital
Expenditure

$57,460,000
960
$59,854

$115,990,000
1445
$80,270

$164,165,000
2100
$78,174

0

$784,987

2021-2022 School Attendance Zone

September 30, 2021 Student Enrollment
2021-22 Base Building Capacity

$587,576

FY 2022
Student
Adopted
Generation Total
Per Pupil Cost
$17,120

School Facility Information

0

30

0
0

$786,819

Annual
Operational
Costs
$513,600

Elementary
School
(Grades K-5)

Middle School
(Grades 6-8)

High School
(Grades 9-12)

Countryside

River Bend

Potomac Falls*

812

1227

1565

671

* Modular classrooms are being used to provide a temporary increase in building capacity.

1140

1622

Student
Generation
Total

0
0

$2,159,382

ELEMENTARY & SECONDARY SCHOOL SUMMARY: EASTERN LOUDOUN
General Planning District Description
North/East of Route 28 (Sully Road), South of the Potomac River, West of Fairfax County
FY 2023 - FY 2028 CIP PLANNING PERIOD

2021-22
30-Sep-21
2022-23 SCHOOL YEAR
2023-24 SCHOOL YEAR
2024-25 SCHOOL YEAR
2025-26 SCHOOL YEAR
2026-27 SCHOOL YEAR
2027-28 SCHOOL YEAR
BASE
ACTUAL
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
ELEMENTARY SCHOOLS CAPACITY ENROLLMENT ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE

ALGONKIAN ES
COUNTRYSIDE ES
FOREST GROVE ES
GUILFORD ES
HORIZON ES
LOWES ISLAND ES
MEADOWLAND ES
POTOWMACK ES
ROLLING RIDGE ES
STERLING ES A
SUGARLAND ES
SULLY ES

674
812
697
651
812
697
572
697
743
628
743
651
8377

458
671
502
545
491
536
405
529
587
439
487
471
6121

438 236
664 148
518 179
539 112
495 317
545 152
418 154
515 182
590 153
465 163
482 261
493 158
6162 2215

65%
82%
74%
83%
61%
78%
73%
74%
79%
74%
65%
76%

432 242
692 120
535 162
549 102
504 308
571 126
423 149
499 198
594 149
508 120
482 261
507 144
6296 2081

64%
85%
77%
84%
62%
82%
74%
72%
80%
81%
65%
78%

435 239
705 107
573 124
540 111
500 312
595 102
411 161
493 204
580 163
533
95
477 266
521 130
6363 2014

65%
87%
82%
83%
62%
85%
72%
71%
78%
85%
64%
80%

431 243
689 123
583 114
524 127
497 315
604
93
405 167
478 219
582 161
539
89
470 273
509 142
6311 2066

64%
85%
84%
80%
61%
87%
71%
69%
78%
86%
63%
78%

411 263
718
94
602
95
523 128
505 307
624
73
401 171
473 224
585 158
562
66
468 275
508 143
6380 1997

61%
88%
86%
80%
62%
90%
70%
68%
79%
89%
63%
78%

406 268
710 102
625
72
520 131
506 306
615
82
407 165
483 214
579 164
583
45
466 277
500 151
6400 1977

60%
87%
90%
80%
62%
88%
71%
69%
78%
93%
63%
77%

A - A STUDENT WELCOME CENTER IS PLANNED AT STERLING ES TO PROVIDE MORE EFFICIENT AND EFFECTIVE DELIVERY OF SERVICES TO LIMITED ENGLISH PROFICIENT STUDENTS; THE ADDITION WILL BE COMPLETE IN THE
2023-24 SCHOOL YEAR. THE STUDENT CAPACITY AT STERLING ES WILL REMAIN 628.

FY 2023 - FY 2028 CIP PLANNING PERIOD

MIDDLE SCHOOLS

RIVER BEND MS
SENECA RIDGE MS
STERLING MS

2022-23 SCHOOL YEAR
2023-24 SCHOOL YEAR
2024-25 SCHOOL YEAR
2025-26 SCHOOL YEAR
2026-27 SCHOOL YEAR
2027-28 SCHOOL YEAR
2021-22
30-Sep-21
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
BASE
ACTUAL
CAPACITY ENROLLMENT ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE

1227
1301
1358
3886

1140
1006
1081
3227

1129
950
1086
3165

98
351
272
721

92%
73%
80%

1112
877
1078
3067

115
424
280
819

91%
67%
79%

1074
843
1083
3000

153
458
275
886

88%
65%
80%

1024
841
1120
2985

203
460
238
901

83%
65%
82%

1021
824
1135
2980

206
477
223
906

83%
63%
84%

1002
802
1175
2979

225
499
183
907

82%
62%
87%

FY 2023 - FY 2028 CIP PLANNING PERIOD

HIGH SCHOOLS
A

DOMINION HS
PARK VIEW HS B
C
POTOMAC FALLS HS

2022-23 SCHOOL YEAR
2023-24 SCHOOL YEAR
2024-25 SCHOOL YEAR
2025-26 SCHOOL YEAR
2026-27 SCHOOL YEAR
2027-28 SCHOOL YEAR
2021-22
30-Sep-21
BASE
ACTUAL
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
CAPACITY ENROLLMENT ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE

1793
1518
1565
4876

WILLIAM OBEDIAH ROBEY HS

B, D

1481
1409
1622
4512

1535
1526
1661
4722

20

60

258
(8)
(96)
154

86% 1593 200
89%
101% 1637 (119) 108%
106% 1702 (137) 109%
4932 (56)
60

1642 151
92% 1596
1689 (171) 111% 1671
1698 (133) 108% 1697
5029 (153)
4964
80

80

197
89% 1522
(153) 110% 1645
(132) 108% 1615
(88)
4782

271
85% 1436
(127) 108% 1581
(50) 103% 1561
94
4578

100

100

357
(63)
4
298

A - AN APPLICATION FOR A MILITARY SCIENCE PROGRAM AT DOMINION HS HAS BEEN SUBMITTED BUT IS NOT UNDER ACTIVE CONSIDERATION BY THE MILITARY; PROGRAM EXPANSION IN VIRGINIA IS NOT
CURRENTLY PLANNED.
B - AN ADDITION IS PROPOSED AT PARK VIEW HS/WILLIAM OBEDIAH ROBEY HS TO BE COMPLETE BY THE START OF THE 2025-26 SCHOOL YEAR.
C - THE 2021-22 BASE CAPACITY FOR POTOMAC FALLS HS REFLECTS TWO (2) MODULAR CLASSROOMS ON SITE; WITHOUT THE MODULAR CLASSROOMS, CAPACITY AT POTOMAC FALLS HS WOULD BE 1523.
D - WILLIAM OBEDIAH ROBEY HS IS CO-LOCATED WITHIN PARK VIEW HS.

SCHOOL BOARD ADOPTED FY 2023 - FY 2028 CAPITAL BUDGETS

JANUARY 11, 2022

80%
104%
100%

EASTERN LOUDOUN PLANNING DISTRICT
RESIDENTIAL DEVELOPMENT
LCPS Planning staff tracks residential building permit activity for Loudoun County and its incorporated towns. The
monitoring includes both rezoned and by-right developments (i.e., approved, proposed, inactive) and
construction status. Tracking the approved under construction and approved future "pipeline" development
assists staff in estimating student growth.
Residential development detail is provided for approved, but not yet completed, residential projects in LCPS
geographic planning districts. Complete, proposed, inactive, and/or age-restricted residential applications are
excluded from the below provided information. Utilizing 2021 student generation factors, the number of
potential LCPS students has been calculated based on the remaining number of residential units to be
constructed.
Eastern Loudoun Planning District
Approved, Unbuilt Residential Development
as of September 2021

SFD - Single Family Detached SFA - Single Family Attached MF - Multifamily
Approved Residential Units
Potential LCPS Students
Residential Development
BELFORT PARK DRIVE TOWNHOMES
DULLES TOWN CENTER
KINCORA VILLAGE
MOUNT STERLING
STERLING MEADOW
THE HUB
WATERSIDE
Planning District Total, as of September 2021

SFD

SFA

MF

Total

Elementary
School

Middle
School

High
School

0
0
0
0
0
0
0
0

20
0
0
74
0
0
0
94

0
1230
2600
144
166
1265
2505
7910

20
1230
2600
218
166
1265
2505
8004

4
175
281
36
24
180
355
1054

2
97
157
20
13
100
198
588

3
134
216
28
18
138
273
810

SCHOOL BOARD ADOPTED FY 2023 - FY 2028 CAPITAL BUDGETS

%
Complete,
as of
9/2021
0%
0%
24%
0%
0%
0%
0%

JANUARY 11, 2022

LOUDOUN COUNTY PUBLIC SCHOOLS
DIVISION OF PLANNING SERVICES
21000 Education Court
Ashburn, Virginia 20148
Telephone: 571-252-1050
Facsimile: 571-252-1101
Email: lcpsplan@lcps.org

May 11, 2021

Mr. Bryce Johnson
County of Loudoun
Department of Planning and Zoning
1 Harrison Street, SE
Leesburg, Virginia 20175
RE: ZMAP 2021-0004 and SPEX 2021-0007, Colonnade
Dear Mr. Johnson:
School Board staff has reviewed the referenced application for Colonnade; comments are provided
specific to the zoning map amendment (ZMAP 2021-0004). Based on 2019 Loudoun County Public
Schools (LCPS) Eastern Loudoun planning district student generation factors, the proposed 60 singlefamily attached residential units will generate a total of 32 school-age children upon build-out: 14
elementary school-age children (grades K-5), 8 middle school-age children (grades 6-8), and 10 high
school-age children (grades 9-12). The attached assessment outlines the operational and capital impact of
the project on LCPS.
Staff has also included a six-year student enrollment overview of LCPS Eastern Loudoun planning
district schools, as well as details on approved, unbuilt residential development within the same area, for
County staff and policy makers to assess regarding the overall impact of the project on area elementary
and secondary schools. The information detail is an excerpt from the School Board Adopted FY 2022FY 2027 Capital Improvement Program, dated December 15, 2020.
A review of Loudoun’s approved residential development suggests that LCPS can anticipate an additional
10,000 students over the next six years. This calculation does not embody children who are currently
being served by LCPS nor does it include future potential students from additional proposed rezonings
and/or by-right developments. Not only do student demographics within existing subdivisions change
annually and over time, but additional residential projects will also impact the future enrollments and
capacity of area schools.
As calculations indicate that public schools account for a significant portion of Loudoun’s capital
expenditure costs, School Board staff requests that a proportionate share of the applicant’s capital facility
contribution be set aside specifically for public school capital projects. This designation should be noted
in the proffer statement for Colonnade. In the LCPS Eastern Loudoun planning district, major
renovations and rehabilitation projects at existing school facilities are being reviewed and initiated by the
School Board. The associated costs are significant, and the proffer dollars would help offset such
expenditures.
And finally, safe walking paths remain an important concern for the School Board, staff, and parents of

Mr. Bryce Johnson
ZMAP 2021-0004 and SPEX 2021-0007, Colonnade
May 11, 2021
Page 2
children who attend our schools. The provided Concept Development Plan (sheet 4), dated April 2, 2021,
illustrates construction of sidewalks throughout the development; this is noted and appreciated.
Thank you for the opportunity to comment on the second referral of Colonnade application. The School
Board is concerned about all land development applications. Capital facility expenditures and operational
costs are significantly impacted by each approved residential project, and both can be anticipated to
increase with each additional school-age child that resides in Loudoun County.
Should you require further information, please contact me at your earliest convenience.

Sincerely,

Beverly I. Tate, Director
Attachments (3)
c: Scott Ziegler, Interim Superintendent
Kevin Lewis, Assistant Superintendent
Election District:

Broad Run

5/11/2021

Loudoun County Public Schools
Division of Planning Services

Project Assessment

Project Name: ZMAP 2021-0004 and SPEX 2021-0007, Colonnade
Loudoun County Public Schools
Eastern Loudoun Planning District
Student Generation Factors, 2019
Single Family Detached (SFD)

0.59

Multifamily (MF)

0.34

Single Family Attached (SFA)
Total Students

Elementary
Housing
School Student
Units
Generation

0.54

Capital Costs
School Cost
Capacity
Per Pupil Cost

Project's Capital Costs

Operational Costs

60

Middle School
Student
Generation

High School
Student
Generation

0.44

0.24

0.32

14
0

8

32

14

0

10

8

10

32

Elementary
School Cost
(FY 2022 CIP)

Middle
School Cost
(FY 2022 CIP)

High
School Cost
(FY 2022 CIP)

Total Capital
Expenditure

$54,880,000
960
$57,167

$90,775,000
1445
$62,820

$155,605,000
2100
$74,098

0

$814,968

0

$488,489

FY 2022
Student
Adopted
Generation Total
Per Pupil Cost
$16,709

32

0

0

$768,244

Annual
Operational
Costs
$541,372

Elementary
School
(Grades K-5)

Middle School
(Grades 6-8)

High School
(Grades 9-12)

2020-2021 School Attendance Zone

Countryside

River Bend

Potomac Falls*

2020-2021 Base Building Capacity

812

1227

1565

School Facility Information

September 30, 2020 Student Enrollment

667

* Modular classrooms are being used to provide a temporary increase in building capacity.

1193

1597

Student
Generation
Total

0

0

$2,071,701

ELEMENTARY & SECONDARY SCHOOL SUMMARY: EASTERN LOUDOUN
General Planning District Description
North/East of Route 28 (Sully Road), South of the Potomac River, West of Fairfax County
FY 2022 - FY 2027 CIP PLANNING PERIOD

2020-2021 30-Sep-20
2021-22
2022-23
2023-24
2024-25
2025-26
2026-27
BASE
ACTUAL
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
ELEMENTARY SCHOOLS CAPACITY ENROLLMENT ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE

ALGONKIAN ES
COUNTRYSIDE ES
FOREST GROVE ES
GUILFORD ES
HORIZON ES
LOWES ISLAND ES
MEADOWLAND ES
POTOWMACK ES
ROLLING RIDGE ES
STERLING ES
SUGARLAND ES
SULLY ES

674
812
697
651
812
697
572
697
743
628
743
651
8377

447
667
561
552
513
534
416
526
569
438
529
448
6200

482 192
775
37
603
94
572
79
580 232
580 117
451 121
562 135
619 124
506 122
543 200
500 151
6773 1604

72%
95%
87%
88%
71%
83%
79%
81%
83%
81%
73%
77%

475 199
761
51
598
99
570
81
566 246
567 130
462 110
562 135
620 123
528 100
541 202
512 139
6762 1615

70%
94%
86%
88%
70%
81%
81%
81%
83%
84%
73%
79%

484 190
782
30
590 107
563
88
567 245
583 114
469 103
558 139
627 116
553
75
530 213
526 125
6832 1545

72%
96%
85%
86%
70%
84%
82%
80%
84%
88%
71%
81%

484 190
779
33
595 102
558
93
557 255
588 109
462 110
569 128
609 134
554
74
531 212
536 115
6822 1555

72%
96%
85%
86%
69%
84%
81%
82%
82%
88%
71%
82%

477 197
769
43
585 112
550 101
546 266
577 120
450 122
559 138
613 130
557
71
529 214
535 116
6747 1630

71%
95%
84%
84%
67%
83%
79%
80%
83%
89%
71%
82%

471 203
757
55
582 115
540 111
541 271
566 131
442 130
555 142
605 138
549
79
524 219
530 121
6662 1715

70%
93%
84%
83%
67%
81%
77%
80%
81%
87%
71%
81%

FY 2022 - FY 2027 CIP PLANNING PERIOD

MIDDLE SCHOOLS

RIVER BEND MS
SENECA RIDGE MS
STERLING MS

2020-2021 30-Sep-20
2021-22
2022-23
2023-24
2024-25
2025-26
2026-27
BASE
ACTUAL
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
CAPACITY ENROLLMENT ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE

1227
1301
1358
3886

1193
1069
1128
3390

1171
1079
1201
3451

56
222
157
435

95%
83%
88%

1165
1021
1189
3375

62
280
169
511

95%
78%
88%

1147
947
1187
3281

80
354
171
605

93%
73%
87%

1149
900
1221
3270

78
401
137
616

94%
69%
90%

1156
920
1256
3332

71
381
102
554

94%
71%
92%

1202
946
1283
3431

25
355
75
455

98%
73%
94%

FY 2022 - FY 2027 CIP PLANNING PERIOD

HIGH SCHOOLS

DOMINION HS A
PARK VIEW HS
POTOMAC FALLS HS B

2020-2021 30-Sep-20
2021-22
2022-23
2023-24
2024-25
2025-26
2026-27
BASE
ACTUAL
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
CAPACITY ENROLLMENT ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE

1793
1601
1565
4959

1512
1410
1597
4519

1577
1572
1612
4761

216
29
(47)
198

88% 1621
98% 1689
103% 1653
4963

172
(88)
(88)
(4)

90% 1651 142
92%
105% 1763 (162) 110%
106% 1616 (51) 103%
5030 (71)

1693
1795
1609
5097

100
94% 1617
(194) 112% 1823
(44) 103% 1601
(138)
5041

176
90% 1545
(222) 114% 1841
(36) 102% 1555
(82)
4941

248
86%
(240) 115%
10
99%
18

A - AN APPLICATION FOR A MILITARY SCIENCE PROGRAM AT DOMINION HS HAS BEEN SUBMITTED BUT IS NOT UNDER ACTIVE CONSIDERATION BY THE MILITARY; PROGRAM EXPANSION IN VIRGINIA IS NOT
CURRENTLY PLANNED.
B - THE 2020-21 BASE CAPACITY FOR POTOMAC FALLS HS REFLECTS TWO (2) MODULAR CLASSROOMS ON SITE; WITHOUT THE MODULAR CLASSROOMS, CAPACITY AT POTOMAC FALLS HS WOULD BE 1523.

School Board Adopted FY 2022 - FY 2027 Capital Budgets

December 15, 2020

EASTERN LOUDOUN PLANNING DISTRICT
RESIDENTIAL DEVELOPMENT
LCPS Planning staff tracks residential building permit activity for Loudoun County and its incorporated towns.
The monitoring includes both rezoned and by-right developments (i.e., approved, proposed, inactive) and
construction status. Tracking the approved under construction and approved future "pipeline" development
assists staff in estimating student growth.
Residential development detail is provided for approved, but not yet completed, residential projects in LCPS
geographic planning districts. Complete, proposed, inactive, and/or age-restricted residential applications are
excluded from the below provided information. Utilizing 2019 student generation factors, the number of
potential LCPS students has been calculated based on the remaining number of residential units to be
constructed.

Eastern Loudoun Planning District
Approved, Unbuilt Residential Development
as of September 2020

SFD - Single Family Detached SFA - Single Family Attached MF - Multifamily
Approved Residential Units
Potential LCPS Students
Residential Development
DULLES TOWN CENTER
KINCORA VILLAGE
MOUNT STERLING
STERLING MEADOW
THE HUB
WATERSIDE
Planning District Total, as of September 2020

SFD

SFA

MF

Total

Elementary
School

Middle
School

High
School

0
0
0
0
0
0
0

0
0
74
0
0
0
74

1230
1400
144
166
1265
2505
6710

1230
1400
218
166
1265
2505
6784

184
172
39
25
189
375
984

100
94
21
14
103
204
537

134
125
28
18
138
273
715

School Board Adopted FY 2022 - FY 2027 Capital Budgets

%
Complete,
as of
9/2020
0%
18%
0%
0%
0%
0%

December 15, 2020

LOUDOUN COUNTY PUBLIC SCHOOLS
DIVISION OF PLANNING SERVICES
21000 Education Court
Ashburn, Virginia 20148
Telephone: 571-252-1050
Facsimile: 571-252-1101
Email: lcpsplan@lcps.org

July 28, 2021

Mr. Bryce Johnson
County of Loudoun
Department of Planning and Zoning
1 Harrison Street, SE
Leesburg, Virginia 20175
RE: ZMAP-2021-0004 and SPEX-2021-0007, Colonnade
Dear Mr. Johnson:
School Board staff has reviewed the second submission materials for the Colonnade application.
With the exception of providing the attached updated assessment based on the revised residential unit
count, staff offers no further comments from those originally conveyed on May 11, 2021.
Thank you for the additional opportunity to comment on the Colonnade application. Should you require
further information, please contact me at your earliest convenience.

Sincerely,

Beverly I. Tate, Director
Attachments (3)
c: Scott Ziegler, Superintendent
Kevin Lewis, Assistant Superintendent of Support Services
Election District:

Broad Run

7/28/2021

Loudoun County Public Schools
Division of Planning Services

Project Assessment

Project Name: ZMAP 2021-0004 and SPEX 2021-0007, Colonnade
Loudoun County Public Schools
Eastern Loudoun Planning District
Student Generation Factors, 2019
Single Family Detached (SFD)

0.59

Multifamily (MF)

0.34

Single Family Attached (SFA)
Total Students

Elementary
Housing
School Student
Units
Generation

0.54

Capital Costs
School Cost
Capacity
Per Pupil Cost

Project's Capital Costs

Operational Costs

61

Middle School
Student
Generation

High School
Student
Generation

0.44

0.24

0.32

14
0

8

33

14

0

11

8

11

33

Elementary
School Cost
(FY 2022 CIP)

Middle
School Cost
(FY 2022 CIP)

High
School Cost
(FY 2022 CIP)

Total Capital
Expenditure

$54,880,000
960
$57,167

$90,775,000
1445
$62,820

$155,605,000
2100
$74,098

0

$828,551

0

$496,630

FY 2022
Student
Adopted
Generation Total
Per Pupil Cost
$16,709

33

0

0

$781,048

Annual
Operational
Costs
$550,394

Elementary
School
(Grades K-5)

Middle School
(Grades 6-8)

High School
(Grades 9-12)

2021-2022 School Attendance Zone

Countryside

River Bend

Potomac Falls*

2020-2021 Base Building Capacity

812

1227

1565

School Facility Information

September 30, 2020 Student Enrollment

667

* Modular classrooms are being used to provide a temporary increase in building capacity.

1193

1597

Student
Generation
Total

0

0

$2,106,229

ELEMENTARY & SECONDARY SCHOOL SUMMARY: EASTERN LOUDOUN
General Planning District Description
North/East of Route 28 (Sully Road), South of the Potomac River, West of Fairfax County
FY 2022 - FY 2027 CIP PLANNING PERIOD

2020-2021 30-Sep-20
2021-22
2022-23
2023-24
2024-25
2025-26
2026-27
BASE
ACTUAL
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
ELEMENTARY SCHOOLS CAPACITY ENROLLMENT ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE

ALGONKIAN ES
COUNTRYSIDE ES
FOREST GROVE ES
GUILFORD ES
HORIZON ES
LOWES ISLAND ES
MEADOWLAND ES
POTOWMACK ES
ROLLING RIDGE ES
STERLING ES
SUGARLAND ES
SULLY ES

674
812
697
651
812
697
572
697
743
628
743
651
8377

447
667
561
552
513
534
416
526
569
438
529
448
6200

482 192
775
37
603
94
572
79
580 232
580 117
451 121
562 135
619 124
506 122
543 200
500 151
6773 1604

72%
95%
87%
88%
71%
83%
79%
81%
83%
81%
73%
77%

475 199
761
51
598
99
570
81
566 246
567 130
462 110
562 135
620 123
528 100
541 202
512 139
6762 1615

70%
94%
86%
88%
70%
81%
81%
81%
83%
84%
73%
79%

484 190
782
30
590 107
563
88
567 245
583 114
469 103
558 139
627 116
553
75
530 213
526 125
6832 1545

72%
96%
85%
86%
70%
84%
82%
80%
84%
88%
71%
81%

484 190
779
33
595 102
558
93
557 255
588 109
462 110
569 128
609 134
554
74
531 212
536 115
6822 1555

72%
96%
85%
86%
69%
84%
81%
82%
82%
88%
71%
82%

477 197
769
43
585 112
550 101
546 266
577 120
450 122
559 138
613 130
557
71
529 214
535 116
6747 1630

71%
95%
84%
84%
67%
83%
79%
80%
83%
89%
71%
82%

471 203
757
55
582 115
540 111
541 271
566 131
442 130
555 142
605 138
549
79
524 219
530 121
6662 1715

70%
93%
84%
83%
67%
81%
77%
80%
81%
87%
71%
81%

FY 2022 - FY 2027 CIP PLANNING PERIOD

MIDDLE SCHOOLS

RIVER BEND MS
SENECA RIDGE MS
STERLING MS

2020-2021 30-Sep-20
2021-22
2022-23
2023-24
2024-25
2025-26
2026-27
BASE
ACTUAL
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
CAPACITY ENROLLMENT ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE

1227
1301
1358
3886

1193
1069
1128
3390

1171
1079
1201
3451

56
222
157
435

95%
83%
88%

1165
1021
1189
3375

62
280
169
511

95%
78%
88%

1147
947
1187
3281

80
354
171
605

93%
73%
87%

1149
900
1221
3270

78
401
137
616

94%
69%
90%

1156
920
1256
3332

71
381
102
554

94%
71%
92%

1202
946
1283
3431

25
355
75
455

98%
73%
94%

FY 2022 - FY 2027 CIP PLANNING PERIOD

HIGH SCHOOLS

DOMINION HS A
PARK VIEW HS
POTOMAC FALLS HS B

2020-2021 30-Sep-20
2021-22
2022-23
2023-24
2024-25
2025-26
2026-27
BASE
ACTUAL
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
PROJECTION
CAPACITY ENROLLMENT ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE ENROLL SPACE UTILIZE

1793
1601
1565
4959

1512
1410
1597
4519

1577
1572
1612
4761

216
29
(47)
198

88% 1621
98% 1689
103% 1653
4963

172
(88)
(88)
(4)

90% 1651 142
92%
105% 1763 (162) 110%
106% 1616 (51) 103%
5030 (71)

1693
1795
1609
5097

100
94% 1617
(194) 112% 1823
(44) 103% 1601
(138)
5041

176
90% 1545
(222) 114% 1841
(36) 102% 1555
(82)
4941

248
86%
(240) 115%
10
99%
18

A - AN APPLICATION FOR A MILITARY SCIENCE PROGRAM AT DOMINION HS HAS BEEN SUBMITTED BUT IS NOT UNDER ACTIVE CONSIDERATION BY THE MILITARY; PROGRAM EXPANSION IN VIRGINIA IS NOT
CURRENTLY PLANNED.
B - THE 2020-21 BASE CAPACITY FOR POTOMAC FALLS HS REFLECTS TWO (2) MODULAR CLASSROOMS ON SITE; WITHOUT THE MODULAR CLASSROOMS, CAPACITY AT POTOMAC FALLS HS WOULD BE 1523.

School Board Adopted FY 2022 - FY 2027 Capital Budgets

December 15, 2020

EASTERN LOUDOUN PLANNING DISTRICT
RESIDENTIAL DEVELOPMENT
LCPS Planning staff tracks residential building permit activity for Loudoun County and its incorporated towns.
The monitoring includes both rezoned and by-right developments (i.e., approved, proposed, inactive) and
construction status. Tracking the approved under construction and approved future "pipeline" development
assists staff in estimating student growth.
Residential development detail is provided for approved, but not yet completed, residential projects in LCPS
geographic planning districts. Complete, proposed, inactive, and/or age-restricted residential applications are
excluded from the below provided information. Utilizing 2019 student generation factors, the number of
potential LCPS students has been calculated based on the remaining number of residential units to be
constructed.

Eastern Loudoun Planning District
Approved, Unbuilt Residential Development
as of September 2020

SFD - Single Family Detached SFA - Single Family Attached MF - Multifamily
Approved Residential Units
Potential LCPS Students
Residential Development
DULLES TOWN CENTER
KINCORA VILLAGE
MOUNT STERLING
STERLING MEADOW
THE HUB
WATERSIDE
Planning District Total, as of September 2020

SFD

SFA

MF

Total

Elementary
School

Middle
School

High
School

0
0
0
0
0
0
0

0
0
74
0
0
0
74

1230
1400
144
166
1265
2505
6710

1230
1400
218
166
1265
2505
6784

184
172
39
25
189
375
984

100
94
21
14
103
204
537

134
125
28
18
138
273
715

School Board Adopted FY 2022 - FY 2027 Capital Budgets

%
Complete,
as of
9/2020
0%
18%
0%
0%
0%
0%

December 15, 2020

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

Memorandum
DATE:

May 21, 2021

TO:

Bryce Johnson, Project Manager, Planning and Zoning

FROM:

Kevin Federline, Fire Inspector

THRU:

Linda Hale, Chief Fire Marshal

SUBJECT:

ZMAP-2021-0004 & SPEX-2021-0007 Colonnade, First Submission

The Loudoun County Fire Marshal’s Office (FMO) has the following comments, which are
required to be addressed prior to approval, resulting from the review of the project:
When more detailed information is made available on the construction drawing submission,
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’s exterior, turning radii/turning analysis using AASHTO - SU-40 on 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” with at least 26’ in width
along one side of the building, positioned a minimum of 15 feet from the building will be
required.
Prior to the issuance of an occupancy permit for any facility, building, or portion of a building
hereafter constructed, Fire Lane Identification shall be provided, permitted, and an approved
inspection along any Fire Apparatus Access Road serving such facility, building, or portion of
a building.
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 Fire Prevention Code
(LCFPC) and Loudoun County Facilities Standards Manual (FSM)
1. LCFPC 503.1 (LCFSM Chapter 4.330) Roadways which provide individual lot
frontage or access in residential townhouse and multi-family areas (including
Teamwork * Integrity * Professionalism * Service

II.
III.

condominiums) shall meet the requirements of a Category B Road in
accordance with LCFSM Chapter 4.330.C Table II.
Concern:
1. None.
Recommendations:
1. The FMO recommends increasing the side separations between habitable
structures to a minimum of 20 feet on buildings that are non-sprinklered and
use combustible exterior building materials. This separation distance for
habitable structures is below the fire code standards. The intent of greater
separations distance is to provide fire suppression access on all sides of
structures/arrangements and reduce the likelihood of the spread of fire to
adjacent properties. Where buildings have less than the recommended twenty
feet (20’) of separation the FMO recommends the installation of sprinkler
systems and use of non-combustible exterior building materials be used.

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.

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

Memorandum
DATE:

August 9, 2021

TO:

Bryce Johnson, Project Manager, Planning and Zoning

FROM:

Kevin Federline, Fire Inspector

THRU:

Linda Hale, Chief Fire Marshal

SUBJECT:

ZMAP-2021-0004 & SPEX-2021-0007 Colonnade, Second Submission

The Loudoun County Fire Marshal’s Office (FMO) has the following comments, which are
required to be addressed prior to approval, resulting from the review of the project:
When more detailed information is made available on the construction drawing submission,
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’s exterior, turning radii/turning analysis using AASHTO - SU-40 on 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” with at least 26’ in width
along one side of the building, positioned a minimum of 15 feet from the building will be
required.
Prior to the issuance of an occupancy permit for any facility, building, or portion of a building
hereafter constructed, Fire Lane Identification shall be provided, permitted, and an approved
inspection along any Fire Apparatus Access Road serving such facility, building, or portion of
a building.
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 Fire Prevention Code
(LCFPC) and Loudoun County Facilities Standards Manual (FSM)
1. LCFPC 503.1 (LCFSM Chapter 4.330) (Comment not addressed and is
repeated) Roadways which provide individual lot frontage or access in
residential townhouse and multi-family areas (including condominiums) shall
Teamwork * Integrity * Professionalism * Service

II.
III.

meet the requirements of a Category B Road in accordance with LCFSM
Chapter 4.330.C Table II.
Concern:
1. None.
Recommendations:
1. The FMO recommends increasing the side separations between habitable
structures to a minimum of 20 feet on buildings that are non-sprinklered and
use combustible exterior building materials. This separation distance for
habitable structures is below the fire code standards. The intent of greater
separations distance is to provide fire suppression access on all sides of
structures/arrangements and reduce the likelihood of the spread of fire to
adjacent properties. Where buildings have less than the recommended twenty
feet (20’) of separation the FMO recommends the installation of sprinkler
systems and use of non-combustible exterior building materials be used.

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.

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

Memorandum
DATE:

November 16, 2021

TO:

Bryce Johnson, Project Manager, Planning and Zoning

FROM:

Kevin Federline, Fire Inspector

THRU:

Linda Hale, Chief Fire Marshal

SUBJECT:

ZMAP-2021-0004 & SPEX-2021-0007 Colonnade, Third Submission

The Loudoun County Fire Marshal’s Office (FMO) has no new comments resulting from the
plans review of the project. Prior comment/recommendation acknowledged, thank you.
Prior to the issuance of an occupancy permit for any facility, building, or portion of a building
hereafter constructed, Fire Lane Identification shall be provided, permitted, and an approved
inspection along any Fire Apparatus Access Road serving such facility, building, or portion of
a building.
If there are any changes to the plans include the Fire Marshal’s Office in review to ensure fire
code compliance.
I.
II.
III.

Requirements: From the current Loudoun County Fire Prevention Code
(LCFPC) and Loudoun County Facilities Standards Manual (FSM)
1. None.
Concern:
1. None.
Recommendations:
1. None.

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.
Teamwork * Integrity * Professionalism * Service

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.

Loudoun County Fire and Rescue
PO Box 7100
801 Sycolin Road SE, Suite 200
Leesburg, VA 20177-7100
Phone 703-777-0333
Fax 703-771-5359

Memorandum
To:
From:
Date:
Subject:

Bryce Johnson, Project Manager
Maria Figueroa Taylor, Fire-Rescue Planner
May 27, 2021
Colonnade
ZMAP-2021-0004 & SPEX-2021-0007

Thank you for the opportunity to review the above captioned application.
The Fire-Rescue GIS and Mapping coordinator offered the following information regarding estimated
response times:
PIN

Kincora, Station 24/35
Travel Time

029-28-5117

3 minutes

Travel times are determined using ESRI GIS network analyst along the county’s street
centerline with distance and speed limit being the criteria. Travel time is reported in minutes
and seconds. For the approximate response time two minutes is added for turnout time.
Approximate Response Time for
Kincora, Station 24/35
5 minutes
The submitted plans do not provide enough detail to demonstrate adequate access and circulation of
emergency vehicles to all areas of the proposed development. Fire and Rescue Planning Staff
understands that this concern may be best addressed at the time of site plan.
If you have any questions or need additional information, please contact me at 703-777-0333.

c:

project file
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MEMORANDUM
To:

Bryce Johnson, AICP, Project Manager, Land Use Review

From:

Steve Thompson, PhD, RPA, County Archaeologist, Community Planning

Date:

May 19, 2021

Re:

ZMAP-2021-0004 & SPEX-2021-0007, Colonnade; Archaeology 1st Referral

BACKGROUND
The applicant is requesting a Zoning Map Amendment (ZMAP) to rezone
approximately 4.15 acres from Planned Development-Commercial Center
(Neighborhood Center) (PD-CC-NC) to Townhouse/Multifamily Residential-16 (R-16)
to allow for the development of 60 single-family attached dwelling units and a Special
Exception (SPEX) to modify the Yards requirement of Section 7-903(C)(1)(c) of the
Zoning Ordinance from 15 feet to 10 feet. The subject property is located
approximately 700 feet east of Dulles Town Center at the northeastern corner of the
intersection of City Center Boulevard and Stefanie Drive.
COMPLIANCE WITH THE COMPREHENSIVE PLAN
The Loudoun County 2019 General Plan (2019 GP) calls for the conservation and
preservation of the County’s cultural and scenic resources. Land development
applications are required to include an archaeological and historic resources survey
to identify resources and, if warranted, identify measures for preservation,
mitigation, and adaptive reuse (2019 GP, Chapter 3, Historic, Archaeologic, and
Scenic Resources, Action 5.1.C). The Loudoun County Heritage Preservation Plan
(HPP) provides additional detail regarding survey requirements (HPP, Chapter 2,
Archaeological Resources, Policy 3). The HPP further articulates policies regarding the
preservation of significant heritage resources in the context of land development
(HPP, Chapter 9, Development Review).
In compliance with the 2019 GP, the applicant has submitted a Phase I Archaeological
Management Summary Report prepared by Terracon Consultants, Inc. in February
2021 titled Phase I Archaeological Management Summary Report, Colonnade
Rezoning, Loudoun County, Virginia.
ANALYSIS
Terracon’s Phase I archaeological survey included background documentary research
to establish environmental and historical context, pedestrian reconnaissance and
visual inspection of the entire property, and systematic shovel testing at 50-ft
intervals across all terrain not characterized by excessive slope, poor drainage, or
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Archaeology 1st Referral
5/19/2021

prior disturbance. No structures, buildings, or cemeteries are evident on the property
on historic maps and aerial photographs. Surrounding properties were developed
between 1995 and 2002, and it appears that the subject property was cleared and
possibly graded at that time. Systematic Phase I shovel testing documented relatively
wet soils within the subject property, which may be a consequence of surrounding
development. No artifacts were recovered, no archaeological sites were identified,
and no additional archaeological investigation is recommended. In accordance with
Section 7.810.E of the County’s Facilities Standards Manual (FSM), submission of an
abbreviated archaeological management summary is appropriate.
RECOMMENDATIONS
Terracon’s fieldwork and reporting meet the standards for Phase I cultural resource
investigation set forth in the County’s HPP and the Virginia Department of Historic
Resources’ 2017 Guidelines for Conducting Historic Resources Survey in Virginia.
Staff concurs with the consultant’s findings and recommendations. No additional
cultural resources investigations of this property are recommended prior to
approval of this application.
Staff recommends that the applicant amend General Note #8 on the plan set
in conformity with FSM Section 8.101.A.21 to include the full title, company
name, and completion date of the Phase I cultural resources survey
completed for the property. Staff recommends the existing text of Note #8 be
struck and the following inserted in its place:
A Phase I cultural resources survey report, Phase I Archaeological
Management Summary Report, Colonnade Rezoning, Loudoun County,
Virginia, was prepared for the property by Terracon Consultants, Inc. in
February 2021. The survey identified no cemeteries, burial grounds,
graves, archaeological sites, or other historic or cultural resources on
the property.

cc:

Alaina Ray, AICP, Director, Planning and Zoning (via e-mail)
Randall Farren, AICP, Acting Manager, Community Planning (via e-mail)

P

MEMORANDUM
To:

Bryce Johnson, AICP, Project Manager, Land Use Review

From:

Steve Thompson, PhD, RPA, County Archaeologist, Community Planning

Date:

July 8, 2021

Re:

ZMAP-2021-0004 & SPEX-2021-0007, Colonnade; Archaeology 2nd Referral

As recommended at 1st referral, an Archaeology Note has been added as
General Note 8 to the ZMAP plan set.
There are no further outstanding cultural resources issues with this application.

cc:

Alaina Ray, AICP, Director, Planning and Zoning (via e-mail)
Randall Farren, AICP, Acting Manager, Community Planning (via e-mail)

COUNTY OF LOUDOUN
PARKS, RECREATION AND COMMUNITY SERVICES
REFERRAL MEMORANDUM
To:

Bryce Johnson, Project Manager, Planning and Zoning (MSC #62)

From:

Mark A. Novak, Chief Park Planner, Facilities Planning and Development (MSC
#78)

CC:

Steve Torpy, Director
Karen Sheets, Assistant Director
Jeremy Payne, Assistant Director
Rameir Martin, Assistant Director
Myla Neal, Assistant Director
Jefferson Miller, Park Planner
Kristen Blaylock-Reed, Chairman, PROS Board, Dulles District
Kelly Foltman, Vice Chairman, PROS Board, Blue Ridge District
James O'connor, PROS Board, Algonkian District
Steve Hartley, PROS Board, Broad Run District
Tom Bellanca, PROS Board, Chair At-Large
Carrie-Anne Mosley, Open Space Member At-Large
Erik Scudder, Open Space Member At-Large

Date:

August 6, 2021

Subject:

Colonnade – ZMAP 2021-0004 & SPEX 2021-0007 (2nd Submission)

Election District:

Broad Run

Sub Planning Area: Sterling

MCPI # 029-28-5117

APPLICATION OVERVIEW:
The subject site is located west of City Center Boulevard (Route 1345) and Stefanie Drive (Route
2879) to the south. The property is in the Broad Run Election District, Sterling Sub Planning Area.
The Property consist of 4.15-acres and is currently zoned PD-CC(NC) (Planned Development –
Commercial Center (Neighborhood Center). The applicant proposes to rezone the property from
the PD-CC (NC) district to R-16 (Townhouse/Multifamily Residential).

Colonnade
ZMAP 2021-0004 & SPEX 2-21-0007
August 6, 2021
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SITE

VICINITY MAP

PROJECT PROPOSAL:

The applicant proposes to rezone the Property from the PD-CC (NC) district to the R-16
(Townhouse/Multifamily Residential) to develop 60 single-family attached dwelling units.

Colonnade
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CONCEPT DEVELOPMENT PLAN

COMMENTS:
The Department of Parks, Recreation and Community Services (PRCS) has reviewed the
Applicant’s responses dated July 7, 2021, to referral comments dated May 24, 2021, revised
statement of justification July 7, 2021, proffer statement dated July 7, 2021, and the revised ZMAP
Concept Development Plan and SPEX dated July 1, 2021. The following is the current issue status
of the initial comments:

COMMENT # 1: No Proffers were submitted with this application to review.
Issue Status:
application.

The Applicant did not respond. However, proffers were submitted with this

COMMENT #2: This project adds 60 residential units to the Board Run District and offers no
contribution to public recreation. This application alone will have an immediate impact on existing

Colonnade
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and planned public recreational, community services and support facilities in the area.
Furthermore, the adopted Capital Needs Assessment (CNA) 2021-230 shows the following
recreational, community services and support facilities needs associated with the Sterling sub
planning area:
• Three (3) Neighborhood Parks
• Two (1) Community Park
• One (1) Teen Center
Additional development from new rezoning and by-right developments will place recreational
facilities in further jeopardy from a capacity perspective. Developers of other subarea residential
projects indicate in their applications that the area is supported by existing and planned public
facilities. However, residents from both by-right and rezoned subdivisions add a significant
demand on existing recreation facilities which make it difficult to keep pace with respective service
demands. The applicant should demonstrate to Staff, the Planning Commission, and the Board of
Supervisors how the recreational and leisure needs of these new residents will be met without
further taxing the existing public recreational facilities in eastern Loudoun.
Issue Status: The Applicant did not respond. In added, under this submission the applicant added
an additional unit for a total 61.

RECOMMENDATIONS:
The Department of Parks, Recreation and Community Services (PRCS) has reviewed the
applicant’s application and identified above, outstanding issues that require more information to
complete the review of this application.

If you have any questions or concerns regarding these comments, please do not hesitate to contact
me at 703-737-8992 or mark.novak@loudoun.gov.

May 25, 2021

Bryce Johnson
Department of Building and Development, Planning Division
1 Harrison Street, S.E.
P. O. Box 7000
Leesburg, Virginia 20177-7000
RE:

Colonnade
ZMAP-2021-0004 & SPEX-2021-0007

Dear Mr. Johnson:
Loudoun Water has reviewed the referenced zoning map amendment and special exception
and has no objection to their approval and offers the following:
1. Please be advised that adequacy of the existing water and sewer infrastructure that
will serve the proposed development will be considered during construction plan
review. Any improvements necessary to serve the proposed development will be the
responsibility of the applicant.
2. Public water and sanitary sewer service would be contingent upon the developer’s
compliance with our Statement of Policy; Rate, Rules and Regulations; and
Engineering Design Manual.
Should you have any questions, please feel free to contact me at aramos@loudounwater.org
or (571) 291-7909.
Sincerely,
Andrea Ramos-Rivera
Civil Engineer
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Michael G. Romeo, AICP
Senior Land Use Planner
(571) 209-5772
mromeo@thelandlawyers.com

March 11, 2022
Via E-Mail Only
Mr. Bryce Johnson, AICP
Loudoun County Department of Planning and Zoning
One Harrison Street, S.E., 3rd Floor
Leesburg, VA 20177
Re:

Fourth Referral Response Letter
Colonnade (ZMAP-2021-0004 and SPEX-2021-0007)

Dear Mr. Johnson:
On behalf of DTC Partners, LLC, the applicant (referred to herein as the “Applicant”) in
the above-referenced application, I am providing this letter as a written response to the comments
received during the Planning Commission Public Hearing and the fourth round of referral agency
comments.
In response to the Planning Commission’s comments related to the size of affordable units
in the development, the Applicant has included a proffer commitment to make at least two of the
affordable units greater than 16 feet in width. The Applicant reiterates that the width of the
proposed affordable units does comply with the standard in the Loudoun County Affordable
Dwelling Unit (ADU) Program Design Handbook, which is the adopted county policy on this
specific issue.
To address the comments related to parking, the Applicant has confirmed that street
parking is permitted on Eden Drive, just to the east of the subject property. If overflow parking is
needed, this street parking can be utilized. The proposed parking on the property equates to 3.64
spaces per unit which far exceeds the current parking requirement, as well as the draft parking
requirements included in the zoning ordinance rewrite. Additionally, the Applicant has agreed to
a proffer condition that restricts the conversion of garage parking spaces.

Attachment 7

Colonnade
Fourth Referral Response Letter
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For your convenience, each of the County staff comments are stated below and the
Applicant's responses follow in bold italics.
DEPARTMENT OF PLANNING & ZONING – COMMUNITY PLANNING (Marie
Genovese, AICP, Planner III, 03/03/2022)
Community Planning staff recommends that the Planning Commission and Board of Supervisors
consider whether the proposal meets the definition of small lot SFA dwelling units, consistent with
the Suburban Mixed Use Place Type. Community Planning Staff recommends committing to a
maximum FAR of 1.0.
Applicant Response:
The Applicant has calculated its potential total gross floor area to be a little more than
134,000 square feet. On the 4.15-acre parcel, this equates to a 0.74 FAR which is well below
the permitted 1.0 FAR in the Suburban Mixed Use place type.
Community Planning Staff continues to recommend integrating the proposed development with
the surrounding community via inter-parcel connections as recommended above. While
Community Planning Staff supports annexation of the subject property into an existing HOA, there
are no vehicular or pedestrian connections linking the proposed development with the Colonnade
at Dulles Town Center development. At a minimum, pedestrian access should be provided
connecting the proposed development with the Colonnade at Dulles Town Center development
along Forum Terrace and Palace Terrace.
Applicant Response:
A vehicular and pedestrian connection to the Colonnade at Dulles Town Center
development will be provided via Stefanie Drive. As previously stated, the Applicant has
discussed this matter with the adjacent HOA and has been informed by the HOA that they have
no interest in any additional vehicular or pedestrian connections to the proposed community.
The adjacent HOA submitted a letter prior to the Planning Commission Public Hearing stating
their position against inter-parcel connections.
With this being said, the Applicant is agreeable to pursuing a compromise position in
which they commit to provide public access easements that connect proposed sidewalks on the
subject property to the property line in logical locations for potential future inter-parcel
connections. This would accommodate future inter-parcel pedestrian connections if the
adjacent neighborhood chooses to pursue this course of action.
Community Planning Staff recommends updating Proffer IV.G to include the plaza area.
Applicant Response:
Proffer IV.G. (now Proffer IV.H.) has been updated to include the plaza area.
Community Planning Staff defers to the Office of Housing regarding updating Proffer VI.B to
address unmet housing needs for rental units.

Colonnade
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Applicant Response:
Comment noted.
Community Planning Staff continues to recommend the applicant mitigate the anticipated capital
facility impacts of the proposed development according to 2019 GP fiscal policies. Community
Planning Staff continues to recommend revising the proffers to include capital facility
contributions for all units not defined as “affordable” in Article 7 of the Zoning Ordinance.
Applicant Response:
As previously stated, the Applicant is complying with long-standing interpretations of
county policy by exempting “affordable” units from capital facility contributions. Residential
rezoning applications that have preceded this application have exempted “affordable” units, i.e.
units between 0 percent and 100 percent of the Area Median Income, from proffered cash
contributions. In addition to capital facility contributions, this also includes regional road,
transit, and fire and rescue contributions. If the goal is to provide more affordable housing in
Loudoun County, requesting that affordable units provide proffered cash contributions is
counterintuitive to this goal.

DEPARTMENT OF PLANNING & ZONING – ZONING ADMINISTRATION (Josh
Elkins, Senior Planner, 02/01/2022)
New Comment: The yard is the space between the lot line and the building for each side of the
principal building. Delete the “Lot Line/ Bldg. Footprint” label for the For Rent option typical unit
configuration as this implies a 0’ yard line. The lot line for these units would be the boundary of
the site or right-of-way line. Additionally, the applicant depicts an optional deck extending to the
rear lot line. If the applicant would like to extend the deck to the rear property line, then a
modification is required for Section 5-200(B)(10).
Applicant Response:
The Typical Lot Details and Typical Unit Configurations on Sheet 04 of the enclosed
plan set have been updated to identify 15-foot rear yards and 10-foot optional decks. The
previous plan set incorrectly showed the optional decks extending to the property line. Since
the optional decks will not extend closer than five feet to the property line, no modification of
Section 5-200 (B) (10) is necessary.

DEPARTMENT OF PLANNING AND ZONING – PROFFER MANAGEMENT (Bradley
R. Polk, CZA, Senior Planner, 01/28/2022)
PROFFER STATEMENT
1. Previous Comment. Please see suggestions to the draft Proffer Statement to aid in clarity
of interpretation and performance of the Proffers. Staff requests the Applicant to address
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the comments contained in this memorandum and the comments included in the margin of
the attachment of suggestions to the draft proffer statement. In addition, any suggestions
that the Applicant does not agree to be addressed need to be noted in the re-submission
response letter. Staff requests a subsequent review of the re-submission.
Applicant Response:
Comment noted.
2. Previous Comment. Please note that the word “will” is used throughout the Proffer
Statement, which is interpreted to have the same meaning as the word “shall” per Section
1-202(B) of the Revised 1993 Loudoun County Zoning Ordinance and all proffered
commitments shall be deemed a requirement on development of the property unless the
term ‘may’ is used.
Applicant Response:
Comment noted.

3. Proffer III. Revise the Proffer Statement to add a proffer regarding the timing and triggers
for the “Potential Future Bus-Stop Esmt.” shown on Sheet 04 of the CDP. Staff has
provided recommended language for this proffer.
Bus Shelter Easement. The Owner shall provide a public access easement on the
Property in the area generally identified as “POTENTIAL FUTURE BUS-STOP
ESMT. (15’x20’) on Sheet 04 of the CDP. The easement shall be of sufficient size
to accommodate the construction of a bus shelter for use by and incorporation into
the Loudoun County Transit and Commuter Services programming for bus service,
but not less than 12 feet by 16 feet in area. The final location of such easement is
subject to coordination with DTCI and to be determined at site plan and shall be
conveyed to the County, at no cost to the County, at the time of first record plat or
site plan approval for the Property, whichever occurs first in time. The HOA shall
maintain the bus shelter easement until such time as the bus shelter is constructed.
The HOA shall be responsible for maintenance of the bus shelter after construction.
Applicant Response:
The Applicant has included the suggested language in the enclosed proffer statement.
4. Proffer III.B. Staff recommends the Applicant revise the proffer to specify the extent of the
Stefanie Drive median and turn lane improvements. Further, revise the proffer to require
the improvements be bonded prior to the approval of the first record plat or site plan,
whichever is first in time for the Property.
Applicant Response:
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The Applicant has updated Proffer III.B. in accordance with staff’s recommendation.

5. Proffer III.C. The cost of the “additional ADA intersection improvements” needs to be
quantified with this application, in order to establish amount to be credited to the
Applicant’s Regional Road Contributions. Submit a CPAP bond unit form which includes
the “additional ADA intersection improvements” for review by DTCI. The referenced
improvements would need to be completed prior to the issuance of the first occupancy
permit for the Property as the County does not provide refunds for contributions.
Applicant Response:
The Applicant has revised this proffer to account for VDOT’s comments related to the
need for a Signal Modification Plan. This Signal Modification Plan will be provided prior to
record plat or site plan approval. Pursuant to the findings of the Signal Modification Plan, the
Applicant will construct the appropriate intersection improvements prior to the issuance of the
first occupancy permit. Since the cost of these improvements won’t be known until the Signal
Modification Plan is complete, the regional road credit will be based on any improvements that
are identified prior to record plat or site plan approval. Therefore, the regional road credit
proffer language has been adjusted to account for the timing of the Signal Modification Plan
now identified in the proffer.

6. Previous Comment. Proffer III.D. Per the 2019 CTP, Section 5-3.3, Staff recommends the
regional road contribution be made on a per unit basis, with no exemption for ADUs.
Currently, the proffer only requires contributions for market rate units.
Applicant Response:
As previously stated, it is counterintuitive to include affordable units as part of cash
contributions included in a proffer statement. Approximately two years after the adoption of
the 2019 Countywide Transportation Plan (“CTP”), Proffer Management has begun to interpret
Section 5-3.3 of the 2019 CTP, which states that dwelling units should provide transportation
contributions, as applicable to all dwelling units, including affordable units. This section of the
CTP is not nearly nuanced enough to take into account the recognized positive impact of the
provision of affordable units as part of a proffered rezoning application. Applicants have long
worked under the guidance that affordable units are exempt from such cash contributions, and
rightly so based on the civic benefit associated with these units as well as the financial burden
the provision of these affordable units places on applicants. The Applicant notes that regional
road and transit contributions are included as standard proffers in most residential rezoning
applications even though they are not part of an adopted Loudoun County policy. The Applicant
would be open to reducing its regional road and transit contributions to reflect the provision of
affordable units if that is the preferred approach of county staff.
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7. Previous Comment. Proffer III.E. Per the 2019 CTP, Section 5-3.3, Staff recommends the
transit contribution be made on a per unit basis, with no exemption for ADUs. Currently,
the proffer only requires contributions for market rate units.
Applicant Response:
Please see the response to Comment 6 in this referral.

8. Proffer IV.A. Staff recommends the Applicant include Sheets 09, 09A, and 09B to Proffer
I.A., requiring substantial conformance as part of the CDP.
Applicant Response:
The Applicant has added the requested sheets to Proffer I.A.

9. Previous Comment. Proffer VII.A. Staff recommends the Applicant contribute the Fire and
Rescue Contribution be made on a per unit basis, with no exemption for ADUs. Currently,
the proffer only requires contributions for market rate units.
Applicant Response:
As previously stated, the civic value of affordable units is immense. Recommending that
contributions be provided for these units is contrary to the public policy of providing affordable
units for Loudoun County residents. Broadly interpreting county policy to include affordable
units as part of cash contributions negatively affects the ability of applicants to provide
affordable units and is counterintuitive to the stated goal of the county to provide more
affordable housing in the county.

DEPARTMENT OF BUILDING AND DEVELOPMENT – NATURAL RESOURCES
TEAM (Jenn Hare, Natural Resources Engineer, 02/02/2022)
I have reviewed the materials for this submission and have no further comments. Thanks for the
opportunity to review.
Applicant Response:
Comment noted.
DEPARTMENT OF TRANSPORTATION AND CAPITAL INFRASTRUCTURE (Dustin
Kuzan, PE, Senior Transportation Engineer, 02/11/2022)
Comment 7 (Interparcel Vehicle and Pedestrian Connections): Comment not addressed. DTCI
understands the Applicant has chosen not to provide interparcel connections to adjacent properties,
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either pedestrian or vehicular, citing community opposition. DTCI reiterates County policy calling
for such connections (2019 CTP, Chapter 2, Suburban Roadway Policies 3.2-10, Inter-parcel
Access and 3-2.11, Connectivity).
Applicant Response:
The Applicant is now providing public access easements in two locations on the subject
property that extend from proposed sidewalks on the subject property to the property line. These
easements are located in areas that provide logical connections between sidewalks on the subject
property and the adjacent neighborhood if the adjacent neighborhood chooses to connect.
Comment 10 (ADA Compliance at Intersection of Stefanie Drive and City Center Blvd): Comment
partially addressed. DTCI appreciates the Applicant’s willingness to improve the northeast corner
for ADA compliance. Following the meeting between DTCI staff and the Applicant on December
17, 2021, DTCI confirmed with VDOT that ADA improvements to other quadrants of the
intersection may be required if the existing northeast curb ramp is required to be replaced. To
account for such possible off-site improvements, the Applicant has included draft proffer language
proposing credit for any VDOT-required ADA improvements in the other three quadrants of the
intersection. DTCI can support such a credit subject to the County receiving and reviewing
documentation of actual, verified costs incurred by the Applicant to install such required
improvements in other quadrants of the intersection.
Applicant Response:
As previously stated, the Applicant has revised this proffer to account for VDOT’s
comments related to the need for a Signal Modification Plan. This Signal Modification Plan
will be provided prior to record plat or site plan approval. Pursuant to the findings of the Signal
Modification Plan, the Applicant will construct the appropriate intersection improvements prior
to the issuance of the first occupancy permit. Since the cost of these improvements won’t be
known until the Signal Modification Plan is complete, the regional road credit will be based on
any improvements that are identified prior to record plat or site plan approval. Therefore, the
regional road credit proffer language has been adjusted to account for the timing of the Signal
Modification Plan now identified in the proffer.

VIRGINIA DEPARTMENT OF TRANSPORTATION (Clyde A. Wallace, P.E., Land Use
Engineer, 02/03/2022)
To follow up on your question, the plan does propose to upgrade the existing sidewalk from 4-ft
to 5-ft and reconstruct the existing CG-12 at the northeast corner of Stefanie Drive and City Center
Blvd. To ensure the signal timing and pedestrian push button pole is in compliance, a signal
modification plan will be required to be submitted to VDOT for review and approval; and with the
signal modification plan review all four quadrants of the intersection will be evaluated for VDOT
and ADA compliance (including signal timing, pedestrian pole locations, CG-12’s and
crosswalks). For additional information see VDOT’s RDM Appendix A(1)-64, Guidelines for
Alterations.
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Applicant Response:
The Applicant has committed to provide a Signal Modification Plan in the enclosed
proffer statement.

We hope the responses provided in this letter appropriately address the referral agency
comments. Please feel free to contact me if you have any questions or comments.

Sincerely,
WALSH, COLUCCI, LUBELEY & WALSH, P.C.

Michael G. Romeo, AICP
Senior Land Use Planner

Enclosures:

cc:

Updated Proffer Statement
Updated Plan Set

Arthur N. Fuccillo, DTC Partners, LLC
James D. Policaro, DTC Partners, LLC
Clayton Tock, Urban, Ltd.
Ankur Walia, Urban, Ltd.
Christopher Turnbull, Wells + Associates, Inc.
J. Randall Minchew, Esq., Walsh, Colucci, Lubeley & Walsh, P.C.
Erin L. Swisshelm, Esq., Walsh, Colucci, Lubeley & Walsh, P.C.

Michael G. Romeo, AICP
Senior Land Use Planner
(571) 209-5772
mromeo@thelandlawyers.com

February 11, 2022
Via E-Mail Only
Mr. Bryce Johnson, AICP
Loudoun County Department of Planning and Zoning
One Harrison Street, S.E., 3rd Floor
Leesburg, VA 20177
Re:

Fourth Referral Response Letter
Colonnade (ZMAP-2021-0004 and SPEX-2021-0007)

Dear Mr. Johnson:
On behalf of DTC Partners, LLC, the applicant (referred to herein as the “Applicant”) in
the above-referenced application, I am providing this letter as a written response to the fourth round
of referral agency comments for the above-referenced application. For your convenience, each of
the County staff comments are stated below and the Applicant's responses follow in bold italics.
DEPARTMENT OF PLANNING & ZONING – COMMUNITY PLANNING (Marie
Genovese, AICP, Planner III, 03/03/2022)
Community Planning staff recommends that the Planning Commission and Board of Supervisors
consider whether the proposal meets the definition of small lot SFA dwelling units, consistent with
the Suburban Mixed Use Place Type. Community Planning Staff recommends committing to a
maximum FAR of 1.0.
Applicant Response:
The Applicant has calculated its potential total gross floor area to be a little more than
134,000 square feet. On the 4.15-acre parcel, this equates to a 0.74 FAR which is well below
the permitted 1.0 FAR in the Suburban Mixed Use place type.
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Community Planning Staff continues to recommend integrating the proposed development with
the surrounding community via inter-parcel connections as recommended above. While
Community Planning Staff supports annexation of the subject property into an existing HOA, there
are no vehicular or pedestrian connections linking the proposed development with the Colonnade
at Dulles Town Center development. At a minimum, pedestrian access should be provided
connecting the proposed development with the Colonnade at Dulles Town Center development
along Forum Terrace and Palace Terrace.
Applicant Response:
A vehicular and pedestrian connection to the Colonnade at Dulles Town Center
development will be provided via Stefanie Drive. As previously stated, the Applicant has
discussed this matter with the adjacent HOA and has been informed by the HOA that they have
no interest in any additional vehicular or pedestrian connections to the proposed community.
The Applicant has followed up with the adjacent HOA to request written verification of this
position and hopes to be able to provide this written verification prior to the Planning
Commission Public Hearing.
Community Planning Staff recommends updating Proffer IV.G to include the plaza area.
Applicant Response:
Proffer IV.G. has been updated to include the plaza area.
Community Planning Staff defers to the Office of Housing regarding updating Proffer VI.B to
address unmet housing needs for rental units.
Applicant Response:
Comment noted.
Community Planning Staff continues to recommend the applicant mitigate the anticipated capital
facility impacts of the proposed development according to 2019 GP fiscal policies. Community
Planning Staff continues to recommend revising the proffers to include capital facility
contributions for all units not defined as “affordable” in Article 7 of the Zoning Ordinance.
Applicant Response:
As previously stated, the Applicant is complying with long-standing interpretations of
county policy by exempting “affordable” units from capital facility contributions. Residential
rezoning applications that have preceded this application have exempted “affordable” units, i.e.
units between 0 percent and 100 percent of the Area Median Income, from proffered cash
contributions. In addition to capital facility contributions, this also includes regional road,
transit, and fire and rescue contributions. If the goal is to provide more affordable housing in
Loudoun County, requesting that affordable units provide proffered cash contributions is
counterintuitive to this goal.
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DEPARTMENT OF PLANNING & ZONING – ZONING ADMINISTRATION (Josh
Elkins, Senior Planner, 02/01/2022)
New Comment: The yard is the space between the lot line and the building for each side of the
principal building. Delete the “Lot Line/ Bldg. Footprint” label for the For Rent option typical unit
configuration as this implies a 0’ yard line. The lot line for these units would be the boundary of
the site or right-of-way line. Additionally, the applicant depicts an optional deck extending to the
rear lot line. If the applicant would like to extend the deck to the rear property line, then a
modification is required for Section 5-200(B)(10).
Applicant Response:
The Typical Lot Details and Typical Unit Configurations on Sheet 04 of the enclosed
plan set have been updated to identify 15-foot rear yards and 10-foot optional decks. The
previous plan set incorrectly showed the optional decks extending to the property line. Since
the optional decks will not extend closer than five feet to the property line, no modification of
Section 5-200 (B) (10) is necessary.

DEPARTMENT OF PLANNING AND ZONING – PROFFER MANAGEMENT (Bradley
R. Polk, CZA, Senior Planner, 01/28/2022)
PROFFER STATEMENT
1. Previous Comment. Please see suggestions to the draft Proffer Statement to aid in clarity
of interpretation and performance of the Proffers. Staff requests the Applicant to address
the comments contained in this memorandum and the comments included in the margin of
the attachment of suggestions to the draft proffer statement. In addition, any suggestions
that the Applicant does not agree to be addressed need to be noted in the re-submission
response letter. Staff requests a subsequent review of the re-submission.
Applicant Response:
Comment noted.
2. Previous Comment. Please note that the word “will” is used throughout the Proffer
Statement, which is interpreted to have the same meaning as the word “shall” per Section
1-202(B) of the Revised 1993 Loudoun County Zoning Ordinance and all proffered
commitments shall be deemed a requirement on development of the property unless the
term ‘may’ is used.
Applicant Response:
Comment noted.

Colonnade
Fourth Referral Response Letter
Page 4 of 7
3. Proffer III. Revise the Proffer Statement to add a proffer regarding the timing and triggers
for the “Potential Future Bus-Stop Esmt.” shown on Sheet 04 of the CDP. Staff has
provided recommended language for this proffer.
Bus Shelter Easement. The Owner shall provide a public access easement on the
Property in the area generally identified as “POTENTIAL FUTURE BUS-STOP
ESMT. (15’x20’) on Sheet 04 of the CDP. The easement shall be of sufficient size
to accommodate the construction of a bus shelter for use by and incorporation into
the Loudoun County Transit and Commuter Services programming for bus service,
but not less than 12 feet by 16 feet in area. The final location of such easement is
subject to coordination with DTCI and to be determined at site plan and shall be
conveyed to the County, at no cost to the County, at the time of first record plat or
site plan approval for the Property, whichever occurs first in time. The HOA shall
maintain the bus shelter easement until such time as the bus shelter is constructed.
The HOA shall be responsible for maintenance of the bus shelter after construction.
Applicant Response:
The Applicant has included the suggested language in the enclosed proffer statement.
4. Proffer III.B. Staff recommends the Applicant revise the proffer to specify the extent of the
Stefanie Drive median and turn lane improvements. Further, revise the proffer to require
the improvements be bonded prior to the approval of the first record plat or site plan,
whichever is first in time for the Property.
Applicant Response:
The Applicant has updated Proffer III.B. in accordance with staff’s recommendation.

5. Proffer III.C. The cost of the “additional ADA intersection improvements” needs to be
quantified with this application, in order to establish amount to be credited to the
Applicant’s Regional Road Contributions. Submit a CPAP bond unit form which includes
the “additional ADA intersection improvements” for review by DTCI. The referenced
improvements would need to be completed prior to the issuance of the first occupancy
permit for the Property as the County does not provide refunds for contributions.
Applicant Response:
The Applicant has revised this proffer to account for VDOT’s comments related to the
need for a Signal Modification Plan. This Signal Modification Plan will be provided prior to
record plat or site plan approval. Pursuant to the findings of the Signal Modification Plan, the
Applicant will construct the appropriate intersection improvements prior to the issuance of the
first occupancy permit. Since the cost of these improvements won’t be known until the Signal
Modification Plan is complete, the regional road credit will be based on any improvements that
are identified prior to record plat or site plan approval. Therefore, the regional road credit
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proffer language has been adjusted to account for the timing of the Signal Modification Plan
now identified in the proffer.

6. Previous Comment. Proffer III.D. Per the 2019 CTP, Section 5-3.3, Staff recommends the
regional road contribution be made on a per unit basis, with no exemption for ADUs.
Currently, the proffer only requires contributions for market rate units.
Applicant Response:
As previously stated, it is counterintuitive to include affordable units as part of cash
contributions included in a proffer statement. Approximately two years after the adoption of
the 2019 Countywide Transportation Plan (“CTP”), Proffer Management has begun to interpret
Section 5-3.3 of the 2019 CTP, which states that dwelling units should provide transportation
contributions, as applicable to all dwelling units, including affordable units. This section of the
CTP is not nearly nuanced enough to take into account the recognized positive impact of the
provision of affordable units as part of a proffered rezoning application. Applicants have long
worked under the guidance that affordable units are exempt from such cash contributions, and
rightly so based on the civic benefit associated with these units as well as the financial burden
the provision of these affordable units places on applicants. The Applicant notes that regional
road and transit contributions are included as standard proffers in most residential rezoning
applications even though they are not part of an adopted Loudoun County policy. The Applicant
would be open to reducing its regional road and transit contributions to reflect the provision of
affordable units if that is the preferred approach of county staff.

7. Previous Comment. Proffer III.E. Per the 2019 CTP, Section 5-3.3, Staff recommends the
transit contribution be made on a per unit basis, with no exemption for ADUs. Currently,
the proffer only requires contributions for market rate units.
Applicant Response:
Please see the response to Comment 6 in this referral.

8. Proffer IV.A. Staff recommends the Applicant include Sheets 09, 09A, and 09B to Proffer
I.A., requiring substantial conformance as part of the CDP.
Applicant Response:
The Applicant has added the requested sheets to Proffer I.A.
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9. Previous Comment. Proffer VII.A. Staff recommends the Applicant contribute the Fire and
Rescue Contribution be made on a per unit basis, with no exemption for ADUs. Currently,
the proffer only requires contributions for market rate units.
Applicant Response:
As previously stated, the civic value of affordable units is immense. Recommending that
contributions be provided for these units is contrary to the public policy of providing affordable
units for Loudoun County residents. Broadly interpreting county policy to include affordable
units as part of cash contributions negatively affects the ability of applicants to provide
affordable units and is counterintuitive to the stated goal of the county to provide more
affordable housing in the county.

DEPARTMENT OF BUILDING AND DEVELOPMENT – NATURAL RESOURCES
TEAM (Jenn Hare, Natural Resources Engineer, 02/02/2022)
I have reviewed the materials for this submission and have no further comments. Thanks for the
opportunity to review.
Applicant Response:
Comment noted.

VIRGINIA DEPARTMENT OF TRANSPORTATION (Clyde A. Wallace, P.E., Land Use
Engineer, 02/03/2022)
To follow up on your question, the plan does propose to upgrade the existing sidewalk from 4-ft
to 5-ft and reconstruct the existing CG-12 at the northeast corner of Stefanie Drive and City Center
Blvd. To ensure the signal timing and pedestrian push button pole is in compliance, a signal
modification plan will be required to be submitted to VDOT for review and approval; and with the
signal modification plan review all four quadrants of the intersection will be evaluated for VDOT
and ADA compliance (including signal timing, pedestrian pole locations, CG-12’s and
crosswalks). For additional information see VDOT’s RDM Appendix A(1)-64, Guidelines for
Alterations.
Applicant Response:
The Applicant has committed to provide a Signal Modification Plan in the enclosed
proffer statement.

We hope the responses provided in this letter appropriately address the referral agency
comments. Please feel free to contact me if you have any questions or comments.
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Sincerely,
WALSH, COLUCCI, LUBELEY & WALSH, P.C.

Michael G. Romeo, AICP
Senior Land Use Planner

Enclosures:

cc:

Updated Proffer Statement
Updated Plan Set

Arthur N. Fuccillo, DTC Partners, LLC
James D. Policaro, DTC Partners, LLC
Clayton Tock, Urban, Ltd.
Ankur Walia, Urban, Ltd.
Christopher Turnbull, Wells + Associates, Inc.
J. Randall Minchew, Esq., Walsh, Colucci, Lubeley & Walsh, P.C.
Erin L. Swisshelm, Esq., Walsh, Colucci, Lubeley & Walsh, P.C.

Michael G. Romeo, AICP
Senior Land Use Planner
(571) 209-5772
mromeo@thelandlawyers.com

December 22, 2021
Via E-Mail Only
Mr. Bryce Johnson, AICP
Loudoun County Department of Planning and Zoning
One Harrison Street, S.E., 3rd Floor
Leesburg, VA 20177
Re:

Third Referral Response Letter
Colonnade (ZMAP-2021-0004 and SPEX-2021-0007)

Dear Mr. Johnson:
On behalf of DTC Partners, LLC, the applicant (referred to herein as the “Applicant”) in
the above-referenced application, I am providing this letter as a written response to the third round
of referral agency comments for the above-referenced application. For your convenience, each of
the County staff comments are stated below and the Applicant's responses follow in bold italics.
DEPARTMENT OF PLANNING & ZONING – COMMUNITY PLANNING (Marie
Genovese, AICP, Planner III, 11/29/2021)
Community Planning Staff continues to recommend integrating the proposed development with
the surrounding community via inter-parcel connections as recommended above. While
Community Planning Staff supports annexation of the subject property into an existing HOA, there
are no vehicular or pedestrian connections linking the proposed development with the Colonnade
at Dulles Town Center development. At a minimum, pedestrian access should be provided
connecting the proposed development with the Colonnade at Dulles Town Center development
along Forum Terrace and Palace Terrace.
Additional information and commitments are needed to ensure the proposed use meets the intent
of a small lot SFA unit (see Housing discussion below).
Applicant Response:
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The Applicant has discussed this matter with the adjacent HOA and has been informed
by the HOA that they have no interest in vehicular or pedestrian connections to the proposed
community. The Applicant will follow-up with the adjacent HOA and request written
verification of this position. The Applicant notes that existing vehicular and pedestrian access
to the adjacent neighborhood can be achieved via Stefanie Drive.
Community Planning Staff recommends the applicant update Proffer I.A to include Sheets 07A
and 07B to ensure the active recreation areas meet the intent of the 2019 GP.
Applicant Response:
The proffer statement has been updated to include Sheets 07A and 07B as proffered
sheets.
Community Planning Staff recommends the applicant update Proffer IV.F to include bike racks at
all four of the active recreation areas.
Applicant Response:
The proffer statement and Sheet 07 of the plan set have been updated to include bike
racks at all four of the active recreation areas.
Based on the response to Staff’s comments, Community Planning Staff recommends the applicant
commit to an average unit size of 1650 square feet for all dwelling units to ensure 2019 GP policies
are being met.
Applicant Response:
The Applicant is agreeable to limiting the size of any dwelling unit on the subject
property to no more than 2,100 square feet of habitable space. Limiting the size of all dwelling
units on the subject property to no more than 2,100 square feet is a significant reduction in the
size of dwelling units in comparison to other recently approved single-family attached
residential rezoning applications in Loudoun County. For example, the Broadlands Ashburn
Metro project, which was approved in 2019, includes single-family attached dwelling units up
to 2,708 square feet in size; the Belfort Park Townhomes project, which was approved in 2020,
includes single-family attached dwelling units averaging 2,520 square feet in size; and the
Belmont Executive Center project, which was approved in 2018, includes single-family attached
dwelling units up to 3,206 square feet in size.
Community Planning Staff continues to recommend the applicant commit to lot size maximums
to ensure small lot SFA dwelling units are being provided, consistent with the Suburban Mixed
Use Place Type.
Applicant Response:
For a single-family attached dwelling unit, the key determinant of lot size is the size of
the dwelling unit on that lot. The proposed single-family attached dwelling units are proffered
to be limited to no more than 2,100 square feet which directly impacts the size of the lots. The
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typical lot details are shown on proffered Sheet 04 of the plan set. These lots are no larger than
they need to be to accommodate the proposed single-family attached dwelling units.
Community Planning Staff continues to recommend the applicant commit to ADUs of a similar
size to market rate units in terms of bedroom counts and square footage. Community Planning
Staff defers to the Office of Housing regarding updating Proffer VI.B to address unmet housing
needs for rental units.
Applicant Response:
The proposed ADUs are of proportional size to market rate units in terms of square
footage and bedroom count, though they are slightly smaller. Further, the proposed ADUs
comply with the policies set forth in Section 1 of the Affordable Dwelling Unit (ADU) Design
Book, as approved by the Board of Supervisors. Specifically, the proposed ADUs are 72 percent
of the width, and identical in length, to the market rate units. Section 1 of the ADU Design Book
indicates that single-family attached ADUs that are a minimum width of 70 percent of the
average width of adjacent single-family attached market-rate units are acceptable.
The anticipated capital facility impacts of the proposed development should be mitigated
according to 2019 GP fiscal policies. Community Planning Staff continues to recommend revising
the proffers to include capital facility contributions for all units not defined as “affordable” in
Article 7 of the Zoning Ordinance.
Applicant Response:
The Applicant is complying with long-standing interpretations of county policy by
exempting “affordable” units from capital facility contributions. Residential rezoning
applications that have preceded this application have exempted “affordable” units, i.e. units
between 0 percent and 100 percent of the Area Median Income, from proffered cash
contributions. In addition to capital facility contributions, this also includes regional road,
transit, and fire and rescue contributions. If the goal is to provide more affordable housing in
Loudoun County, requesting that affordable units provide proffered cash contributions is
counterintuitive to this goal.

DEPARTMENT OF PLANNING & ZONING – ZONING ADMINISTRATION (Josh
Elkins, Senior Planner, 11//22/2021)
CDP COMMENTS
1. New Comment: The applicant shows the lot line and yard lines as the same line on the
Typical Lot Details. The applicant states that the modification applies to rear-loaded single
family attached units. But the applicant depicts a 10’ front yard for the frontloaded units as
well. Additionally, what is the rationale for leaving approximately 8 feet of driveway
within common space as opposed to the entire driveway being located within the lot? The
applicant has not shown lot lines on the Typical Unit Configuration detail. Please clarify
and revise the typical lot details as necessary to address these comments.
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Applicant Response:
The Typical Lot Details for the frontloaded units have been revised to depict a 15-foot
front yard setback. The front lot lines now extend 18 feet to the back of sidewalk. The lot lines
in the Typical Unit Configuration detail (for-rent option) would be the building footprint of the
unit/stick of townhomes. A label has been added to the detail for clarity.
2. New Comment: Proffer IV.G states that the active recreation amenities shall include the
items referenced on Sheets 07A and 07B. Please revise Proffer I to reference Sheets 07A
and 07B regarding substantial conformance with the CDP.
Applicant Response:
The proffer statement has been updated to include Sheets 07A and 07B as proffered
sheets.
3. New Comment: The applicant states that .5 spaces/ unit(off-lot) are required. Note that
these spaces are not in addition to the 3 spaces/unit. The intent of the previous comment
was just to state the requirement as it is written in the Zoning Ordinance. Also, instead of
stating “surface spaces” refer to these as “off-lot spaces” as they are referenced in the
Zoning Ordinance.
Applicant Response:
The parking requirement has been revised to state “3.0 spaces/dwelling unit (at least .5
spaces/unit accommodated by off-lot spaces” as it is written in the Revised 1993 Zoning
Ordinance, and is shown as 183 required parking spaces. “Surface spaces” are now referred
to as “off-lot spaces”.
4. New Comment: Correct the use label for PIN 029-28-6177 as it is currently labeled
“Commercial/ Industrial” but should be labeled “Child Care Facility”.
Applicant Response:
This label has been revised accordingly.
5. New Comment: Revise Proffer IV.F to reference the bike rack locations on Sheet 7A or
also label the 2nd bike rack location on Sheet 7. Currently only one bike rack is labeled on
Sheet 7.
Applicant Response:
The proffer statement and Sheet 07 of the plan set have been updated to include bike
racks at all four of the active recreation areas.
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DEPARTMENT OF PLANNING AND ZONING – PROFFER MANAGEMENT (Bradley
R. Polk, CZA, Senior Planner, 11/29/2021)
PROFFER STATEMENT
1. Previous Comment. Please see suggestions to the draft Proffer Statement to aid in clarity
of interpretation and performance of the Proffers. Staff requests the Applicant to address
the comments contained in this memorandum and the comments included in the margin of
the attachment of suggestions to the draft proffer statement. In addition, any suggestions
that the Applicant does not agree to be addressed need to be noted in the re-submission
response letter. Staff requests a subsequent review of the re-submission.
Applicant Response:
The Applicant has incorporated the suggested proffer management comments into the
enclosed proffer statement. The only comments not incorporated into the enclosed proffer
statement relate to the recommendation that cash contributions be provided for affordable units.
These comments are counterintuitive to the provision of affordable units and are based on an
interpretation of a policy that is not nearly nuanced enough to take into account the impact of
providing affordable housing through legislative applications.
2. Previous Comment. Please note that the word “will” is used throughout the Proffer
Statement, which is interpreted to have the same meaning as the word “shall” per Section
1-202(B) of the Revised 1993 Loudoun County Zoning Ordinance and all proffered
commitments shall be deemed a requirement on development of the property unless the
term ‘may’ is used.
Applicant Response:
Comment noted.

3. Revise the Proffer Statement to provide an Active Recreation Space proffer that details the
amenities to be provided in the Central Park Area, Playground, and the other active
recreation space at the corner of City Center Boulevard and Stefanie Drive. The proffer
should provide triggers for the bonding of the active recreation space amenities and triggers
for the construction of said amenities.
Applicant Response:
Proffer IV.G. provides commitments to the active recreation area amenities, the timing
of their bonding, and the timing of their installation.
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4. Staff recommends the Applicant add a proffer regarding Design Standards for the single
family attached units as Sheets 09, 09A, and 09B include conceptual streetscape building
elevations, but the Applicant provides no commitment to achieving this design.
Applicant Response:
Proffer IV.A. addresses building design standards for the proposed single-family
attached units.

5. Proffer I.A. Revise the proffer to add Sheets 07A and 07B to this list of proffered sheets
subject to substantial conformance as part of the CDP as Sheets 07A and 07B is specifically
referenced in Proffer IV.G.
Applicant Response:
The Proffer Statement has been updated to include Sheets 07A and 07B in the list of
proffered sheets.

6. Proffer III.B. Per the 2019 CTP, Section 5-3.3, Staff recommends the regional road
contribution be made on a per unit basis, with no exemption for ADUs. Currently, the
proffer only requires contributions for market rate units.
Applicant Response:
As previously stated, it is counterintuitive to include affordable units as part of cash
contributions included in a proffer statement. Approximately two years after the adoption of
the 2019 Countywide Transportation Plan (“CTP”), Proffer Management has begun to interpret
Section 5-3.3 of the 2019 CTP, which states that dwelling units should provide transportation
contributions, as applicable to all dwelling units, including affordable units. This section of the
CTP is not nearly nuanced enough to take into account the recognized positive impact of the
provision of affordable units as part of a proffered rezoning application. Applicants have long
worked under the guidance that affordable units are exempt from such cash contributions, and
rightly so based on the civic benefit associated with these units as well as the financial burden
the provision of these affordable units places on applicants. The Applicant notes that regional
road and transit contributions are included as standard proffers in most residential rezoning
applications even though they are not part of an adopted Loudoun County policy. The Applicant
would be open to reducing its regional road and transit contributions to reflect the provision of
affordable units if that is the preferred approach of county staff.
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7. Proffer III.C. Per the 2019 CTP, Section 5-3.3, Staff recommends the transit contribution
be made on a per unit basis, with no exemption for ADUs. Currently, the proffer only
requires contributions for market rate units.
Applicant Response:
Please see the response to Comment 6 in this referral.

8. Proffer IV.A. Staff recommends the Applicant reference consistency with the elevations
shown on Sheets 09, 09A, and 09B of the CDP.
Applicant Response:
The proffer statement has been updated to reflect consistency with Sheets 09, 09A, and
09B of the CDP

9. Proffer IV.G. In addition to those amenities included in the proffer, any amenities shown
on proffered sheets of the CDP will be required to be included on any STPL/CPAP and
installed during the development of the Property.
Applicant Response:
Comment noted.

10. Proffer IV.G. What are “land forms” and how do they differ from turf “mounds”?
Applicant Response:
The terms “turf mounds” and “landforms” are commonly used interchangeably. In
this case, the proposed landforms at the playground are proposed to be covered in turf – rather
than being planted. The proffer has been revised to reference land forms and turf mounds.

11. Proffer VII.A. Staff recommends the Applicant contribute the Fire and Rescue
Contribution be made on a per unit basis, with no exemption for ADUs. Currently, the
proffer only requires contributions for market rate units.
Applicant Response:
As noted in previous responses, the civic value of affordable units is immense.
Recommending that contributions be provided for these units is contrary to the public policy of
providing affordable units for Loudoun County residents. Broadly interpreting county policy to

Colonnade
Third Referral Response Letter
Page 8 of 13
include affordable units as part of cash contributions negatively affects the ability of applicants
to provide affordable units and is counterintuitive to the stated goal of the county to provide
more affordable housing in the county.

CONCEPT DEVELOPMENT PLAN
12. Sheet 07. It is not necessary to include plant unit level detail on the CDP. This information
is more appropriate at site plan/CPAP review. As Sheet 07 is subject to substantial
conformance, any details on the sheet will be required to be included when the site is
developed in addition to compliance with the Zoning Ordinance.
Applicant Response:
The road corridor buffer tables and plant unit details have been removed. The road
corridor buffer types required for City Center Boulevard and Stefanie Drive are labeled in the
plan view.

LOUDOUN COUNTY OFFICE OF HOUSING (Brian P. Reagan, AICP, Housing Programs
Manager, 11/29/2021)
OVERALL AFFORDIBILITY
Approximately 10 units are to be affordable. This equates to 16.4% affordability of the overall
project. While admirable and close to the 20% goal, the proposal in its current format does not
approach the 20% goal envisioned by the Unmet Housing Needs Strategic Plan.
Applicant Response:
The Unmet Housing Needs Strategic Plan includes a 2040 goal for 20 percent of
forecasted new construction units to be attainable. This goal is not written in a way that should
be interpreted to apply to each individual residential rezoning application. Rather, each
application should be evaluated based upon the number and type of units proposed. Specifically,
projects of a larger scope and varied housing unit types, such as multifamily dwelling units, are
more easily able to provide housing units which address the County’s identified unmet housing
needs goal. Additionally, some projects receive government credits and are thus able to provide
more affordable units. The proposed project is unique in that it is providing 16.4 percent of its
rental or for-sale single-family attached dwelling units as affordable without receiving any
government financing.
AFFORDABLE DWELLING UNITS (ADUs)
The Applicant’s Response Letter dated October 26, 2021, states that “The ADUs will be
proportional, though smaller, than the market rate units. Affordable units will feature two
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bedrooms and two and one-half bathrooms per unit. This proportional size allows the units to be
offered at an attainable rate to a wider range of families and income levels.” It is recommended
that this statement be included in the proffer statement to ensure the ADU size’s proportionality to
the market units.
Applicant Response:
The Applicant is committing to a maximum unit size of 2,100 square feet and is in
compliance with the standards of the ADU Design Book in terms of proportionality.
UNMET HOUSING NEEDS UNITS (UHNUs)
Can the Applicant confirm whether or not this proposal will be entirely purchase or entirely rental?
Is there a possibility that this proposal will be a mix of purchase and rental units? If the proposal
is to be a mix of purchase and rental, would this mean that both UHNU Purchase units (2) and
UHNU Rental units (2) would be provided, bringing the total affordability to 12 units instead of
10?
Housing appreciates the potential addition of 2 rental units above and beyond the ADU
requirement. The Applicant’s Proffer Statement dated October 26, 2021, states that units “shall be
offered for rent to qualified renters at income limits for qualified renters which shall be between
50 and 100 percent of AMI.” If the units are provided, Housing recommends making them
available to 0-30% AMI as this is where the greatest needs are for rental units along the continuum.
Providing units for the 0-30% AMI income level would provide valuable housing options for those
with incomes below $38,700 for a household of 4. Under the current proposal, 2 units would be
provided for those with incomes below $129,000 for a household of 4 (almost $100,000 more than
a household of 4 at 30%), of which the need is not as great as the 0-30% AMI threshold.
According to the County’s Unmet Housing Needs Strategic Plan, “the County has a deficit of
approximately 2,000 rental units for households with incomes up to 30% AMI (extremely lowincome households). These households include older adults, persons with disabilities, and lowwage workers. Due to the extreme lack of housing affordable to them, these households rent higher
priced units and become cost-burdened—82% of rental households with incomes up to 30% AMI
and 83% of households with incomes up to 50% AMI in Loudoun County are cost-burdened.”
Applicant Response:
While the Applicant is committed to provide substantial affordable housing with the
proposed development, it is unable to provide the additional UHNUs at a rental rate that would
be affordable to households making between 0 percent and 30 percent of AMI.
UNIVERSAL DESIGN FEATURES
Housing staff continues to have concerns regarding the proposed development’s conduciveness of
older adults to age in place within the proposed single family attached unit type. Current Proffer
language includes “the following Universal Design Options shall be offered at the time of initial
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purchase and installed at the purchaser’s sole cost.” While the Applicant has included proffer
language giving purchasers the option of adding universal design elements to the unit, Housing
strongly recommends that certain universal design features be provided in all units, especially in
the ADUs and UHNUs being delivered.
These features could be standard in all units and wouldn’t be cost-prohibitive to the builder. These
features include: a zero-step entryway, weather sheltered entry, signage (light text on dark or dark
text on light surface), levered fixtures for door handles and for plumbing fixtures, smart thermostat,
keyless entry, and wall blocking in first-floor bathrooms (to allow for future installation of grab
bars, seat, etc.), and front-loading washer/dryer. Additional features such as accessible routes on
the first floor in terms of doorways, passageways and entryways, accessible parking and sidewalks,
appropriate floor space, and accessible windows could also be included. Housing is also concerned
that the proposed unit types does not offer a first-floor bedroom and bathroom. This feature would
be helpful in allowing residents to truly age in place.
Applicant Response:
The Applicant has updated the enclosed proffer statement to include a comprehensive
list of Universal Design features that will be made available or installed in all affordable and
market rate dwelling units.
ACCESSORY DWELLING UNITS
On June 2, 2020, the Board of Supervisors approved amendments to the Zoning Ordinance that
increase the permissibility of accessory dwellings by allowing them to be accessory to a single
family detached or single family attached unit in zoning districts where these principal unit types
are permitted in the County. Since only single family attached homes are proposed, this
development would be an ideal location for the provision of accessory units. Thus, Housing
recommends that language not be included as part of the HOA covenants that would prohibit
accessory dwelling units.
Applicant Response:
The Applicant would be willing to not include language as part of the HOA covenants
that would prohibit accessory dwelling units.
DEPARTMENT OF BUILDING AND DEVELOPMENT – NATURAL RESOURCES
TEAM (Jenn Hare, Natural Resources Engineer, 11/30/2021)
The Natural Resources Team (NRT) and Floodplain Management Team (FMT) reviewed the
Zoning Map Amendment plat, received on October 27, 2021, and offers the following comments:
NATURAL RESOURCES
There are no natural resources comments at this time.
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COUNTY URBAN FORESTER
There are no urban forestry comments at this time.
FLOOPLAIN MANAGEMENT
There are no floodplain management comments at this time.
Applicant Response:
Comments noted.

DEPARTMENT OF TRANSPORTATION AND CAPITAL INFRASTRUCTURE (Dustin
Kuzan, P.E., Senior Transportation Planner, 12/03/2021)
Upon resolution of Comments 5, 7, and 10 as noted below, DTCI could support the approval of
these applications as proposed with this submission. DTCI staff is available to meet with the
Applicant to discuss the transportation issues associated with these applications.
Comment 5 (Median on Stefanie Drive): Comment partially addressed. The Applicant has
extended the median break in both directions on the Concept Plan, as requested. However, DTCI
recommends that the Proffer Statement be revised to specifically reference that the Applicant
construct the improvements shown, subject to VDOT approval, and specify that the work will be
completed prior to first occupancy of any units on the site.
Applicant Response:
The Proffer Statement has been updated to include the requested commitments.
Comment 7 (Interparcel Connections): Comment not addressed. Per the 2019 CTP (Chapter 2,
Countywide Bicycle and Pedestrian Policy 2-2.7, Site Connections), DTCI recommends that the
Applicant, at a minimum, provide pedestrian connections between the proposed pedestrian
network internal to the site, and the ends of the existing streets of the adjacent site. These ends of
streets include Forum Terrace to the north, and Palace Terrace to the east. Connections should be
made with the initial development of the site.
Applicant Response:
As previously stated, the Applicant has discussed this matter with the adjacent HOA and
has been informed by the HOA that they have no interest in vehicular or pedestrian connections
to the proposed community. The Applicant will follow-up with the adjacent HOA and request
written verification of this position. The Applicant notes that existing vehicular and pedestrian
access to the adjacent neighborhood can be achieved via Stefanie Drive.
Comment 10 (ADA Compliance at Intersection of Stefanie Drive and City Center Boulevard):
Comment not addressed. DTCI reiterates its comment that the ADA improvements at this
intersection are directly adjacent to the site and directly serve the residents that would walk to the
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retail establishments at the Dulles Town Center, which is within ¼ mile of the site. As such, these
are not regional improvements, and the cost should not be deducted from the Applicant’s proposed
Regional Road Contribution per draft Proffer III.B. The upgrades to the signal and the curb ramps
at the intersection of Stefanie Drive and City Center Boulevard should be completed by the
Applicant prior to first occupancy of any units on the site. A commitment to this effect should be
included in the draft proffer statement.
Applicant Response:
The Proffer Statement has been updated to reflect that the Applicant will construct
upgrades to bring the intersection of City Center Boulevard and Stefanie Drive into compliance
with ADA requirements prior to first occupancy permit. The Proffer Statement has also been
updated to include a commitment that the improvements constructed in the northeast quadrant
of the intersection will be done at the Applicant’s expense, and without deduction from the
Regional Road Contribution. The Applicant is requesting a credit against its Regional Road
Contribution only for improvements that are constructed outside the northeast quadrant of the
intersection of City Center Boulevard and Stefanie Drive. As previously noted, the intersection
pedestrian signal system and associated infrastructure do not presently meet current ADA
and/or VDOT pedestrian crossing requirements. As it is anticipated that the necessary
improvements needed to bring the intersection into compliance will extend beyond the northeast
quadrant, and the Applicant’s direct responsibility as part of the proposed development, these
additional modifications are a regional improvement, and not attributable to the proposed
development.
DEPARTMENT OF FIRE AND RESCUE – FIRE MARSHAL’S OFFICE (Kevin Federline,
Fire Inspector, 11/16/2021)
The Loudoun County Fire Marshal’s Office (FMO) has no new comments resulting from the plans
review of the project. Prior comment/recommendation acknowledged, thank you.
Applicant Response:
Comment noted.

We hope the responses provided in this letter appropriately address the referral agency
comments. Please feel free to contact me if you have any questions or comments.
Sincerely,
WALSH, COLUCCI, LUBELEY & WALSH, P.C.

Michael G. Romeo, AICP
Senior Land Use Planner
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Enclosures:

cc:

Updated Proffer Statement
Updated Plan Set

Arthur N. Fucillo, DTC Partners, LLC
James D. Policaro, DTC Partners, LLC
Clayton Tock, Urban, Ltd.
Ankur Walia, Urban, Ltd.
Christopher Turnbull, Wells + Associates, Inc.
J. Randall Minchew, Esq., Walsh, Colucci, Lubeley & Walsh, P.C.
Erin L. Swisshelm, Esq., Walsh, Colucci, Lubeley & Walsh, P.C.

Michael G. Romeo, AICP
Senior Land Use Planner
(571) 209-5772
mromeo@thelandlawyers.com

October 26, 2021
Via E-Mail Only
Mr. Bryce Johnson, AICP
Loudoun County Department of Planning and Zoning
One Harrison Street, S.E., 3rd Floor
Leesburg, VA 20177
Re:

Second Referral Response Letter
Colonnade (ZMAP-2021-0004 and SPEX-2021-0007)

Dear Mr. Johnson:
On behalf of DTC Partners, LLC, the applicant (referred to herein as the “Applicant”) in
the above-referenced application, I am providing this letter as a written response to the second
round of referral agency comments for the above-referenced application. For your convenience,
each of the County staff comments are stated below and the Applicant's responses follow in bold
italics.
DEPARTMENT OF PLANNING & ZONING – COMMUNITY PLANNING (Marie
Genovese, AICP, Planner III, 08/10/2021)
Community Planning Staff cannot support the rezoning request at this time. Information should be
provided regarding land uses within a ½ mile of the subject property to ensure the development is
meeting the use mix specified for the Suburban Mixed Use Place Type. Community Planning Staff
continues to recommend integrating the proposed development with the surrounding community
via inter-parcel connections as recommended above. While Community Planning Staff supports
annexation of the subject property into an existing HOA, there are no vehicular or pedestrian
connections linking the proposed development with the Colonnade at Dulles Town Center
development. At a minimum, pedestrian access should be provided connecting the proposed
development with the Colonnade at Dulles Town Center development along Forum Terrace and
Palace Terrace. Additional information and commitments are needed to ensure the proposed use
meets the intent of a small lot SFA dwelling unit (see Housing discussion below).

Colonnade
Second Referral Response Letter
Page 2 of 19
Applicant Response:
The Site Context Exhibit provided on Sheet 06 has been revised to graphically label the
land uses of each parcel located within a ½ mile radius of the subject property. Land uses
include retail, office/flex industrial, residential, hotel, and educational uses.
Community Planning Staff requests commitments to the type of amenities proposed for the active
recreation areas. Community Planning Staff continues to recommend relocating the southwestern
active recreation space to a more internal location. If the applicant continues to propose active
recreation space in this location, subsequent submissions should include detailed drawings and
commitments regarding internal site access to this space and additional information regarding how
it will function at the edge of the development at the intersection of two roadways.
Applicant Response:
The CDP has been updated to address this comment. As shown on the updated CDP, the
Applicant proposes active recreation space in the southwestern corner of the subject property,
and has provided additional detail regarding the function of that space. The Applicant has
further updated the CDP to incorporate active recreation space in the internal open space on
the subject property, and an additional active recreation space in the northwestern corner of the
subject property.
Community Planning Staff continues to recommend the applicant commit to an average unit size
as well as maximum square footage for the development to ensure 2019 GP policies are being met.
Applicant Response:
The proposed single-family attached dwelling units will have an average unit size that is
commensurate with similar dwelling unit types in the vicinity of the subject property. The total
square footage will reflect a typical unit size for the proposed 61 dwelling units. Specifically, the
Applicant anticipates that the proposed dwelling units will be between 1200-2100 square feet,
and will offer between two and three bedrooms.
Community Planning Staff continues to recommend the applicant commit to lot size maximums
to ensure small lot SFA dwelling units are being provided, consistent with the Suburban Mixed
Use Place Type.
Applicant Response:
Lot size maximums cannot be a commitment of this rezoning application. The subject
property may remain in its current configuration or it may be subdivided to accommodate the
proposed community. If the subject property is subdivided, it will meet all subdivision
requirements, unless otherwise modified.
Community Planning Staff continues to recommend the applicant commit to ADUs of a similar
size to market rate units in terms of bedroom counts and square footage. Proffer I.B should be
updated to state that if the 2 additional units provided to address unmet housing needs are rental
units, they will be available for households earning less than 60 percent AMI.
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Applicant Response:
The ADUs will be a similar size, albeit smaller than the market rate units. The smaller
ADUs enable their development as part of this single-family attached dwelling unit type which
also permits additional attainable units to be developed as part of this community.
Community Planning Staff continues to recommend providing more specific detail on the CDP,
and/or a set of Design Guidelines that incorporate the SPA design characteristics outlined in the
2019 GP. Commitments should include:
• the use of a variety of exterior building materials,
• architectural elements demonstrating four-sided architecture,
• articulation consistent with the design objectives,
• streetscape elements and street furniture, helping to tie the proposed development with the
surrounding communities; and
• amenities envisioned for the development (see Parks/Open Space discussion above).
Applicant Response:
The Applicant has updated the enclosed proffer statement to address this comment.
The anticipated capital facility impacts of the proposed development should be mitigated
according to 2019 GP fiscal policies. The proffers should be revised to include capital facility
contributions for all units not defined as “affordable” in Article 7 of the Zoning Ordinance.
Applicant Response:
The Applicant has committed to provide the full capital facility contribution amount in
the enclosed proffer statement. The unmet housing needs units, which are provided in addition
to the affordable dwelling units, meet Loudoun County’s policies for affordable housing, as
defined in its Unmet Housing Needs Strategic Plan, and are therefore not included in the capital
facility contributions.
Community Planning Staff defers to the Natural Resource Team (NRT) regarding
recommendations for the treatment of stormwater.
Applicant Response:
Comment acknowledged.

DEPARTMENT OF PLANNING & ZONING – ZONING ADMINISTRATION (Josh
Elkins, Senior Planner, 08/06/2021)
CDP Comments
1. Previous Comment: Amend the “*” note below the yard requirements on Sheet 4 as the
special exception is being requested pursuant to Section 7-903(C)(3).

Colonnade
Second Referral Response Letter
Page 4 of 19
New Comment: The applicant has correctly revised the “*” note. However, the applicant
has also changed the SPEX Request Table on Sheet 4. The SPEX Request Table should
still state the section being modified which is 7-903(C)(1)(a).
Applicant Response:
The SPEX Request Table has been revised accordingly.
2. Previous Comment: Zoning Administration staff cannot determine if the house locations
meet the lot standards of Section 7-903. Either show individual lot locations on Sheet 4 or
show a typical lot detail with dimensions labeled.
New Comment: The applicant has provided typical lot details on Sheet 4, however the
details should also depict the typical lot lines in addition to depicting the yard lines.
Additionally, the applicant has provided a note that says the typical lot details only apply
to the for-sale option and not the for-rent option. The applicant should provide a typical
detail of the for-rent option lots as well.
Applicant Response:
The lines depicted in the “typical lot details” are the typical lot lines shown for the forsale option. Yard labels were shown to demonstrate that the for-sale option would comply with
the yard requirements in the R-16 zoning district with the special exception, i.e. the side lot line
will be 8 feet away from the unit, the front lot line will be 10 feet away, and the rear lot line will
be 10 or 15 feet away. The details have been revised to clearly label the lot lines shown. Under
the for-rent option, there will be no lot lines for the individual units, and the development will
appear as it is shown in plan view on Sheet 04. A ‘typical unit configuration’ detail has been
provided on Sheet 04 demonstrating that the for-rent option will comply with R-16 yard
requirements as shown.
3. Previous Comment: The applicant should show/specify more detail as it relates to the
active recreation space. Specifically, describe the associated activities that would classify
the proposed space as active recreation as opposed to passive recreation in accordance
with the Article 8 definitions.
New Comment: The applicant has provided typical site amenity options for the active
recreation areas with this plan. However, the area labeled as Active Open Space 2 does not
meet the Article 8 definition of active recreation. See the definitions for both “active
recreation” and “open space, active recreation” below for possible amenities to include.
a. Open space, active recreation: That open space that is designed for recreational
purposes, to include, but not to, be limited to such uses as ballfields, multi-purpose
courts, swimming pools, tennis courts, golf courses, play lots and playgrounds,
camping, picnicking, boating, fishing, equestrian activities, walking and biking
trails, and activities incidental and related to the foregoing. (In the TR and JLMA
districts, these recreational facilities may include HOA facilities.) Recreational
facilities may be open to the public for a fee, provided the intent of the open space
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requirements is maintained. Examples of acceptable for-fee facilities include golf
courses and sports pavilions where such facilities are utilized and enjoyed by the
development but that must secure outside users for economic viability.
b. Active recreational uses: Recreational uses requiring constructed facilities for
organized activities, such as playing fields, ball courts, and playgrounds.
Applicant Response:
The location of the active recreation areas and the uses/amenities being proposed for
each location have been revised in the updated plan set.
4. Previous Comment: The parking tabulations on Sheet 4 should be revised to meet the
requirements of Section 5-1102. Specifically, .5 spaces/ dwelling unit must be provided off
lot.
New Comment: Comment not addressed. The parking requirement must be stated
correctly as stated in the zoning ordinance. If the applicant intends to demonstrate
compliance with parking requirement at site plan or subdivision stage simply remove the
proposed tabulations and provide a note that states, “Compliance with the parking
requirements of Section 5-1102 of the Zoning Ordinance shall be demonstrated at the site
plan or subdivision stage”.
Applicant Response:
Parking tabulations on Sheet 04 have been revised to include .5 spaces/unit for the offlot requirement. The layout has been revised to demonstrate compliance with the parking
requirement by providing 32 off-lot surface parking spaces.
5. New Comment: Zoning Administration staff recommends removing the canopy coverage
and buffer yard tabulations from Sheet 7 unless it has been specifically requested by the
County Urban Forester or a modification is requested. It is more feasible to demonstrate
compliance with canopy coverage and buffer yards at the site plan or subdivision stage of
development. With that said, if the applicant chooses to keep the buffer tabulations on the
plan, please address the following:
a. Single Family Attached adjacent to Single Family Attached does not require a
buffer yard in accordance with Section 5-1404(B).
b. Zoning Administration staff notes that PIN 029-28-6177 is a day care facility and
would require a Type A Buffer in accordance with Section 5-1404(B).
Applicant Response:
Comment noted. The County Urban Forester did not specifically request this
information, and the canopy coverage and buffer yard tabulations have been removed from
Sheet 07 of the plan set, but the road corridor buffer tables remain.
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DEPARTMENT OF PLANNING & ZONING – ARCHAEOLOGY (Steve Thompson, PhD,
RPA, County Archaeologist, 07/08/2021)
As recommended at 1st referral, an Archaeology Note has been added as General Note 8 to the
ZMAP plan set. There are no further outstanding cultural resources issues with this application.
Applicant Response:
Comment noted.

DEPARTMENT OF PLANNING AND ZONING – PROFFER MANAGEMENT (Bradley
R. Polk, CZA, Senior Planner, 08/11/2021)
Proffer Statement
1. Please see suggestions to the draft Proffer Statement to aid in clarity of interpretation and
performance of the Proffers. Staff requests the Applicant to address the comments
contained in this memorandum and the comments included in the margin of the attachment
of suggestions to the draft proffer statement. In addition, any suggestions that the Applicant
does not agree to be addressed need to be noted in the re-submission response letter. Staff
requests a subsequent review of the re-submission.
Applicant Response:
The Applicant has updated the enclosed proffer statement based upon comments
received from Staff, as noted in its responses herein. As noted above, the Applicant has
committed to providing the full capital facility contribution amount in the proffer statement.
The unmet housing needs units provided in addition to the affordable dwelling units meet
Loudoun County’s policies for affordable housing, as defined in its Unmet Housing Needs
Strategic Plan, and are therefore not included in the capital facility contributions. Accordingly,
the Applicant has not incorporated Staff’s suggestion that contributions be made based upon
“residential” units.
Additionally, the Applicant has not incorporated Staff’s suggestion that 2021 be used as
the base year for calculation of contributions. The Applicant will commit to utilizing the
calendar year of approval of its application as the base year for purposes of calculating proffer
contributions.
2. Please note that the word “will” is used throughout the Proffer Statement, which is
interpreted to have the same meaning as the word “shall” per Section 1-202(B) of the
Revised 1993 Loudoun County Zoning Ordinance and all proffered commitments shall be
deemed a requirement on development of the property unless the term ‘may’ is used.
Applicant Response:
Comment noted.
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3. Revise the Proffer Statement to provide an Active Recreation Space proffer that details the
amenities to be provided in the Central Park Area, Playground, and the other active
recreation space at the corner of City Center Boulevard and Stefanie Drive. The proffer
should provide triggers for the bonding of the active recreation space amenities and triggers
for the construction of said amenities.
Applicant Response:
The enclosed proffer statement has been amended to include a proffer related to active
recreation and other recreational amenities consistent with this comment.
4. Staff recommends the Applicant add a proffer regarding Design Standards for the single
family attached units as Sheets 09, 09A, and 09B include conceptual streetscape building
elevations, but the Applicant provides no commitment to achieving this design.
Applicant Response:
The enclosed proffer statement has been updated to address this comment and provide
commitments related to exterior design and finishes of proposed units.
5. Proffer I.A. Revise the proffer to add Sheet 07 to this list of proffered sheets subject to
substantial conformance as part of the CDP as Sheet 07 is specifically referenced in Proffer
IV.D.
Applicant Response:
The enclosed proffer statement has been revised to add Sheet 07 to the list of proffered
sheets in response to this comment.
6. Proffer IV.B. Will the 6’ sidewalk replace the existing 5’ sidewalk in its entirety shown on
Sheet 04? Currently, as the existing conditions are shown on Sheet 04 of the CDP, the
existing 5’ sidewalk is labeled in the same location as the proffered 6’ sidewalk along City
Center Boulevard.
Applicant Response:
The 6-foot wide sidewalk shown along City Center Boulevard is proposed to replace the
existing 5-foot wide sidewalk in its entirety. A revised sidewalk connection is shown north of
the vehicular entrance along City Center Boulevard that will tie into the existing 5-foot wide
sidewalk leading to the adjoining parcel. Sheet 04 of the plan set has been revised to remove
the existing conditions for clarity.
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7. Proffers IV.B. and IV.C. Revise the trigger for the public access easement, if applicable to
be recorded prior to the issuance of the first occupancy permit on the Property as that is the
same trigger for when the sidewalk along City Center Boulevard and Stefanie Drive are to
be constructed.
Applicant Response:
The enclosed proffer statement has been revised to address the concerns set forth in this
comment. The trigger for a public access easement, if needed, has been revised to the time of
the first record plat for the proposed development.
8. Proffer IV.D. Staff recommends the Applicant commit to a minimum size bike rack.
Applicant Response:
The enclosed proffer statement has been revised to add a commitment to a minimum size
bike rack, consistent with this comment.
9. Proffer VII.C. This proffer is not necessary as County GIS records show no existing wells
or sewage disposal systems on the Property.
Applicant Response:
Proffer VII.C has been removed from the proffer statement.
Concept Development Plan
10. Sheet 01. Revise General Note 1 to replace “PD-CC-NC” with “PD-CC(NC)”.
Applicant Response:
Note 1 has been revised accordingly.
11. Sheet 01. Revise General Note 2 to replace “PD-CC-NC” with “PD-CC(NC)”.
Applicant Response:
Note 2 has been revised accordingly.

12. Sheet 03. Revise the “Zone” for PIN 029-28-5117 to replace “PD-CC-NC” with “PDCC(NC)”. Make this revision throughout the plan set.
Applicant Response:
All instances of PD-CC-NC have been revised to PD-CC (NC) throughout the plan set.
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13. Sheet 04. Revise the label for the “Park Area” to be consistent with the label on Sheet 07,
“Central Park Area”.
Applicant Response:
Sheet 04 and Sheet 07 of the plan set have been revised to match the labels shown for
the park area.

14. Sheet 04. Revise the CDP to remove the Existing Conditions from the Property.
Applicant Response:
Sheet 04 has been revised to remove the existing conditions from the subject property.

15. Sheet 04. Revise the BMP Narrative to be consistent with the recommended language in
Proffer VII.B. Delete the last sentence of the BMP Narrative as it is inconsistent with
Proffer VII.B.
Applicant Response:
The last sentence of the BMP narrative has been removed, and the narrative has been
revised per comment 1(ii) provided by the Natural Resources Team.

16. Sheet 05. Revise the label for the “Park Area” to be consistent with the label on Sheet 07,
“Central Park Area”.
Applicant Response:
Sheet 04 and Sheet 07 of the plan set have been revised to match the labels shown for
the park area.

17. Sheet 07. Revise the Canopy Cover Table to revise the “Existing Zone(s)” to replace “PDCC-NC” with “PD-CC(NC)”.
Applicant Response:
As requested by Comment #5 from Zoning Administration, the canopy cover table has
been removed as it was not specifically requested by the County Urban Forester. This
comment no longer applies.
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18. Sheet 07. Revise the Legend to use the terminology consistent with Section 5-1400 of the
Zoning Ordinance, to use “Large Deciduous Tree” and “Small Deciduous Tree” instead of
“Shade Tree” and “Ornamental Tree” as these two terms are not used in Section 5-1400.
Are these trees shown in addition to the required Road Corridor Buffers/Buffer Yards?
Applicant Response:
The legend on Sheet 07 has been revised to use the appropriate terminology.

LOUDOUN COUNTY OFFICE OF HOUSING (Brian P. Reagan, AICP, Housing Programs
Manager, 08/09/2021)
Housing requests language in the proffer that the ADUs will be administered per Article 7 of the
Loudoun County Zoning Ordinance and Chapter 1450 of the Codified Ordinances of Loudoun
County.
Applicant Response:
The proffer statement has been revised to address this comment.
•

Will the units be purchase or rental units?
o If affordable rentals, units should be provided for those households earning under
60% AMI, because at that point the rental rates begin to mirror market rates.
o If affordable for purchase, units should be provided for those households earning
between 30%-70% AMI.

Applicant Response:
The units may be offered for rent, or may be offered for sale. If the units are rental units,
those ADUs will be affordable for those households earning between 30 percent and 50 percent
of AMI. Additional Unmet Housing Needs Units will be affordable to households earning
between 50 percent and 100 percent of AMI, per the County’s policy, as identified in its Unmet
Housing Needs Strategic Plan. If the units are offered for sale, the ADUs will be affordable for
those households earning between 30 percent and 70 percent of AMI. Additional Unmet
Housing Needs Units will be affordable for those households earning between 70 percent and
100 percent per the County’s policy, as identified in its Unmet Housing Needs Strategic Plan.
•

What is the size of the proposed units, in terms of bedroom counts, square footage, etc.?
o Housing requests that all ADUs mirror the proportionality of market-rate units
provided in terms of bedroom counts and square footage.

Applicant Response:
The ADUs will be proportional, though smaller, than the market rate units. Affordable
units will feature two bedrooms and two and one-half bathrooms per unit. This proportional
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size allows the units to be offered at an attainable rate to a wider range of families and income
levels.
One of the infill action items states that projects should “increase and diversify” housing
opportunities when in conformance with other Plan policies. When looking at an aerial photograph
of the proposed site, there are other townhome communities to the immediate east and northeast
of the site. To reiterate from the first submission, Housing requests information as to how this
Colonnade proposal will diversify housing opportunities aside from what is already existing
adjacent to the site.
Applicant Response:
The proposed community provides housing in a type that is identified by the County as
needed in its Unmet Housing Needs Strategic Plan, and will assist in addressing those needs.
While diversifying the housing stock in the County, as a whole, will also serve to address those
needs, it is not possible or appropriate for every project to provide multiple types of housing. The
proposed development is consistent with the Plan’s vision for the Suburban Mixed Use place
type, and is in keeping with surrounding uses.
If the units will be rental units, Housing recommends making them available to 0-30% AMI as this
is where the greatest needs are for rental units along the continuum.
Applicant Response:
If the units are offered as rental units, the Applicant has committed to providing those
units at rates that will be affordable to households earning between 30 percent and 50 percent
of AMI.
Housing staff has concerns regarding the proposed development’s conduciveness of older adults
to age in place within the proposed single family attached unit type. While the Applicant has
offered to provide proffer language giving purchasers the option of adding universal design
elements to the unit, Housing strongly recommends that certain universal design features be
provided in all units, especially in the ADUs and UHNUs being delivered. These features could
be standard in all units and wouldn’t be cost-prohibitive to the builder. These features include: a
zero-step entryway, weather sheltered entry, signage (light text on dark or dark text on light
surface), levered fixtures for door handles and for plumbing fixtures, smart thermostat, keyless
entry, and wall blocking in first-floor bathrooms (to allow for future installation of grab bars, seat,
etc.), and front-loading washer/dryer. Additional features such as accessible routes on the first
floor in terms of doorways, passageways and entryways, accessible parking and sidewalks,
appropriate floor space, and accessible windows could also be included. Housing staff would like
to know whether or not it is the intent of the Applicant to provide units where a bedroom and full
bathroom are included on the ground floor so that an older adult or an individual with disabilities
can live comfortably without having to use the townhome’s stairs. This feature would be helpful
in allowing residents to age in place.
Applicant Response:
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The Applicant has updated the list of universal design feature commitments contained
in the enclosed proffer statement.
The proposed community consists of multi-level townhomes, with main living spaces on
the second floor. While the Applicant is sensitive to the needs of older individuals and those with
disabilities, this housing type is not accessible by design, given that it is multi-level and nonelevator serviced. The proposed unit types do not offer a first-floor bedroom and bathroom. Even
if one was offered, potential residents would still need to navigate stairs in order to reach the
main living areas, including the kitchen.
DEPARTMENT OF BUILDING AND DEVELOPMENT – NATURAL RESOURCES
TEAM (Jenn Hare, Natural Resources Engineer, 08/10/2021)
Natural Resources
1. The property is located within the Broad Run watershed. Stormwater on site outfalls to an
intermittent, unnamed tributary of Broad Run, which is impaired for aquatic life, fish
consumption, and recreational use per a 2020 DEQ Water Quality Assessment. Impacts to
water quality are an issue for consideration as part of this application. (R93ZO 61210(E)(5))
a. Consistent with the River and Stream Corridor Resources Strategy 2.3 Action B
and Strategy 2.4 Action A in Chapter 3 of the 2019 General Plan, Staff recommends
that an innovative and integrated approach to stormwater management be
implemented on site which incorporates Best Management Practices (BMPs) and
Low Impact Development (LID) measures.
i. The Applicant response states that the stormwater will be routed to an
existing off-site pond. To mimic natural hydrologic runoff characteristic
and minimize the impacts of land development on water resources,
including existing stormwater infrastructure, Staff continues to recommend
a stormwater management approach that incorporates Environmental Site
Design (ESD) techniques as outlined in the FSM, including but not limited
to Low Impact Development (LID), conservation of natural features, and
non-structural, percentage of the increased impervious area on site through
ESD measures and/or LID practices before routing to an off-site pond.
(FSM 5.200.B)
ii. Staff appreciates the commitment to provide two LID measures on site.
Staff continues to recommend that said measures achieve annual runoff
volume reduction, as specified in the VA Stormwater BMP Clearinghouse.
Please amend the BMP narrative on Sheet 04 as follows:
“Such BMPs/LIDs may include, but shall not be limited to, water quality
swales, bioretention facilities/rain gardens, or any alternative practice
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proposed by the applicant that achieves volume reduction, as specified in
the VA Stormwater BMP Clearinghouse and deemed by the Department of
Building and Development to be acceptable.”
Applicant Response:
The BMP Narrative on Sheet 04 of the plan set has been revised accordingly.
iii. Staff recommends the following edits to Proffer VII.B.
:“The Applicant shall provide a minimum of two (2) Low-Impact
Development (LID) Best Management Practices to treat stormwater from
the Property. Such LID practice may include, but shall not be limited to,
water quality swales, bioretention facilities/rain gardens, sheet flow to
vegetated buffers, or any alternative LID practice proposed by the applicant
that achieves volume reduction as specified in the VA Stormwater BMP
Clearinghouse and is deemed to be acceptable to the Department of
Building and Development. The location of the LID practice(s) shall be
shown on the first Site Plan or Construction Plans and Profiles, whichever
is first in time, for the Property.”
Applicant Response:
The Applicant remains committed to Low-Impact Development (LID) and Best
Management Practices to treat stormwater, but is unable to make additional commitments to
particular levels of volume reduction.
iv. The applicant response states that the applicant requests the flexibility to
meet 75 percent of required pollutant reduction on site and utilize offsite
compliance, which is standard per VA Stormwater Management Program
(VSMP) Regulations. To achieve pollutant reductions on site, Staff
continues to recommend a commitment that the LID measures, along with
other qualifying stormwater management facilities on the Property that fully
comply with the VA SWM regulations, achieve a minimum of 85 percent
of the total required phosphorous nutrient reductions on-site before
pursuing the use of offsite compliance.
Applicant Response:
The Applicant remains committed to pollutant reduction on the subject property, and has
revised the enclosed proffer statement to provide a commitment to a minimum of 80 percent of
the total phosphorus nutrient reductions on-site before pursuing off-site compliance.
v. The purchase of offsite nutrient credits should be per the hierarchy outlined
in 9VAC25-900-91.
Applicant Response:
Comment noted.
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County Urban Forester
2. Sheet 7- Staff appreciates the applicant providing this sheet. Staff wishes to remind the
applicant of the following:
a. Trees should not be placed closer than three feet to curbs and pavement to prevent
infrastructure issues.
Applicant Response:
Landscaping shown on Sheet 07 of the plan set is provided for conceptual purposes
with this application and the placement of trees to prevent infrastructure issues to provide
adequate rooting space will be refined at the time of site plan.
b. Please ensure to provide more than adequate rooting space for trees. At time of site
plan, the applicant will have to prove that planting beds will have the minimum
square footage provided for chosen tree species.
Applicant Response:
Please see the response to Comment 2.a. above.
Floodplain Management
There are no floodplain management comments at this time.
Applicant Response:
Comment noted.

DEPARTMENT OF BUILDING AND DEVELOPMENT – LAND DEVELOPMENT
DIVISION (Dustin Canterbury, Planner, 08/09/2021)
The Department of Building and Development, Land Development Division has completed the
review of this application and provides the following comments:
The Department of Building and Development has no comments.
Applicant Response:
Comment noted.

LOUDOUN COUNTY PUBLIC SCHOOLS (Beverly I. Tate, Director, 07/28/2021)
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School Board staff has reviewed the second submission materials for the Colonnade application.
With the exception of providing the attached updated assessment based on the revised residential
unit count, staff offers no further comments from those originally conveyed on May 11, 2021.
Applicant Response:
Comment noted.

DEPARTMENT OF TRANSPORTATION AND CAPITAL INFRASTRUCTURE (Dustin
Kuzan, P.E., Senior Transportation Planner, 08/10/2021)
5. Initial Staff Comment (First Referral, May 24, 2021): DTCI requests the Applicant close
the existing median break adjacent to the entrance being removed along Stefanie Drive to
align with driver expectations for the median break. Closure of this median would be
consistent with County Policy (2019 CTP, Chapter 5, Land Development Review Policies,
Policy 5-1.11, Driveway Stubs).
Applicant’s Response (July 7, 2021): An extension of the existing median on Stefanie Drive
is proposed to close the median break up to the proposed subject property entrance. This
median extension is now shown on Sheet 04 of the plan set.
Comment Status: Comment partially addressed. The Applicant has extended the median
from the west to tighten the intersection, however, DTCI recommends the median to the
east be extended west toward the site entrance to further delineate the intersection and site
access. The roadway should be configured to allow vehicles turning into the site from
Stefanie Drive to queue outside of the eastbound through lanes.
Applicant Response:
The requested median and lane use adjustments have been incorporated in the plan set.

7. Initial Staff Comment (First Referral, May 24, 2021): Inter-parcel vehicular and pedestrian
connections between the site and the adjacent residential development are recommended
consistent with County Policy (2019 CTP, Chapter 2, Suburban Roadway Policies 3.2-10,
Inter-parcel Access and 3-2.11, Connectivity).
Applicant’s Response (July 7, 2021): As previously stated, vehicular and pedestrian
connections to adjacent parcels are proposed alongside Stefanie Drive and City Center
Boulevard. There is no support within the surrounding community to provide additional
inter-parcel connections to adjacent parcels.
Comment Status: Comment not addressed. DTCI reiterates its previous comment based on
County policy for inter-parcel connectivity. Pedestrian connections are most important for
inter-parcel connectivity, should vehicular access ultimately not be provided between this
property and the existing adjacent community.
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Applicant Response:
As previously stated, vehicular and pedestrian connections to adjacent parcels are
proposed alongside Stefanie Drive and City Center Boulevard. The Applicant held a community
meeting and the adjacent community stated that they do not support any additional inter-parcel
connections to adjacent parcels.
10. Initial Staff Comment (First Referral, May 24, 2021): DTCI notes that the existing
pedestrian push buttons on the northeast corner of Stefanie Drive and City Center
Boulevard are not ADA compliant. DTCI requests the Applicant provide a new curb ramp
at the northeast corner of the intersection including a new pedestrian signal pole with ADA
accessible push buttons consistent with VDOT standards.
Applicant’s Response (July 7, 2021): This improvement would benefit the regional
sidewalk system that the Applicant will extend along its property frontage. Therefore, the
Applicant proposes to use its regional road contribution toward this improvement.
Comment Status: Comment not addressed. The existing traffic signal and pedestrian
crossings directly serve this site, and the proposed development would add pedestrians to
the network. As such, DTCI does not consider the request to be a regional improvement.
DTCI recommends the Applicant commit to providing an accessible surface meeting ADA
requirements to allow individuals to access the existing push buttons on the signal pole.
Any improvements within the ROW are subject to VDOT approval.
Applicant Response:
As noted, the intersection pedestrian signal system and associated infrastructure do not
meet current ADA and/or VDOT pedestrian crossing requirements. The intersection
improvements required to meet current standards will extend beyond the northeast corner of
Stefanie Drive and City Center Boulevard, and beyond the Applicant’s direct responsibility as
part of the proposed development. By providing sidewalks and trails, the Applicant will supply
the needed pedestrian facilities that will allow better access to the signal for the proposed
community, as well as residential subdivisions and pedestrians beyond the project limits.
Accordingly, the signal modifications that would be required to meet the applicable standards
are a regional improvement, and not attributable specifically to the proposed development. The
Applicant proposes to provide the engineering, plan processing, and construction cost, offset by
the use of its regional road contribution included in the enclosed proffer statement.
12. Initial Staff Comment (First Referral, May 24, 2021): Per the 2019 CTP (Chapter 3,
Suburban Policy Area Transportation Demand Management Policies, Policy 3-2.23,
Recommended Improvements), the Applicant should provide travel demand management
measures on-site, such as bicycle racks, to help facilitate non-auto travel to and from the
proposed use with the goal of reducing the overall number of vehicle trips generated.

Colonnade
Second Referral Response Letter
Page 17 of 19
Applicant’s Response (July 7, 2021): The Applicant is agreeable to the installation of bike
racks on the subject property. The bike racks are shown on the plan set and a commitment
to them is included in the proffer statement.
Comment Status: Comment partially addressed. Bike racks are an example of an acceptable
TDM measure. DTCI supports the proposition of bike racks, however, transit
improvements would be an additional, more effective measure. Currently a bus stop is
provided southbound on City Center Boulevard. DTCI requests an easement for a bus stop,
outside of VDOT right-of-way, for the potential construction of a future northbound bus
stop on City Center Boulevard, to be located between the site driveway and the northern
property line.
Applicant Response:
A future bus-stop easement, measuring 15 feet x 20 feet from the application boundary,
is now shown in the northern corner of the subject property between the vehicular entrance and
the northern property line.

VIRGINIA DEPARTMENT OF TRANSPORTATION (Clyde Wallace, P.E., and Ruth
Njogu, 08/20/2021)
All of our previous comments were adequately addressed or acknowledged; therefore, we have no
further objection to approval of this application.
Applicant Response:
Comment noted.

DEPARTMENT OF FIRE AND RESCUE – FIRE MARSHAL’S OFFICE (Kevin Federline,
Fire Inspector, 08/09/2021)
Roadways which provide individual lot frontage or access in residential townhouse and multifamily areas (including condominiums) shall meet the requirements of a Category B Road in
accordance with LCFSM Chapter 4.330.C Table II.
Applicant Response:
Comment noted.
The FMO recommends increasing the side separations between habitable structures to a minimum
of 20 feet on buildings that are non-sprinklered and use combustible exterior building materials.
This separation distance for habitable structures is below the fire code standards. The intent of
greater separations distance is to provide fire suppression access on all sides of
structures/arrangements and reduce the likelihood of the spread of fire to adjacent properties.
Where buildings have less than the recommended twenty feet (20’) of separation the FMO
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recommends the installation of sprinkler systems and use of non-combustible exterior building
materials be used.
Applicant Response:
Buildings with less than 20 feet of separation shall have sprinkler systems installed and
use non-combustible exterior building materials.

LOUDOUN COUNTY DEPARTMENT OF PARKS, RECREATION, AND COMMUNITY
SERVICES (Mark A. Novak, Chief Park Planner, 08/06/2021)
This project adds 60 residential units to the Board Run District and offers no contribution to public
recreation. This application alone will have an immediate impact on existing and planned public
recreational, community services and support facilities in the area. Furthermore, the adopted
Capital Needs Assessment (CNA) 2021-230 shows the following recreational, community services
and support facilities needs associated with the Sterling sub planning area:
•
•
•

Three (3) Neighborhood Parks
Two (1) Community Park
One (1) Teen Center

Additional development from new rezoning and by-right developments will place recreational
facilities in further jeopardy from a capacity perspective. Developers of other subarea residential
projects indicate in their applications that the area is supported by existing and planned public
facilities. However, residents from both by-right and rezoned subdivisions add a significant
demand on existing recreation facilities which make it difficult to keep pace with respective service
demands. The applicant should demonstrate to Staff, the Planning Commission, and the Board of
Supervisors how the recreational and leisure needs of these new residents will be met without
further taxing the existing public recreational facilities in eastern Loudoun.
Issue Status: The Applicant did not respond. In added, under this submission the applicant added
an additional unit for a total 61.
Applicant Response:
The proposed community provides active recreation space for its residents on-site, as
shown on the plan set. In addition, the Applicant has committed to providing the full capital
facility contribution amount requested by Loudoun County in the enclosed proffer statement.

DEPARTMENT OF FINANCE AND BUDGET (Megan Bourke, Assistant Director,
08/09/2021)
The proposed rezoning has an impact on capital facilities.
Applicant Response:
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To address capital facility needs, the Applicant is providing the full capital facility
contribution amount requested by Loudoun County in the enclosed proffer statement.

We hope the responses provided in this letter appropriately address the referral agency
comments. Please feel free to contact me if you have any questions or comments.
Sincerely,
WALSH, COLUCCI, LUBELEY & WALSH, P.C.

Michael G. Romeo, AICP
Senior Land Use Planner

Enclosures:

cc:

Updated Proffer Statement
Updated Plan Set

Arthur N. Fucillo, DTC Partners, LLC
James D. Policaro, DTC Partners, LLC
Clayton Tock, Urban, Ltd.
Ankur Walia, Urban, Ltd.
Christopher Turnbull, Wells + Associates, Inc.
J. Randall Minchew, Esq., Walsh, Colucci, Lubeley & Walsh, P.C.
Erin L. Swisshelm, Esq., Walsh, Colucci, Lubeley & Walsh, P.C.

Michael G. Romeo, AICP
Senior Land Use Planner
(571) 209-5772
mromeo@thelandlawyers.com

July 7, 2021
Via E-Mail Only
Mr. Bryce Johnson, AICP
Loudoun County Department of Planning and Zoning
One Harrison Street, S.E., 3rd Floor
Leesburg, VA 20177
Re:

Referral Response Letter
Colonnade (ZMAP-2021-0004 and SPEX-2021-0007)

Dear Mr. Johnson:
On behalf of DTC Partners, LLC, the applicant (referred to herein as the “Applicant”) in
the above-referenced application, I am providing this letter as a written response to the first round
of referral agency comments for the above-referenced application. For your convenience, each of
the County staff comments are stated below and the Applicant's responses follow in bold italics.
DEPARTMENT OF PLANNING & ZONING – COMMUNITY PLANNING (Marie
Genovese, AICP, Planner III, 05/19/2021)
Community Planning Staff cannot support the rezoning request at this time. Information should be
provided regarding land uses within a ½ mile of the subject property to ensure the development is
meeting the use mix specified for the Suburban Mixed Use Place Type. Community Planning Staff
recommends integrating the proposed development with the surrounding community via interparcel connections as recommended above.
Applicant Response:
The updated plan set includes a Site Context Exhibit that identifies the land uses within
a ½ mile of the subject property. These uses include a balanced mix of neighborhood retail uses
at Nokes Plaza, Loudoun Tech Center, and Countryside Marketplace; regional retail uses at
Dulles Town Center and Dulles Town Crossing; office uses at Dulles Town Center, Loudoun
Tech Center, and Countryside Marketplace; hotel uses at Dulles Town Center and Loudoun
Tech Center; and residential uses within the immediate vicinity of the subject property.
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Vehicular and pedestrian connections to adjacent parcels are proposed alongside Stefanie Drive
and City Center Boulevard. There is no support within the surrounding community to provide
additional inter-parcel connections to adjacent parcels.
Community Planning Staff requests information regarding the type of amenities envisioned for the
active recreation areas. Community Planning Staff recommends relocating the southwestern active
recreation space to a more internal location. If the applicant continues to propose active recreation
space in this location, detailed drawings should be provided regarding internal site access to this
space as well as how it will function at the edge of the development at the intersection of two
roadways to ensure the intent of the 2019 GP is being met.
Applicant Response:
The updated plan set includes more detailed information related to the type of amenities
planned for the active recreation areas. This information addresses the nature of the active
recreation space in the southwestern portion of the subject property.
Community Planning Staff recommends the applicant commit to an average unit size as well as
maximum square footage for the development to ensure 2019 GP policies are being met.
Applicant Response:
The proposed single-family attached dwelling units will have an average unit size that is
commensurate with similar dwelling unit types in the vicinity of the subject property. The total
square footage will reflect a typical unit size for the proposed 61 dwelling units.
Community Planning Staff recommends the applicant commit to lot size maximums to ensure
small lot SFA dwelling units are being provided consistent with the Suburban Mixed Use Place
Type. As stated above, there are no commitments provided regarding unit sizes. Community
Planning Staff recommends that the applicant provide information and commitments regarding
unit sizes consistent with 2019 GP housing policies encouraging smaller units to help address
affordability.
Applicant Response:
Lot size maximums cannot be a commitment of this rezoning application. The subject
property may remain in its current configuration or it may be subdivided to accommodate the
proposed community. If the subject property is subdivided, it will meet all subdivision
requirements, unless otherwise modified.
Community Planning Staff recommends that the applicant:
•

Provide additional commitments that help address the full spectrum of housing needs for
incomes up to 100% of the Washington Metropolitan Area Median Income in addition to
the required ADUs;

Applicant Response:
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The Applicant is agreeable to providing an additional two dwelling units for-rent to
households earning between 50 percent and 100 percent of the Washington Metropolitan
Statistical Area Median Income (“AMI”) or for-sale to households earning between 70 percent
and 100 percent of AMI. This brings the total number of attainable housing units included as
part of the proposed community to 16.4 percent.
•

Work with the Office of Housing to determine the type of units that will address the
County’s housing needs;

Applicant Response:
The Applicant is proposing single-family attached dwelling units to complement the
existing single-family attached dwelling units that abut the subject property to the north and
east.
•

Commit to ADUs of a similar size to market rate units; and

Applicant Response:
The ADUs will be a similar size, albeit smaller than the market rate units. The smaller
ADUs enable their development as part of this single-family attached dwelling unit type which
also permits additional attainable units to be developed as part of this community.
•

Consider incorporating housing for special needs populations as well as universal design
elements into the project, in keeping with 2019 GP Chapter 2, Quality Design Policy 8.

Applicant Response:
The Applicant has included a commitment in the proffer statement to offering universal
design elements to potential purchasers if units are offered for-sale.
Community Planning Staff recommends the applicant provide more specific detail on the CDP,
and/or a set of Design Guidelines that incorporate the SPA design characteristics outlined in the
Plan.
Applicant Response:
The Applicant has included building elevations in the plan set to provide a sense of the
building design that could be implemented in the proposed community.
Community Planning Staff has no objection to the reduction in the front yard for the rear loaded
SFA dwelling units.
Applicant Response:
Comment noted.
The anticipated capital facility impacts of the proposed development should be mitigated
according to 2019 GP fiscal policies.
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Applicant Response:
The Applicant has committed to providing the full capital facility contribution amount
in the proffer statement.
Community Planning Staff requests information regarding the SWM approach for the subject
property. Community Planning Staff further recommends the applicant commit to LID techniques
and defers to the Natural Resource Team (NRT) to determine the appropriate amount.
Applicant Response:
Stormwater management from the subject property will be routed to an existing off-site
pond located to the west of City Center Boulevard. Sheet 04 of the plan set includes a Best
Management Practices narrative regarding potential LID measures.
Community Planning Staff recommends the applicant incorporate existing vegetation into required
buffering and screening. Existing vegetation within the northern active recreation area should also
be preserved.
Applicant Response:
Utility location and grading on the subject property will not enable the preservation of
the few trees that do exist.
Community Planning Staff recommends that the applicant commit to providing a full disclosure
statement to all residential dwelling units stating that they are in an area that is projected to be
impacted by aircraft overflight and aircraft noise.
Applicant Response:
The subject property is not located within any airport noise contour recognized by
Loudoun County and therefore there is no need to provide a disclosure statement related to
aircraft overflight and aircraft noise.

DEPARTMENT OF PLANNING & ZONING – ZONING ADMINISTRATION (Josh
Elkins, Senior Planner, 05/24/2021)
CDP COMMENTS:
1. Edit Note 1 on Sheet 1 to remove the words “a portion of that parcel” as the subject property
appears to be the entire parcel.
Applicant Response:
Note 1 on Sheet 1 has been revised to remove these words.
2. Amend the “*” note below the yard requirements on Sheet 4 as the special exception is
being requested pursuant to Section 7-903(C)(3).
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Applicant Response:
This note has been revised accordingly.
3. Zoning Administration staff notes that proposed individual lots are not shown on this plan.
Please note that if the road corridor buffer is provided on individual lots it must be located
within an easement dedicated to Loudoun County per Section 5-1403(A)(4). Be advised
that Zoning Administration staff cannot confirm if individual lots meet the frontage
requirements of Section 1-205(A). If the rear loaded townhomes front on an open space
strip as opposed to the street then be advised a modification of Section 1-205(A) would be
required.
Applicant Response:
A 10-foot front yard is proposed for the rear-loaded townhomes located along City Center
Boulevard and Stefanie Drive that does not encroach into the proposed road corridor buffers.
No portion of the road corridor buffers are located on an individual lot. Typical lot details have
been provided on Sheet 04 of the plan set.
4. Zoning Administration staff cannot determine if the house locations meet the lot standards
of Section 7-903. Either show individual lot locations on Sheet 4 or show a typical lot detail
with dimensions labeled.
Applicant Response:
Typical lot details with dimensions have been provided on Sheet 04 to confirm that the
house locations will meet the lot standards if the subject property is subdivided.
5. The applicant should show/specify more detail as it relates to the active recreation space.
Specifically, describe the associated activities that would classify the proposed space as
active recreation as opposed to passive recreation in accordance with the Article 8
definitions.
Applicant Response:
The updated plan set now includes Sheet 07A which shows detailed park and active
recreation areas.
6. Provide a tabulation on Sheet 4 that states the number of required and provided ADUs to
demonstrate compliance with Section 7-100.
Applicant Response:
A tabulation has been provided on Sheet 04 stating the required number of ADUs and
the number of ADUs being proposed.
7. The parking tabulations on Sheet 4 should be revised to meet the requirements of Section
5-1102. Specifically, .5 spaces/ dwelling unit must be provided off lot.
Applicant Response:
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If the subject property is subdivided, 0.5 spaces per dwelling units will be provided offlot. If the subject property is not subdivided, the off-lot spaces could be located anywhere on the
subject property.
Zoning Map Amendment Matters for Consideration (Section 6-1210(E)):
8. 6-1210(E)(1): Appropriateness of the proposed uses based on the Comprehensive Plan,
trends in growth and development, the current and future requirements of the community
as to land for various purposes as determined by population and economic studies and
other studies and the encouragement of the most appropriate use of land throughout the
locality.
Zoning Administration staff defers to Community Planning regarding consistency with the
Comprehensive Plan.
Applicant Response:
Comment noted.
9. 6-1210(E)(2): The existing character and use of the subject property and suitability for
various uses, compatibility with uses permitted and existing on other property in the
immediate vicinity, and conservation of land values.
Zoning Administration staff defers to Community Planning regarding whether the proposal
is compatible with existing and permitted uses on property in the immediate vicinity, and
the conservation of land values.
Applicant Response:
Comment noted.
10. 6-1210(E)(3): Adequacy of sewer and water, transportation, and other infrastructure to
serve the uses that would be permitted on the property if it were reclassified to a different
zoning district.
Zoning Administration staff defers to Loudoun Water regarding the adequacy of sewer and
water and to DTCI regarding the adequacy of transportation infrastructure to serve the uses
that would be permitted on the property if the rezoning request is approved.
Applicant Response:
Comment noted.
11. 6-1210(E)(4): The requirements for airports, housing, schools, parks, playgrounds,
recreational areas and other public services.
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Zoning Administration staff defers to MWAA in regard to airport requirements, to LCPS
in regard to public school requirements, the Department of Parks and Recreation in regard
to parks and recreational uses.
Applicant Response:
Comment noted.
12. 6-1210(E)(5): Potential impacts on the environment or natural features including but not
limited to wildlife habitat, wetlands, vegetation, water quality (including groundwater),
topographic features, air quality, scenic, archaeological, and historic features, and
agricultural and forestal lands and any proposed mitigation of those impacts.
Zoning Administration staff defers to Comprehensive Planning Staff and the Natural
Resources Team regarding mitigation of environmental impacts.
Applicant Response:
Comment noted.
13. 6-1210(E)(6): The protection of life and property from impounding structure failures.
There are no impounding structures on the property.
Applicant Response:
Comment noted.
Special Exception Issues for Consideration (Section 6-1309):
14. 6-1309(1): Whether the proposed minor special exception or special exception is consistent
with the Comprehensive Plan.
Zoning Administration staff defers to the Community Planning Division as to whether the
application is consistent with the Comprehensive Plan.
Applicant Response:
Comment noted.
15. 6-1309(2): Whether the level and impact of any noise, light, glare, odor or other emissions
generated by the proposed use will negatively impact surrounding uses.
The applicant intends to meet the buffer yard requirements and performance standards for
noise and light glare required by the Zoning Ordinance. Zoning Administration staff defers
to the Community Planning Division to determine if alternative mitigation techniques are
appropriate.
Applicant Response:
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Comment noted.
16. 6-1309(3): Whether the proposed use is compatible with other existing or proposed uses
in the neighborhood, and on adjacent parcels.
Zoning Administration staff defers to the Community Planning Division as to the
compatibility of proposed uses.
Applicant Response:
Comment noted.
17. 6-1309(4): Whether the proposed special exception or minor special exception adequately
protects and mitigates impacts on the environmental or natural features including, but not
limited to, wildlife habitat, vegetation, wetlands, water quality including groundwater, air
quality, topographic, scenic, archaeological or historic features, and agricultural and
forestall lands.
Zoning Administration staff defers to the Community Planning Division and the
Department of Building and Development Natural Resource Team in regard to the
adequacy of environmental mitigation and protection.
Applicant Response:
Comment noted.
18. 6-1309(5): Whether the proposed special exception at the specified location will contribute
to or promote the welfare or convenience of the public.
The application proposes affordable housing units which helps achieve the goal of
providing more affordable housing options throughout the County. Zoning Administration
staff defers to the Community Planning Division as to whether this location of residential
townhomes and affordable housing units is in conformance with the Comprehensive Plan.
Applicant Response:
Comment noted.
19. 6-1309(6): Whether the proposed special exception can be served adequately by public
utilities and services, roads, pedestrian connections and other transportation services and,
in rural areas, by adequate on-site utilities.
Zoning Administration staff defers to the Loudoun County Department of Environmental
Health and the Department of Transportation and Capital Infrastructure (DTCI) for specific
comments.
Applicant Response:
Comment noted.
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DEPARTMENT OF PLANNING & ZONING – ARCHAEOLOGY (Steve Thompson, PhD,
RPA, County Archaeologist, 05/19/2021)
Terracon’s fieldwork and reporting meet the standards for Phase I cultural resource investigation
set forth in the County’s HPP and the Virginia Department of Historic Resources’ 2017 Guidelines
for Conducting Historic Resources Survey in Virginia. Staff concurs with the consultant’s findings
and recommendations. No additional cultural resources investigations of this property are
recommended prior to approval of this application.
Staff recommends that the applicant amend General Note #8 on the plan set in conformity with
FSM Section 8.101.A.21 to include the full title, company name, and completion date of the Phase
I cultural resources survey completed for the property. Staff recommends the existing text of Note
#8 be struck and the following inserted in its place:
A Phase I cultural resources survey report, Phase I Archaeological Management Summary Report,
Colonnade Rezoning, Loudoun County, Virginia, was prepared for the property by Terracon
Consultants, Inc. in February 2021. The survey identified no cemeteries, burial grounds, graves,
archaeological sites, or other historic or cultural resources on the property.
Applicant Response:
General Note 8 has been revised accordingly.

DEPARTMENT OF BUILDING AND DEVELOPMENT – NATURAL RESOURCES
TEAM (Jenn Hare, Natural Resources Engineer, 05/27/2021)
NATURAL RESOURCES
1. Staff appreciates the Wetland Delineation Report provided with this submission, conducted
by Terracon and dated October 5, 2020, and concurs with the findings therein. Please note
that a Jurisdictional Determination (JD) will be required at the time of grading permit
application to confirm the delineation. Staff recommends pursuing the JD with the site or
construction plan, to avoid any delays with the permitting process. (FSM 8.111.A.2)
Applicant Response:
Comment noted.
2. Depict the Soil Drains layer per Loudoun County GIS on Sheet 03. (FSM 6.120.B.1)
Applicant Response:
The Soil Drains layer has been provided on Sheet 03 of the plan set.
3. Please provide the following soils certification on Sheet 03: (FSM 6.120.B.2)
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"The subject development site does contain Class III and Class IV soils, per the latest
County soils map as identified by the Interpretive Guide to Soils Maps, Loudoun County,
Virginia, or per the approved Preliminary Soils Review Investigation and Report. Loudoun
County recommends no construction of structures with subgrade levels within natural
drainage swales or within soils or spots specifically identified as wet per the latest County
soils map as identified by the Interpretive Guide to Soils Maps, Loudoun County,
Virginia."
Applicant Response:
This soils certification has been added to Sheet 03 of the plan set.
4. The property is located within the Broad Run watershed. Stormwater on site outfalls to an
intermittent, unnamed tributary of Broad Run, which is impaired for aquatic life, fish
consumption, and recreational use per a 2020 DEQ Water Quality Assessment. Impacts to
water quality are an issue for consideration as part of this application. (R93ZO 61210(E)(5))
a. a) Consistent with the River and Stream Corridor Resources Strategy 2.3 Action B
and Strategy 2.4 Action A in Chapter 3 of the 2019 General Plan, Staff recommends
that an innovative and integrated approach to stormwater management be
implemented on site which incorporates Best Management Practices (BMPs) and
Low Impact Development (LID) measures.
i. Staff requests information as to how stormwater will be addressed on site.
Applicant Response:
As previously stated, stormwater management from the subject property will be routed to
an existing off-site pond located to the west of City Center Boulevard. Sheet 04 of the plan set
includes a Best Management Practices narrative regarding potential LID measures.
ii. Staff recommends that a minimum of two (2) different Low Impact
Development (LID) measures be implemented on site. Such BMPs/LIDs
may include, but shall not be limited to, water quality swales, bioretention
facilities/rain gardens, or any alternative practice proposed by the applicant
that achieves volume reduction, as specified in the VA Stormwater BMP
Clearinghouse.
Applicant Response:
The Applicant is agreeable to providing two distinct LID measures on the subject
property.
iii. Staff further recommends a proffer consistent with the LID
proffer/condition outlined below, requiring a minimum of two (2) different
LIDs to be provided on site:
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“The Applicant shall provide a minimum of two (2) Low-Impact
Development (LID) Best Management Practices to treat stormwater from
the Property. Such LID practice may include, but shall not be limited to,
water quality swales, bioretention facilities/rain gardens, sheet flow to
vegetated buffers, or any alternative LID practice proposed by the applicant
that achieves volume reduction as specified in the VA Stormwater BMP
Clearinghouse and is deemed to be acceptable to the Department of
Building and Development. The location of the LID practice shall be shown
on the first Site Plan or Construction Plans and Profiles, whichever is first
in time, for the Property.”
Applicant Response:
This Applicant has included a similar proffer in the proffer statement.
iv. Staff further recommends a commitment that the LID measures, along with
other qualifying stormwater management facilities on the Property that fully
comply with the VA SWM regulations, achieve a minimum of 85 percent
of the total required phosphorous nutrient reductions on-site before
pursuing the use of offsite compliance.
Applicant Response:
The Applicant requests the flexibility to meet 75 percent of the required reduction onsite and utilize off-site compliance for no more than 25 percent of the nutrient reduction.
v. If nutrient credits are pursued, Staff recommends that the applicant consider
purchasing credits in Loudoun County in proximity to the property in order
to minimize potential water quality impacts.
Applicant Response:
The Applicant will pursue purchasing credits in proximity to the subject property, however, the
Applicant reserves the right to purchase credits somewhere within Virginia based on availability and
current market availability and conditions.

COUNTY URBAN FORESTER
5. Please revise sheet 4 to only show proposed conditions post development as it is currently
confusing.
Applicant Response:
Sheet 04 of the plan set has been revised to exclude the existing vegetation and trees that
will be removed.
6. Please provide staff an idea of how the landscaping will be distributed throughout the site.
Consider the following:
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a. Avoid placing trees closer than three feet to curbs and pavement to prevent
infrastructure issues.
b. Please distribute canopy throughout the site.
c. Ensure development supports adequate soil volume for proposed landscaping.
Applicant Response:
A Landscape and Buffer Plan sheet has been added to the plan set which provides more
detailed landscaping information for the subject property.
FLOODPLAIN MANAGEMENT
There are no floodplain management comments at this time.
Applicant Response:
Comment noted.

DEPARTMENT OF BUILDING AND DEVELOPMENT – LAND DEVELOPMENT
DIVISION (Dustin Canterbury, Planner, 05/24/2021)
The Department of Building and Development, Land Development Division has completed the
review of this application and provides the following comments:
1. The Department of Building and Development has no comments.
Applicant Response:
Comment noted.

LOUDOUN COUNTY PUBLIC SCHOOLS (Beverly I. Tate, Director, 05/11/2021)
School Board staff has reviewed the referenced application for Colonnade; comments are provided
specific to the zoning map amendment (ZMAP 2021-0004). Based on 2019 Loudoun County
Public Schools (LCPS) Eastern Loudoun planning district student generation factors, the proposed
60 single-family attached residential units will generate a total of 32 school-age children upon
build-out: 14 elementary school-age children (grades K-5), 8 middle school-age children (grades
6-8), and 10 high school-age children (grades 9-12). The attached assessment outlines the
operational and capital impact of the project on LCPS.
Staff has also included a six-year student enrollment overview of LCPS Eastern Loudoun planning
district schools, as well as details on approved, unbuilt residential development within the same
area, for County staff and policy makers to assess regarding the overall impact of the project on
area elementary and secondary schools. The information detail is an excerpt from the School
Board Adopted FY 2022-FY 2027 Capital Improvement Program, dated December 15, 2020.
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A review of Loudoun’s approved residential development suggests that LCPS can anticipate an
additional 10,000 students over the next six years. This calculation does not embody children who
are currently being served by LCPS nor does it include future potential students from additional
proposed rezonings and/or by-right developments. Not only do student demographics within
existing subdivisions change annually and over time, but additional residential projects will also
impact the future enrollments and capacity of area schools.
As calculations indicate that public schools account for a significant portion of Loudoun’s capital
expenditure costs, School Board staff requests that a proportionate share of the applicant’s capital
facility contribution be set aside specifically for public school capital projects. This designation
should be noted in the proffer statement for Colonnade. In the LCPS Eastern Loudoun planning
district, major renovations and rehabilitation projects at existing school facilities are being
reviewed and initiated by the School Board. The associated costs are significant, and the proffer
dollars would help offset such expenditures.
And finally, safe walking paths remain an important concern for the School Board, staff, and
parents of children who attend our schools. The provided Concept Development Plan (sheet 4),
dated April 2, 2021, illustrates construction of sidewalks throughout the development; this is noted
and appreciated.
Thank you for the opportunity to comment on the second referral of Colonnade application. The
School Board is concerned about all land development applications. Capital facility expenditures
and operational costs are significantly impacted by each approved residential project, and both can
be anticipated to increase with each additional school-age child that resides in Loudoun County.
Applicant Response:
The Applicant is providing the full contribution amount to address the anticipated capital
facility impacts. The Applicant is also providing a five-foot wide sidewalk along the Stefanie
Drive property frontage and a six-foot wide sidewalk along the City Center Boulevard property
frontage as well as pedestrian connections throughout the subject property.

LOUDOUN COUNTY OFFICE OF HOUSING (Brian P. Reagan, AICP, Housing Programs
Manager, 05/24/2021)
The Application does not include mention of providing other types of affordable units that help
address the full spectrum of unmet housing needs. Housing also requests further details about the
units themselves (including bedroom count and square footage) and recommends that the
affordable unit types and sizes mirror the market-rate units that will be provided.
Applicant Response:
The single-family attached dwelling units are being proposed to complement the existing
single-family attached dwelling units that abut the subject property to the north and east. The
attainable dwelling units developed on the subject property will have average unit sizes that are
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similar to dwelling units in the vicinity of the subject property. The ADUs will be a similar size,
albeit slightly smaller than the market rate units developed on the subject property.
One of the infill action items states that projects should “increase and diversify” housing
opportunities when in conformance with other Plan policies. When looking at an aerial photograph
of the proposed site, there are other townhome communities to the immediate east and northeast
of the site. Housing requests information as to how this Colonnade proposal will diversify housing
opportunities aside from what is already existing adjacent to the site.
Applicant Response:
As previously stated, the single-family attached dwelling units are being proposed to
complement the existing single-family attached dwelling units that abut the subject property to
the north and east. Not every development site can, or should, offer a diversity of housing types.
Providing attainable housing units while respecting the adjacent existing dwelling units and
built environment are also planning principles that apply to the subject property.
The Application is not proposing to provide additional affordability aside from the 8 ADUs that
will be made available to households earning between 30% and 70% of the Area Median Income
(AMI). Housing recommends including homeownership units affordable at the 70-100% AMI
income level through the Affordable Market Purchase Program (AMPP) to address the full
continuum of Unmet Housing Needs and to ensure these units are truly for the Loudoun workforce.
Applicant Response:
As previously stated, the Applicant is agreeable to providing an additional two dwelling
units for-rent to households earning between 50 percent and 100 percent of AMI or for-sale to
households earning between 70 percent and 100 percent of AMI. This brings the total number
of attainable housing units included as part of the proposed community to 16.4 percent.

DEPARTMENT OF TRANSPORTATION AND CAPITAL INFRASTRUCTURE (Mark
Phillips, P.E., Transportation Planner, 05/24/2021)
TRAFFIC STUDY
1. DTCI requests the Applicant correct the spelling of Stefanie Drive throughout the TIS.
Applicant Response:
The revised TIS provides the correct spelling of Stefanie Drive.
2. DTCI requests the Applicant clarify the posted speed limit on City Center Boulevard.
Along southbound City Center Boulevard near VA Route 7. There are posted 45 mph speed
limit signs along this segment of roadway. DTCI requests the Applicant revise the TIS and
ZMAP plan set as appropriate.
Applicant Response:
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The TIS has been revised with the correct posted speed limit of 45 mph.
ROADWAY NETWORK AND SITE ACCESS
3. DTCI notes that the Applicant is removing the easternmost entrance along Stefanie Drive
meeting VDOT access management requirements.
Applicant Response:
Comment noted.
4. DTCI requests the Applicant dimension the existing right-of-way width provided along
City Center Boulevard. Per the 2019 CTP, 120 feet of right of way (60 feet from the
centerline) should be provided.
Applicant Response:
The 60-foot dimension measured from the centerline of City Center Boulevard to the
subject property boundary is now shown on Sheet 04 of the plan set.
5. DTCI requests the Applicant close the existing median break adjacent to the entrance being
removed along Stefanie Drive to align with driver expectations for the median break.
Closure of this median would be consistent with County Policy (2019 CTP, Chapter 5,
Land Development Review Policies, Policy 5-1.11, Driveway Stubs).
Applicant Response:
An extension of the existing median on Stefanie Drive is proposed to close the median
break up to the proposed subject property entrance. This median extension is now shown on
Sheet 04 of the plan set.
6. DTCI notes that additional right- and left-turn lanes were not warranted per the Applicant’s
TIS.
Applicant Response:
Comment noted.
7. Interparcel vehicular and pedestrian connections between the site and the adjacent
residential development are recommended consistent with County Policy (2019 CTP,
Chapter 2, Suburban Roadway Policies 3.2-10, Interparcel Access and 3-2.11,
Connectivity).
Applicant Response:
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As previously stated, vehicular and pedestrian connections to adjacent parcels are
proposed alongside Stefanie Drive and City Center Boulevard. There is no support within the
surrounding community to provide additional inter-parcel connections to adjacent parcels.
BICYCLE AND PEDESTRIAN FACILITIES
8. DTCI requests the Applicant commit to providing a 6-foot-wide sidewalk along the entirety
of the site frontage with City Center Boulevard consistent with the 2019 CTP. The
proposed sidewalk should be within right-of-way or a public access easement.
Applicant Response:
The Applicant is agreeable to this improvement and is showing it on the plan set and
committing to it in the proffer statement.
9. DTCI requests the Applicant commit to providing a 5-foot-wide sidewalk along the entirety
of the side frontage with Stefanie Drive consistent with the Loudoun County FSM and
VDOT Road Design Manual. The proposed sidewalk should be within right-of-way or a
public access easement.
Applicant Response:
The Applicant is agreeable to this improvement and is showing it on the plan set and
committing to it in the proffer statement.
10. DTCI notes that the existing pedestrian push buttons on the northeast corner of Stefanie
Drive and City Center Boulevard are not ADA compliant. DTCI requests the Applicant
provide a new curb ramp at the northeast corner of the intersection including a new
pedestrian signal pole with ADA accessible push buttons consistent with VDOT standards.
Applicant Response:
This improvement would benefit the regional sidewalk system that the Applicant will
extend along its property frontage. Therefore, the Applicant proposes to use its regional road
contribution toward this improvement.
PROFFERS
11. The Applicant should provide regional road and transit contributions on a per unit basis,
per County Policy (2019 CTP, Chapter 5, Proffer Policies, Policy 5-3.2, Potential
Proffers). Recently approved residential rezoning applications have contributed $6,000 per
unit towards regional road improvements and $1,000 per unit towards transit contributions,
however these levels have not been adopted by the Board of Supervisors and therefore the
amounts are advisory at this time.
Applicant Response:
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The Applicant has included a $6,000 per market rate unit regional road contribution and
a $1,000 per market rate unit transit contribution in the proffer statement.
TRANSPORTATION DEMAND MANAGEMENT
12. Per the 2019 CTP (Chapter 3, Suburban Policy Area Transportation Demand Management
Policies, Policy 3-2.23, Recommended Improvements), the Applicant should provide travel
demand management measures on-site, such as bicycle racks, to help facilitate non-auto
travel to and from the proposed use with the goal of reducing the overall number of vehicle
trips generated.
Applicant Response:
The Applicant is agreeable to the installation of bike racks on the subject property. The
bike racks are shown on the plan set and a commitment to them is included in the proffer
statement.

VIRGINIA DEPARTMENT OF TRANSPORTATION (Clyde Wallace, P.E., and Ruth
Njogu, 05/11/2021)
LAND DEVELOPMENT
All new development access will need to meet the access management standards, regulations and
design standards for minor arterials, collectors, and local streets. The design standards govern the
design of intersections, turn lanes, and entrances as well as providing spacing standards for
entrances, intersections, crossovers, and traffic signals on minor arterials, collectors, and local
streets.
Applicant Response:
Comment noted.
The Stefanie Drive entrance is proposed within the functional area of the City Center Blvd/Stefanie
Drive intersection. Pursuant to VDOT’s RDM Appendix F, Page F106, entrances shall not be
placed within the functional area of any intersection. If however, existing entrances are located
within the functional area of the intersection Part A of the Waiver Form AM-W shall be completed
and submitted to the District Location and Design Engineer for approval.
Applicant Response:
The Stefanie Drive subject property entrance is proposed to be located centrally to the
existing two curb cuts (to be consolidated) increasing the spacing from the City Center
Boulevard/Stefanie Drive intersection. The westbound Stefanie Drive exclusive left and right
turn lanes approaching the City Center Boulevard intersection do not extend across the
proposed subject property entrance. East of the proposed subject property entrance, Stefanie
Drive is currently (and will remain) a single westbound travel lane. The TIS demonstrates the
2026 forecasted westbound Stefanie Drive approach queues at the City Center Boulevard
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intersection would not extend upstream to block the proposed subject property entrance.
Similarly, the TIS demonstrates the 2026 forecasted eastbound Stefanie Drive approach queues
at the subject property entrance intersection would not extend upstream to enter the City Center
Boulevard intersection. Therefore, the location of the proposed Stefanie Drive subject property
entrance would not interfere with the operations of the City Center Boulevard/Stefanie Drive
intersection.
A detailed geometric and drainage review for the site will be provided at the site plan stage.
Applicant Response:
Comment noted.
TRAFFIC ENGINEERING
Please verify the posted speed limit for Rte. 1345. According to google images, it’s currently
posted at 45 mph.
Applicant Response:
The TIS has been revised with the correct posted speed limit of 45 mph.
The minimum intersection spacing requirements per VDOT’s Road Design Manual
(RDM),Appendix F, Table 2‐2 are provided for the proposed site entrance on Ryan Road based on
the functional classification and posted speed limit for Ryan Road and are shown on Figure 2‐5.
Please revise, Ryan Rd is not part of this study.
Applicant Response:
The TIS has been revised to remove this reference.
Please provide a detailed discussion about the causes of the crashes.
Applicant Response:
Additional discussion of the crashes is provided in the updated TIS. The detailed crash
descriptions from the police crash reports are provided in Appendix C of the TIS.

DEPARTMENT OF FIRE AND RESCUE (Maria Figueroa Taylor, Fire-Rescue Planner,
05/27/2021)
The submitted plans do not provide enough detail to demonstrate adequate access and circulation
of emergency vehicles to all areas of the proposed development. Fire and Rescue Planning Staff
understands that this concern may be best addressed at the time of site plan.
Applicant Response:
Comment noted.
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DEPARTMENT OF FIRE AND RESCUE – FIRE MARSHAL’S OFFICE (Kevin Federline,
Fire Inspector, 05/21/2021
The Loudoun County Fire Marshal’s Office (FMO) has the following comments, which are
required to be addressed prior to approval, resulting from the review of the project:
When more detailed information is made available on the construction drawing submission, 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’s exterior, turning
radii/turning analysis using AASHTO - SU-40 on 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” with at least 26’ in width along one side of the building, positioned a minimum of 15 feet
from the building will be required.
Prior to the issuance of an occupancy permit for any facility, building, or portion of a building
hereafter constructed, Fire Lane Identification shall be provided, permitted, and an approved
inspection along any Fire Apparatus Access Road serving such facility, building, or portion of a
building.
Applicant Response:
Comment noted.
RECOMMENDATIONS
The FMO recommends increasing the side separations between habitable structures to a minimum
of 20 feet on buildings that are non-sprinklered and use combustible exterior building materials.
This separation distance for habitable structures is below the fire code standards. The intent of
greater separations distance is to provide fire suppression access on all sides of
structures/arrangements and reduce the likelihood of the spread of fire to adjacent properties.
Where buildings have less than the recommended twenty feet (20’) of separation the FMO
recommends the installation of sprinkler systems and use of non-combustible exterior building
materials be used.
Applicant Response:
The closest distance between proposed structures is 16 feet and these structures will have
sprinkler systems installed and use non-combustible exterior building materials.
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LOUDOUN COUNTY HEALTH DEPARTMENT (Lee Sigmon, Environmental Health
Specialist, 05/14/2021)
This Department reviewed the plat prepared by Urban Ltd., dated April 2, 2021, and staff support
approval of the application under the condition that if any onsite sewage systems or wells be
identified during property development, Loudoun County Health Department must be contacted
for abandonment permits and procedures.
Applicant Response:
Comment noted.

LOUDOUN WATER (Andrea Ramos-Rivera, Civil Engineer, 05/25/2021)
Loudoun Water has reviewed the referenced zoning map amendment and special exception and
has no objection to their approval and offers the following:
1. Please be advised that adequacy of the existing water and sewer infrastructure that will
serve the proposed development will be considered during construction plan review. Any
improvements necessary to serve the proposed development will be the responsibility of
the applicant.
Applicant Response:
Comment noted.
2. Public water and sanitary sewer service would be contingent upon the developer’s
compliance with our Statement of Policy; Rate, Rules and Regulations; and Engineering
Design Manual.
Applicant Response:
Comment noted.

DEPARTMENT OF FINANCE AND BUDGET (Megan Bourke, Assistant Director,
04/28/2021)
The increase in residential units in Colonnade (ZMAP-2021-0007 & SPEX-2021-0007) proposal
has an impact on capital facilities, as summarized in Table 2.
Applicant Response:
To address capital facility needs, the Applicant is providing the full capital facility
contribution amount requested by Loudoun County in the proffer statement.
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We hope the responses provided in this letter appropriately address the referral agency
comments. Please feel free to contact me if you have any questions or comments.
Sincerely,
WALSH, COLUCCI, LUBELEY & WALSH, P.C.

Michael G. Romeo, AICP
Senior Land Use Planner

Enclosures:

cc:

Draft Proffer Statement
Updated Plan Set
Updated Traffic Impact Study
Updated Statement of Justification

Arthur N. Fucillo, DTC Partners, LLC
James D. Policaro, DTC Partners, LLC
Clayton Tock, Urban, Ltd.
Christopher Turnbull, Wells + Associates, Inc.
J. Randall Minchew, Esq., Walsh, Colucci, Lubeley & Walsh, P.C.
Sashenka J. Brauer, Esq., Walsh, Colucci, Lubeley & Walsh, P.C.

