Date of Meeting: July 19, 2022

# 13
BOARD OF SUPERVISORS
BUSINESS MEETING
ACTION ITEM
SUBJECT:

ZMAP-2019-0016, JK Technology Park #3

ELECTION DISTRICT(S):

Blue Ridge

CRITICAL ACTION DATE: November 28, 2022
STAFF CONTACTS:

Marshall Brown, Planning and Zoning
Joe Kroboth, III, Planning and Zoning

APPLICANT:

Chuck Kuhn, JK Land Holdings LLC

PURPOSE: To consider a Zoning Map Amendment (ZMAP) to rezone 21.23 acres from the Rural
Commercial (RC) zoning district to the Planned Development – Industrial Park (PD-IP) in order
to develop by-right uses such as office, warehousing, and data centers.
RECOMMENDATION(S):
Planning Commission: At the Planning Commission (Commission) Public Hearing on April 26,
2022, the Commission forwarded (4-3-2: Combs, Frank and Kirchner opposed; Salmon and Miller
absent) the application to the Board of Supervisors (Board) with a recommendation of approval,
subject to the Proffer Statement (Proffers).
Staff: Staff supports Board approval of the application subject to the Proffers dated July 11, 2022,
(Attachment 1) and based on the Findings for Approval (Attachment 2). The proposal is generally
consistent with the policies of the Loudoun County 2019 General Plan (2019 GP). The Office of
the County Attorney has approved the Proffers to legal form. The application is ready for action.

BACKGROUND: The subject property is approximately 21.23 acres in size and is located west
of Stone Springs Boulevard (Route 659), south of Arcola Mills Drive (Route 621), and to the south
and west of the Legacy Village Core of Arcola. 1 The site is currently occupied by a single-family
dwelling unit with an accessory outbuilding; the subject property is otherwise undeveloped. The
applicant is requesting to rezone the subject property from the RC zoning district to the PD-IP
zoning district under the Revised 1993 Loudoun County Zoning Ordinance (Zoning Ordinance) in
1

2019 GP, Chapter 2, Infill and Redevelopment Strategy 1.7: “Ensure that projects proposed for eastern Loudoun’s
legacy village cores – including Ashburn, Arcola, and Old Sterling – complement the scale, form, and historic land
use patterns of these areas”
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order to develop by-right uses, including office and data center uses, with up to a 0.6 Floor Area
Ratio (FAR). A FAR of 0.6 will allow up to 561,866 square feet (SF) of gross floor space.
Figure 1: Vicinity Map

Planning Commission: The Commission held a Public Hearing on April 26, 2022. There was no
public comment. The Commission discussed building design standards, development phasing,
impacts to natural and archaeological resources on site, and transportation improvements. The
applicant verbally committed to proffering out additional incompatible uses and to provide
enhanced architectural standards on the northeast-facing building façades. The Commission
directed the applicant to revise the application’s design standards to include quantifiable criteria
to aid in administration of the Proffers. The Commission forwarded (4-3-2: Combs, Frank and
Kirchner opposed; Salmon and Miller absent) the application to the Board with a recommendation
of approval, subject to revisions being made to the Proffers to reflect additional building design
considerations as discussed during the Commission Public Hearing.
Board of Supervisors: The Board held a Public Hearing on June 15, 2022. There was one public
speaker who was in support of the application. The Board discussed building and site design,
landscaping, and proposed land use consistency with the Legacy Village Core of Arcola. The
Board directed staff to provide further information on the historical background of the village of
Arcola and to provide information concerning residential development and industrial development
in the vicinity of the subject property. The Board forwarded (7-0-2: Kershner and Saines absent)
the item to the July 19, 2022, Board Business Meeting for action.
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The applicant held two community meetings on March 22, and April 20, 2022. Staff has received
12 comments on the Loudoun Online Land Applications System (LOLA), seven in opposition to
the request, citing proximity to residential uses, impacts on the environment, and opposition to
data center development, and five in support of the request, citing less traffic impacts than
residential development. The staff reports and associated attachments can be viewed online at
www.loudoun.gov/lola by searching “ZMAP-2019-0016.”
UPDATES: The applicant provided an updated Concept Development Plan (CDP) (Attachment
3) and set of Proffers on July 1, 2022, and another revised set of Proffers on July 5, 2022. The
applicant has made the following revisions to the application:
•

Habitat Study Proffer: Since June 15, 2022, Board Public Hearing, the applicant and staff
have worked to address outstanding issues regarding the Habitat Study proffer. The
Proffers now contain updated language which staff can accept as addressing outstanding
issues within the specific confines of this application and its subject property. The revised
Habitat Study proffer ensures that the County will have a reasonable opportunity to review
habitat study information throughout the State review process, that recommended
protective measures will be implemented prior to grading permit issuance (if required), and
that the County will be notified if any revisions to the limits of land disturbance require
additional State review of habitat impact.

•

Building Design: The applicant revised Proffer II, Building Design, to incorporate more
detailed design measures. In addition to design requirements set forth in Section 5-664 of
the Zoning Ordinance, the Proffers state that all principal building façades (defined as the
front and side of buildings facing public roads and the northeastern boundary of the subject
property) shall incorporate a minimum of two distinct exterior surface material patterns, a
minimum of one step-back or recessed plane of at least four feet, and variation in the
parapet and/or wall height of the building. Features to be incorporated into the building
design include windows, wall articulation, material and/or color and texture changes, and
awnings and/or canopies. Any building entrance located on a principal façade shall include
additional decorative design enhancements. The Proffers also specify potential
architectural materials, such as concrete masonry units (CMU), brick, stone veneer,
insulated glazing and framing systems, pre-cast concrete panels, painted or stained sitecast or pre-cast concrete, architectural concrete, standing seam metal roofing, architectural
metal as building accent, composite metal panel canopies, and non-vision spandrel glass
for windows or other features. All exterior building materials shall not include highly
reflective materials (such as bright aluminum or bright reflective metal) or glossy materials.
The applicant has also proffered to lower maximum building height on site to 55 feet for
the primary structure (“Potential Building 1 Location”) on the CDP and lowered the
maximum height for the secondary building (“Potential Building 2 Location”) on site to 40
feet.
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•

Site Design: The applicant revised the Proffers to include additional commitments to
enhanced landscaping along the eastern and western property frontages. Proffer IV.D.
states that the owner will install an enhanced buffer along a portion of the western property
line abutting the future alignment of Dulles West Boulevard within a 30-foot buffer zone.
In addition to the required Road Corridor Buffer Type 2, the applicant has proffered to
include additional evergreen trees equal to 60 plant units per 100 linear feet, to be at least
eight feet tall at the time of planting. The Proffer additionally states that all trees over 8
inches in diameter at breast height (dbh) or greater, shall be conserved within the buffer
zone. The applicant has made a similar commitment via Proffer IV.E. for an enhanced
buffer along the northeastern property line, abutting properties within the Legacy Village
Core of Arcola. Proffer IV.E. states that additional evergreen trees equal to 30 plant units
per 100 linear feet shall be installed within the identified buffer zone in addition to the
required Buffer Yard Type C. Similarly, trees that are at least eight dbh or greater shall be
conserved within the buffer zone.
The applicant has proffered to include a 600 SF outdoor gathering space with four benches
and two picnic tables and has proffered to install at least one bicycle rack on site. The CDP
has also been revised to denote areas that may include parking and mechanical screening
areas.

•

Proffered-out uses: The applicant has revised Proffer I.B. to include additional uses that
will not be permitted on the subject property, including: “Agriculture, horticulture, forestry,
or fishery; manufacture, processing, fabrication and/or assembly of products”; “Recycling
drop off collection center, small”; “Wholesale trade establishment”; “Water pumping
station”; “Sewer pumping station”; “Telecommunications antenna”; “Telecommunications
monopole”; “Contractor service establishment, with outdoor storage up to 20% of lot area”;
and “Outdoor storage.”

Staff considers several of the previous design-related outstanding issues resolved with the
applicant’s current proposal. While staff is satisfied with the status of the overall proposal, staff
recommends slightly stronger commitments on the following two issues:
1. Identify location of data centers or warehouse uses and place such uses to the far end
of the subject property away from the Legacy Village Core of Arcola. Should the
subject property develop a by-right use (not otherwise excluded by Proffer I.B.) that is not
considered a core or complimentary use in the Suburban Employment Place Type, that
such use be placed to the far end of the subject property, away from the Legacy Village
Core of Arcola in order to comply with this recommendation. Staff acknowledges that
certain uses require building types and forms that will not be able to conform with this
recommendation. As no end user has been identified for the site, staff must continue to
make this recommendation predicated on the fact that certain uses such as data center or
warehousing uses are considered conditional land uses in the Suburban Employment Place
Type.
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2. Lower building heights closer to the Legacy Village Core of Arcola. Staff
acknowledges the applicant has committed to a lower overall height of 55 feet. Staff
recommends lowering overall height on the subject property to 50 feet which is closer to
the average maximum height of the zoning districts found within the Legacy Village Core
of Arcola or providing a “step-down” in height to 50 feet or less for areas abutting the
northeastern property line which forms the boundary with the limits of the Legacy Village
Core of Arcola.
INFORMATIONAL UPDATES: At the Board Public Hearing on June 15, 2022, the Board
requested informational updates from staff regarding the following topics:

2

•

Historical Background on Arcola Village: A brief history of Arcola originally written by
Eugene M. Scheel for the Loudoun Times-Mirror and later compiled with other articles
and published by the Friends of Thomas Balch Library in “Loudoun Discovered:
Communities, Corners & Crossroads (Vol. 1), Chapter 2, Arcola,” can be found in
Attachment 4. 2

•

Development in the Vicinity of the Subject Property: The Board requested that staff
confirm whether or not a residential application has been received by the County for the
Glasscock Field Residential parcel (PIN: 203-19-5001). At the time of publication of this
report, an application for Glasscock Field at Stone Ridge, ZMAP-2022-0012, has been
received by the County and is pending acceptance for review. The application proposes to
rezone the property to allow 69 market rate single-family detached (SFD) units and 10
affordable SFD units, along with open space commitments.

•

Comparison of Arcola Grove Commercial and the Subject Application: The Board
requested that staff provide a comparison of the Proffer Statements for the JK Technology
Park #3 and the Arcola Grove Commercial applications. Table 1 identifies general
commitments for both projects. Staff notes that this is a general and not exhaustive
comparison. The Proffers for the subject application are included as Attachment 1. The
Proffer Statement and Conditions of Approval for Arcola Grove Commercial can be found
on the LOLA website by searching for “ZMAP-2020-0010.”

The Thomas Balch Library has a searchable online version of “Loudoun Discovered” on the library website. For
information on Arcola, staff recommends searching for “Arcola” as well as “Gum Spring” and “Springfield” – earlier
place names for the village.
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Table 1. Comparison of Arcola Grove Commercial (ZMAP-2020-0010, etc.)
and JK Technology Park #3 (ZMAP-2019-0016) Proffers
ARCOLA GROVE COMMERCIAL
JK TECHNOLOGY PARK #3
Development Scope
Development Scope
• Data Center uses up to 614,401 SF
• All uses permitted in PD-IP up to
(0.6 FAR); or,
561,866 SF (0.6 FAR), with the
exception of uses excluded by
• A combination of warehousing uses
Proffer I.B.
up to 460,000 SF and office uses up to
65,000 SF; or,
• Any other allowable use in PD-IP,
subject to a cap on vehicle trips.
Architectural Design
Architectural Design
• Building elevation review by
• Building elevation review by DPZ
Department of Planning and Zoning
prior to zoning permit.
(DPZ) prior to zoning permit
• Please see “Updates” section for
• Principal building façades shall avoid
architectural design revisions to the
the use of undifferentiated surfaces by
Proffers.
including all of the following design
elements: (i) change in building
height, (ii) building step-backs or
recesses, (iii) fenestration, (iv) change
in building material, pattern, texture,
color, and (v) use of accent materials.
• Height/setback
limitations
near
Arcola Boulevard. Modified setback
to Arcola Boulevard permitted if
buildings on the property do not
exceed 30 feet in height. If buildings
on the property exceed 30 feet in
height, buildings shall be setback a
minimum of 100 feet from Arcola
Boulevard and parking shall be
setback a minimum of 75 feet from
Arcola Boulevard.*
Site Design
Site Design
• One bicycle rack per building.
• One bicycle rack on site.
• Network of on-site trails/sidewalks.
• Recreational trail easement to be
dedicated to the County along the
• 300 SF outdoor gathering space for
South Fork of the Broad Run.
employees with two benches, picnic
table.
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Table 1. Comparison of Arcola Grove Commercial (ZMAP-2020-0010, etc.)
and JK Technology Park #3 (ZMAP-2019-0016) Proffers
ARCOLA GROVE COMMERCIAL
JK TECHNOLOGY PARK #3
• Enhanced on-site landscaping around
• Internal network on pedestrian trails
buildings and parking areas.
for use of employees and customers
of site.
• Screening of mechanical equipment
• 600 SF outdoor gathering space for
• Limitation on square footage of
employee gathering space with four
outdoor storage areas.
benches and two picnic tables.
• Screening requirements for outdoor
•
Screening of mechanical equipment
storage areas.
and outdoor storage areas.
• Enhanced buffers along Arcola
• Additional foundation plantings on
Boulevard frontage to include
buildings facing public roadways.
supplemental evergreen trees.
• Enhanced buffers along a portion of
the western (Dulles West Boulevard
adjacent) property line and eastern
property line (adjacent to properties
within the Legacy Village Core of
Arcola) to include supplemental
evergreen trees and conservation of
trees eight inches dbh or larger.
Environmental/Conservation Measures
Environmental/Conservation Measures
• Electric Vehicle charging stations.
• Two LID BMPs.
• Two
different
Low
Impact
• TCA.
Development
(LID)
Best
• One underground cistern for
Management Practices (BMPs).
rainwater collection.
• Two underground cisterns for
• Use of Virginia native species for
rainwater collection.
landscaping (up to 80 percent).
• Tree Conservation Areas (TCA).
• Wetlands mitigation.
• Invasive species control and use of
• Archaeological site conservation
Virginia
native
species
for
easement with 25-foot protective
landscaping (up to 80 percent).
buffer.
• “Green building features” in all of the
• Habitat Study for the wood turtle
principal buildings: (i) light pollution
(see further information above in
measures; (ii) tenant design and
“Updates” section).
construction guidelines; (iii) indoor
• Full cutoff light fixtures.
water use reduction measures; (iv)
water
metering;
(v)
energy
performance optimization measures;
(vi) storage and collection of
recyclables; (vii) construction and
demolition
waste
management
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Table 1. Comparison of Arcola Grove Commercial (ZMAP-2020-0010, etc.)
and JK Technology Park #3 (ZMAP-2019-0016) Proffers
ARCOLA GROVE COMMERCIAL
JK TECHNOLOGY PARK #3
planning; (viii) minimum indoor air
quality
performance;
(ix)
environmental tobacco smoke control;
and (x) a construction indoor air
quality management plan.
• Full cutoff light fixtures.
• Building envelope revised to preserve
existing rare palustrine emergent
(PEM) wetland on site.
*Limitation on modification of setback on Arcola Boulevard (SPMI-2020-0013) set through Conditions of
Approval rather than Proffers.

ISSUES: Overall, revisions made to the Proffers and CDP sufficiently address previously
identified outstanding issues. While staff has identified two issues for consideration by the Board
above, staff finds the revisions to the application substantial enough to meet minimum
qualifications for approval. As such, there are no outstanding issues.
FISCAL IMPACT: Staff has identified no outstanding issues related to fiscal impacts with this
project. The proposed 100 percent non-residential development would not generate additional
needs for public services.
ALTERNATIVES:
1. The Board may approve the application, as recommended by staff and the Commission because
the proposal is generally consistent with the policies of the 2019 GP.
2. The Board may deny the application.
3. The Board may continue discussion of the application.
DRAFT MOTIONS:
1. I move that the Board of Supervisors approve ZMAP-2019-0016, JK Technology Park #3,
subject to the Proffer Statement dated July 11, 2022, and based on the Findings for Approval
provided as Attachments 1 and 2 to the July 19, 2022, Board of Supervisors Business Meeting
Action Item.
OR
2. I move an alternate motion.
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ATTACHMENT(S):
1.
2.
3.
4.

Proffer Statement (July 11, 2022)
Findings for Approval
Concept Development Plan (June 1, 2022)
“Loudoun Discovered: Communities, Corners & Crossroads (Vol. 1), Chapter 2, Arcola”

PROFFER STATEMENT
JK Technology Park #3
ZMAP-2019-0016
April 17, 2020
Revised August 27, 2021
Revised December 23, 2021
Revised March 11, 2022
Revised May 5, 2022
Revised May 31, 2022
Revised June 2, 2022
Revised July 1, 2022
Revised July 5, 2022
Revised July 11, 2022
Stone Springs, LLC record owner (referred to herein as the “Owner”) of the property
identified as Loudoun County PIN 203-29-5737 (the “Property”) consisting of a total of
approximately 21.23 acres, 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 this ZMAP-2019-0016, changing the zoning classification of the Property from the
Rural Commercial (RC) zoning district to the Planned Development – Industrial Park (PD-IP)
zoning district is approved, development of the Property shall be in substantial conformance with
the conditions set forth in this Proffer Statement (“Proffers”). All proffers made herein are
contingent upon the approval of this ZMAP-2019-0016 by the Board of Supervisors of Loudoun
County, Virginia. 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.
All references in these Proffers to subdivision, subdivision plat, or record plat shall be deemed to
include condominium or condominium plat or any other document or mechanism that legally
divides the Property into separately transferable units of ownership. Any obligation imposed herein
that must be performed prior to, in conjunction with, or concurrently with first or other subdivision
or record plat approval shall be deemed to be required to be performed prior to the recordation of
any such condominium declaration or plat or other similar document that would have the legal
effect of dividing the Property into separately transferable units of ownership.

Attachment 1
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I.

II.

CONCEPT DEVELOPMENT PLAN
A.

Concept Development Plan. The development of the Property shall be in substantial
conformance with Sheets 01 and 03 of the plan set titled “JK TECHNOLOGY
PARK #3 ZMAP-2019-0016 BLUE RIDGE ELECTION DISTRICT LOUDOUN
COUNTY, VIRGINIA”, dated January, 2019 and revised through July 1, 2022,
prepared by Urban, Ltd. (jointly referenced as the “Concept Development Plan”
and the “CDP”) and these Proffers. The Concept Development Plan shall control
the general development, layout, and configuration of the Property. Minor
adjustments to the location of proposed features shown on the Concept
Development Plan shall be permitted during site plan review as reasonably
necessary to address grading, drainage, environmental, cultural and natural
features, development ordinance requirements, and other final engineering
considerations, provided that any such minor adjustments shall be in accordance
with Section 6-1209 of the Zoning Ordinance. As used in these Proffers, the term
site plan shall include any application for approval of a site plan or site plan
amendment in accordance with applicable County ordinances.

B.

Permitted Uses. All permitted uses in the PD-IP zoning district shall be permitted
on the Property, with the exception of the following uses: “Utility substation,
distribution”; “Motor vehicle service and repair, light”; “Agriculture, horticulture,
forestry, or fishery; manufacture, processing, fabrication and/or assembly of
products”; “Recycling drop off collection center, small”; “Wholesale trade
establishment”; “Water pumping station”; “Sewer pumping station”;
“Telecommunications antenna”; “Telecommunications monopole”; “Contractor
service establishment, with outdoor storage up to 20% of lot area”; “Outdoor
storage”; and “Motorcycle or ATV sales, rental, repair and associated service”
which shall not be permitted on the Property.

BUILDING DESIGN
A.

Building Design. In addition to the requirements applicable to the development of
data centers set forth in Zoning Ordinance Section 5-664, the below requirements
shall apply to development in the PD-IP district. For purposes of this proffer,
principal building facades shall be defined as all front and side building elevations
facing (i) adjacent public roads that abut the PD-IP district and (ii) the northeastern
boundary of the Property adjacent to PINs 203-29-8786, 203-20-2844, 203-202431, 203-20-2017, and 203-10-1396 as shown on Sheet 03 of the CDP (the
“Principal Building Facades”).
a. Building Height. Except as provided in subparagraph (b) below, the
maximum building height on the Property shall be 55 feet.
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b. Building Height Stepdown. The height of the building labeled as
“POTENTIAL BUILDNG 2 LOCATION” on Sheet 03 of the CDP shall
be a maximum of 40 feet.
c. Building Façade. The Principal Building Facades shall incorporate the
following design elements:
i.

A minimum of two distinct exterior surface material patterns,
which may be accomplished through the use of changes in
textures and/or architectural markings on the pre-cast concrete
panels or other materials.

ii.

A minimum of one step-back or recessed plane of at least four
feet.

iii.

A variation in the parapet and/or wall height of the building.

iv.

The following features shall be included: window, wall
articulation, material and/or color and texture changes, awnings
and/or canopies.

v.

The following architectural features shall also be included:
columns, pilasters, trellises, porticos, and/or arches.

vi.

All Principal Building Facades in the PD-IP district shall be
consistent with each other in terms of design, materials, details,
and treatment when a building has more than one Principal
Building Façade.

d. Building Entrance. When the primary entrance of a building is located
on a Principal Building Facade, the primary entrance shall be
highlighted with an entry feature such as an awning, roof feature, trellis,
or other decorative elements to differentiate the primary entrance from
the other portions of the design. Such primary building entrance shall
include the following features:
i.

Contrast with the surrounding building plane.

ii.

Use of tinted glass, painted doors or recessed features that will
create a shaded effect.

iii.

A frame feature around the doorways using different materials,
or material textures from those utilized on the Principal Building
Façade.
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e. Building Materials. Exterior materials and colors shall be of a high
quality and should show a variety of color compositions and/or tones.
Building materials throughout the Property shall be compatible with
each other. Building exterior materials shall be factory finished, stained,
painted, integrally colored or otherwise suitably treated. Exterior
building materials shall not include highly reflective materials (such as
bright aluminum or bright reflective metal) or glossy materials. Exterior
building materials may include:
i. Split face or fluted concrete masonry units (CMU).
ii. Factory glazed concrete masonry units (CMU).
iii. Face brick.
iv. Stone veneer.
v. Insulated glazing and framing systems.
vi. Architectural pre-cast concrete panels.
vii. Painted or stained site-cast or pre-cast concrete.
viii. Architectural concrete.
ix. Factory finished, standing seam metal roofing (for application to
pitched roof system only).
x. Architectural metal as building accent.
xi. Composite metal panel canopies.
xii. Non-vision spandrel glass for windows or other features.
f. Principal Building Façade Consistency. When a building has more than
one principal facade, such Principal Building Facades shall be
consistent in terms of design, materials, details, and treatment with one
another. Building elevations demonstrating compliance with this
Proffer II.A shall be reviewed and approved by the Department of
Planning and Zoning prior to the approval of each zoning permit for new
building construction on the Property.
B.

Mechanical Equipment. In order to minimize the visibility of ground level and roof
top mechanical equipment from adjacent public roads, including future Dulles West
Boulevard, and adjacent properties, all mechanical equipment shall be screened by
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a fence, screen wall or panel, or parapet wall. This screening shall be evaluated
when viewing the Property from the existing grade of adjacent public roads and the
existing grade of adjacent properties. Notwithstanding the requirements of this
proffer, mechanical equipment located in a manner that has no adverse impact on
adjacent roads and adjacent properties, as determined by the Zoning Administrator
prior to installation of the mechanical equipment, shall not be required to be
screened.
C.

III.

Exterior Lighting. All exterior lighting shall be designed and constructed with full
cutoff and fully shielded fixtures that direct light downward and into the interior of
the Property and away from adjacent roads and adjacent properties in full
conformance with Zoning Ordinance and applicable Loudoun County Facility
Standards Manual (“FSM”) requirements.

TRANSPORTATION
A.

Development Phasing. Development of the Property shall be limited to the
following conditions:
a. Until such time as an entrance on the Property directly accesses Dulles West
Boulevard, the development of the Property shall be limited to the following
conditions:
(i)

Office uses up to 100,000 square feet of gross floor area; or

(ii)

Data Center Uses up to 561,866 square feet of gross floor area; or

(iii) Other Interim Uses, either individually or any combination of uses that are
permitted uses in the PD-IP zoning district, or special exception uses in the
PD-IP zoning district for which the requisite special exception approval has
been granted by the County; provided the Owner submits a tabulation to the
County that demonstrates that the trip generation of the proposed use(s) does
not exceed that trip generation that would be generated by 100,000 square feet
of Office use(s), as determined by the Institute of Transportation Engineers’
(ITE) Trip Generation, 10th Edition publication, included for reference as
Exhibit A to these Proffers, prior to the approval of a site plan for the proposed
use(s). Other Interim Uses may include both Office and Data Center uses up
to the limits specified in Proffer III.A.a. The Owner acknowledges that prior
to the approval of each site plan for the Property, that the tabulation of trips
generated by uses on the Property is subject to review and approval by DTCI.
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b. At such time when an entrance on the Property directly accesses Dulles West
Boulevard, the development of the Property shall be limited to the following
conditions:
(i)

Office uses up to 554,900 square feet of gross floor area;

(ii)

Data Center Uses up to 561,866 square feet of gross floor area; or

(iii) Other Full-Buildout Uses, either individually or any combination of uses that
are permitted uses in the PD-IP zoning district or special exception uses in the
PD-IP zoning district for which the requisite special exception approval has
been granted by the County; provided the Owner submits a tabulation to the
County that demonstrates that the trip generation of the proposed use(s) does
not exceed that trip generation that would be generated by 554,900 square feet
of Office use(s), as determined by the Institute of Transportation Engineers’
(ITE) Trip Generation, 10th Edition publication, prior to the approval of a site
plan for the proposed use(s). Other Full Buildout Uses may include Office or
Data Center uses up to the limits specified in Proffer III.A.b. The Owner
acknowledges that prior to the approval of each site plan for the Property that
the tabulation of trips generated by uses on the Property is subject to review
and approval by DTCI.
B.

Traffic Signal at Dulles West Boulevard.
a. The Owner shall prepare and submit to the Virginia Department of Transportation
(“VDOT”) a Signal Justification Report prior to the approval of the zoning permit
for 150,000 square feet of non-data center uses on the Property for a traffic signal
at the intersection of Dulles West Boulevard and the site entrance to the Property
as shown on Sheet 03 of the Concept Development Plan as “FUTURE
CONNECTION TO DULLES WEST BLVD.” If such analysis concludes, and
VDOT concurs, that a traffic signal is warranted at this intersection, the Owner will
diligently pursue the construction and installation of this traffic signal, which shall
be installed and operational no later than the issuance of the occupancy permit for
250,000 square feet of non-data center uses on the Property. If such traffic signal is
not warranted at the time of the Signal Justification Report described in this Proffer
III.B.a, the Owner shall not be obligated to construct or install this traffic signal
prior to the issuance of the occupancy permit for 250,000 square feet of non-data
center uses on the Property.
b. If such traffic signal is not warranted at the time of the Signal Justification Report
described in Proffer III.B.a, the Owner shall prepare and submit to VDOT a Signal
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Justification Report for this traffic signal prior to the approval of the zoning permit
for 450,000 square feet of non-data center uses on the Property. If such analyses
concludes, and VDOT concurs, that a traffic signal is warranted at this intersection,
the Owner shall diligently pursue the construction and installation of this traffic
signal, which shall be installed and operational no later than the issuance of the
occupancy permit for 550,000 square feet of non-data center uses on the Property.
If such traffic signal is not warranted by VDOT upon submission of the Signal
Justification Report described in this Proffer III.B.b, the Owner shall not be
obligated to construct or install this traffic signal.
C.

Dulles West Boulevard Entrance Improvements. The Owner shall be responsible
for designing and installing the left and right turn lanes for the intersection of Dulles
West Boulevard and the site entrance to the Property as shown on Sheet 03 of the
CDP as “FUTURE CONNECTION TO DULLES WEST BLVD.” (the “Primary
Entrance”). These turn lanes for the Primary Entrance (the “Primary Entrance
Improvements”) shall be completed in accordance with applicable County and
VDOT standards, and shall be bonded prior to approval of the first site plan for the
Property. The Owner shall coordinate with the County to construct the Primary
Entrance Improvements during construction of Dulles West Boulevard by the
County. The Owner shall design and construct the Primary Entrance once Dulles
West Boulevard is open for use but not necessarily accepted by VDOT. If, at the
time required in these Proffers for design and installation of the Primary Entrance
Improvements, said improvements have been designed and installed by either the
County or a third party, then the Owner shall pay the cost of construction of such
improvements, as evidenced by a signed letter from a licensed contractor verifying
the amount, to the party who constructed such improvements.

D.

Stone Springs Boulevard Interim Entrance. The Owner shall construct a temporary
entrance, in the approximate location depicted on Sheet 03 of the CDP as “PROP.
TEMP. ENTRANCE LOCATION” to allow for access to the Property via Stone
Springs Boulevard. Subject to obtaining the necessary off-site easements from the
adjacent property owners, the Owner shall also design and install the left and right
turn lanes with tapers as depicted on Sheet 03 of the CDP for this entrance. The
temporary entrance shall be completed in accordance with applicable County and
VDOT standards, shall be bonded prior to approval of the first site plan for the
Property, and shall be completed and open for use, but not necessarily accepted by
VDOT, prior to the issuance of the first occupancy permit on the Property. Access
to the Property via Stone Springs Boulevard shall be permitted until such time as
the Primary Entrance and the Primary Entrance Improvements are completed and
open for use. After the Primary Entrance and the Primary Entrance Improvements
are completed and open for use, the Stone Springs Boulevard site entrance and left
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and right turn lanes with tapers shall be removed or converted to an entrance for
emergency use only prior to bond release for any site plan for the Property.
Prior to approval of the first record plat or site plan for the Property the Owner shall
make a good faith effort to acquire the necessary easements to construct this
temporary entrance at no public cost. 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. If, despite such good
faith efforts, the necessary easements cannot be acquired 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 to be borne by the Owner, including, but not
limited to, land acquisition costs and appraisal fees. The initiation of such eminent
domain proceedings shall be solely at the discretion of the County. 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 left and right turn lanes
or tapers.
E.

Stone Springs Boulevard Right-of-Way Dedication. The Owner shall dedicate to
the County, subject to VDOT approval and at no public cost, sufficient land along
the Property’s Stone Springs Boulevard frontage, to provide for a 70-foot right-ofway as depicted on Sheet 03 of the CDP as “PROP. 70’ R.O.W DEDICATION”
together with the granting of all related easements outside the dedicated right-ofway, such as slope maintenance, storm drainage, temporary construction and utility
relocation easements, necessary to accommodate the construction of the signalized
intersection of Dulles West Boulevard and Stone Springs Boulevard. Such
dedication shall be made prior to or concurrent with the approval of the first site
plan application for the Property.

F.

Stone Springs Boulevard/Route 50 Eastbound Left Turn Lane Contribution. Prior
to the approval of the occupancy permit for 250,000 square feet of office uses on
the Property, the Owner shall contribute a total of $150,000.00 to the County as a
contribution toward the future second eastbound left turn lane at the intersection of
Stone Springs Boulevard and Route 50.

G.

Stone Springs Boulevard Sidewalk. The Owner shall install a six-foot wide
concrete sidewalk within a 10-foot wide public access easement along Stone
Springs Boulevard as depicted on Sheet 03 of the CDP as “PROP. 6’ S/W” and
“PROP. 10’ S/W ESMT.” This sidewalk shall be located completely within the
Property’s boundary and shall be located within public access easements granted to
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the County, approved to form by the County Attorney and granted to the County at
no public cost. This sidewalk shall be constructed in accordance with FSM
standards and shall be maintained by the Owner. This sidewalk shall be bonded
prior to the approval of the first site plan or record plat, whichever occurs first in
time, and shall be installed prior to issuance of the first occupancy permit on the
Property.
IV.

ENVIRONMENTAL AND DESIGN
A.

Low-Impact Development (LID). The Owner shall provide a minimum of two
Low-Impact Development (LID) Best Management Practices (BMP) to treat
stormwater from the Property. Such LID practices may include, but not be limited
to, water quality swales, bioretention facilities/rain gardens, sheet flow to vegetated
buffers, permeable pavement for parking spaces, or any alternative LID practice
proposed by the Owner and deemed to be acceptable to the Department of Building
and Development (“B&D”). The location of the LID practices shall be shown on
the first site plan or Construction Plans and Profiles (“CPAP”), whichever is first
in time, for the Property.

B.

Underground Cistern. Prior to the issuance of the first occupancy permit on the
Property, the Owner shall install an underground cistern with a minimum capacity
of 10,000 gallons for the purpose of collecting water from building downspouts and
air conditioner condensate lines. The underground cistern shall be shown on the
first site plan for the Property.

C.

Landscaping and Foundation Plantings. The elevations of all building facades
facing public roadways, to include the future Dulles West Boulevard, shall
incorporate foundation plantings. These plantings shall include a minimum of the
following: 50 percent evergreen shrubs, deciduous shrubs, grasses, perennials,
and/or groundcovers. The measurement for the required plants will be 50 percent
of the façade’s length, excluding any entrance walks that run perpendicular to the
façade and any doorways. The foundation plantings shall be generally arranged in
two rows along the façade, in either formal geometric, irregular, or naturalistic
arrangements, to be determined at the time of site plan. These foundation plantings
shall be in addition to any required landscape buffers and parking lot landscaping.
The foundation plantings shall be bonded prior to the approval of the first site plan
for the Property and shall be installed prior to the issuance of the first occupancy
permit for the Property.

D.

Enhanced West Buffer. The Owner shall install an enhanced buffer in the 30-foot
wide area identified on Sheet 03 of the CDP as “PROP. 30’ ENHANCED WEST
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BUFFER (PER PROFFERS)” to include a Road Corridor Buffer Type 2 plus an
area for additional evergreen trees equal to 60 plant units per 100 linear feet (the
“Enhanced West Buffer”). The evergreen trees installed in the Enhanced West
Buffer shall be a minimum of 8 feet in height at the time of planting. In an effort
to preserve as many of the existing healthy trees within the Enhanced West Buffer
as possible, the Owner shall conduct a tree inventory of all trees 8 inches dbh or
greater within the Enhanced West Buffer which shall be performed by a certified
arborist prior to the approval of the first site plan for the Property. The tree
inventory will identify the location, species, critical root zone, dbh, canopy spread,
and condition analysis percentage rating for each individual tree. During the
County’s review of the first site plan for the Property, the tree inventory will be
used to selectively protect desirable existing trees and remove unhealthy trees or
trees that will have critical root zone removal of 40 percent or greater. Existing
preserved trees may be credited towards meeting the Road Corridor Buffer
requirements if demonstrated to be adequately protected from proposed
construction activities. Each existing preserved tree 8 inches dbh or greater within
the Enhanced West Buffer shall be equivalent to 10 plant units. Large deciduous
and evergreen trees planted within the proximity of existing trees to be preserved
will not be planted under the canopy of existing trees and must be in areas with
direct sunlight. The Enhanced West Buffer shall be bonded prior to or concurrent
with the approval of the first site plan for the Property, and shall be installed
immediately following the commencement of any land-disturbing and clearing
activities on the Property that is internal to the site outside of the Enhanced West
Buffer.
E.

Enhanced East Buffer. The Owner shall install an enhanced buffer in the 30-foot
wide area identified on Sheet 03 of the CDP as “PROP. 30’ ENHANCED EAST
BUFFER (PER PROFFERS)” to include Buffer Yard Type C plantings plus
additional evergreen trees equal to 30 plant units per 100 linear feet (the “Enhanced
East Buffer”). The evergreen trees installed in the Enhanced East Buffer shall be a
minimum of 8 feet in height at the time of planting. In an effort to preserve as many
of the existing healthy trees within the Enhanced East Buffer as possible, the Owner
shall conduct a tree inventory of all trees 8 inches dbh or greater within the
Enhanced East Buffer which shall be performed by a certified arborist prior to the
approval of the first site plan for the Property. The tree inventory will identify the
location, species, critical root zone, dbh, canopy spread, and condition analysis
percentage rating for each individual tree. During the County’s review of the first
site plan for the Property, the tree inventory will be used to selectively protect
desirable existing trees and remove unhealthy trees or trees that will have critical
root zone removal of 40 percent or greater. Existing preserved trees may be
credited towards meeting the Road Corridor Buffer requirements if demonstrated
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to be adequately protected from proposed construction activities. Each existing
preserved tree 8 inches dbh or greater within the Enhanced East Buffer shall be
equivalent to 10 plant units. Large deciduous and evergreen trees planted within the
proximity of existing trees to be preserved will not be planted under the canopy of
existing trees and must be in areas with direct sunlight. The Enhanced East Buffer
shall be bonded prior to or concurrent with the approval of the first site plan for the
Property, and shall be installed immediately following the commencement of any
land-disturbing and clearing activities on the Property that is internal to the site
outside of the Enhanced East Buffer.
F.

Native Species. The Owner shall use 80 percent Virginia native species, with
emphasis on Northern Virginia natives, for all landscaping throughout the Property,
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.

G.

Tree Conservation Areas. Within the area identified on the Concept Development
Plan as “TREE CONSERVATION AREA” (“TCA”), the Owner shall preserve
healthy trees provided, however, trees may be removed to the extent necessary for
the construction/installation of stormwater management facilities, that are required
pursuant to these Proffers and/or shown on approved CPAPs or site plan(s) as lying
within such TCA, and for the construction of utilities necessary for development of
the Property. Notwithstanding the previous sentence, a minimum of eighty percent
of the canopy within the TCA depicted on the Concept Development Plan will be
preserved, exclusive of stands of Virginia Pine over 25 years in age. In the event
that the eighty percent canopy threshold cannot be achieved within the designated
TCA, such canopy deficit will be recaptured elsewhere onsite in locations to be
designated at the discretion of the Owner with the concurrence of the County Urban
Forester. Boundaries of all Tree Conservation Areas shall be clearly marked in the
field prior to land-disturbing activities and shall be delineated on each site plan,
record plat, and CPAP application containing any portion of a Tree Conservation
Area.
If, during construction on the Property, it is determined by the Owner’s certified
arborist and/or the County Urban Forester or Zoning Administrator that any healthy
tree located within the boundaries of the TCA has been damaged during
construction and will not survive, then, prior to bond release related to any portion
of the Property containing or immediately adjacent to such TCA on the Property,
the Owner will remove each such tree and replace each such tree with two native,
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non-invasive deciduous trees with a caliper greater than or equal to 1-inch. The
placement of the replacement trees will be proximate to the area of each such
damaged tree so removed, or in another area on the Property as determined by the
County Urban Forester or Zoning Administrator.
The documents establishing the property owners association, as provided for in
Proffer X below, will include a provision that prohibits removal of trees in the TCA,
as shown on any site plan, record plat, and CPAP, after construction has been
completed by the Owner, without specific permission of the County Urban Forester
or Zoning Administrator, except as necessary to accommodate forest management
techniques performed by or recommended by a professional forester or certified
arborist, that protect or enhance the viability of the canopy. Such techniques may
include, without limitation, pruning and the removal of vines, invasive species,
trees uprooted or damaged by extreme weather conditions, and trees or limbs that
are diseased, insect-infested, dead, or are considered a hazard to life or property.
The owners’ association documents will clearly state that such provisions
prohibiting tree removal will not be amended by the Owner or the owners
association without written approval from the County. The site plan, record plat,
and CPAP for each portion of the Property containing a TCA will contain a note
stating that the removal of trees within a TCA is prohibited except in accordance
with the Declaration of Covenants and these Proffers.
H.

Wetlands Mitigation. In the event the U.S. Army Corps of Engineers (“USACE”),
the Virginia Department of Environmental Quality (“DEQ”) or the Virginia Marine
Resources Commission (“VMRC”), determine, in conjunction with first site plan
review or CPAP review on the Property, whichever is first in time, that any
jurisdictional wetland areas are affected by the proposed development which
require mitigation, then prior to the commencement of any land disturbing activities
in wetlands areas, all necessary state and federal wetlands permits will be obtained
and copies of these permits will be submitted to B&D.
In the event that stream or wetland mitigation is required in conjunction with the
issuance of the aforesaid permits, the Owner, although not legally obligated by this
proffer or otherwise to utilize or consider available Loudoun County mitigation
sites, has nevertheless indicated, subject to the approval of USACE, DEQ, and
VMRC, its willingness to give some consideration to utilizing available Loudoun
County mitigation sites with equal or less costs than that of other available
mitigation sites within the Potomac River Watershed. The Owner, if requested by
the Zoning Administrator, has agreed to advise the Zoning Administrator as to the
general results of its evaluation of mitigation sites and what it has learned with
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respect to the costs of mitigating in Loudoun County as compared to the costs of
mitigating at the site selected by the Owner if located outside of Loudoun County.
I.

Well and Septic Systems. Any existing wells and septic systems located on the
Property shall be abandoned prior to the approval of the first site plan on the
Property in accordance with Loudoun County Health Department standards and
requirements then in effect.

J.

Habitat Study. The Owner shall submit a wood turtle habitat study, herein
referenced as the “Habitat Study,” to B&D, the Virginia Department of
Conservation and Recreation (“DCR”), and/or the Virginia Department of Wildlife
Resources (“DWR”), prior to the approval of any grading permit, site plan, or
CPAPs on the Property, whichever is first in time. B&D may coordinate with DCR
and DWR on the review of the Habitat Study. If DCR or DWR finds that a speciesspecific survey is warranted due to the land disturbing activities on the Property
that may affect wood turtle habitats, the Owner shall provide this finding to B&D
and shall perform this species-specific survey and submit it to DCR or DWR, as
applicable, with a copy to B&D. If found applicable by DCR or DWR, the Owner
shall implement any recommended protective measures prior to the approval of the
first grading permit on the Property and shall provide B&D with documentation
identifying the protective measures implemented on the Property; however, if
documented seasonal constraints require additional review time by the DCR or
DWR, the implementation of protective measures may be delayed beyond the
approval of the first grading permit on the Property yet shall be implemented no
later than the approval of the first zoning permit on the Property. If the
implementation of protective measures is delayed pursuant to this proffer, the
Owner shall provide a timeline to B&D for when the protective measures shall be
implemented. If the limits of clearing and grading change on the Property, the
Owner shall provide a copy of the Notice of Planned Change (“NOPC”) that has
been submitted to the Virginia Department of Environmental Quality (“DEQ”)
and/or the U.S. Army Corps of Engineers (“USACE”), as applicable, to B&D.
Upon approval by DEQ/USACE of the NOPC, a copy of the updated Virginia
Water Protection Permit issued by DEQ shall be provided to B&D.

K.

Stream Corridor Resource Management Buffer. A 50-foot Stream Corridor
Resource Management Buffer is identified as “EX. 50’ RSCR MANAGEMENT
BUFFER” on Sheet 03 of the CDP. No land disturbance shall be permitted to occur
within this 50-foot RSCR Management Buffer with the exception of permitted uses
in the RSCR Buffer, as referenced in RSCR Policy 2 “Permitted Uses in the RSCR”
of the Loudoun County 2019 General Plan. In the event that the RSCR Management
Buffer is proposed to be disturbed, the Owner shall submit a reforestation plan,
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prepared by a Certified Arborist, Urban Forester, or Landscape Architect, in
accordance with the reforestation standards set forth in Section 7.305 of the FSM
in effect as of the approval of this ZMAP-2019-0016. This reforestation plan shall
be submitted at the time of submission of the first site plan review or CPAP
proposing the development of any area that encroaches into the RSCR Management
Buffer for review and approval by the County Urban Forester or Zoning
Administrator. The approved reforestation plan shall be implemented in accordance
with the reforestation standards of the FSM, including the maintenance and
restocking provisions, prior to the issuance of the first occupancy permit for any
area of the Property subject to an approved site plan or CPAP that shows
encroachment into the RSCR Management Buffer.
V.

RECREATION TRAIL EASEMENT
A.

VI.

Recreation Trail Easement. The Owner shall place a public access easement,
suitable in form as determined by the County Attorney’s Office, on a 50-foot wide
swath of land generally located in the area identified on Sheet 03 of the CDP as the
“BROAD RUN RECREATION TRAIL EASEMENT” (the “Recreation Trail
Easement”). The Owner shall consult with the Loudoun County Department of
Parks, Recreation and Community Services on the location of any trails within the
Recreation Trail Easement. The Recreation Trail Easement shall not allow active
recreation uses and shall only allow passive recreation uses such as, but not limited
to, a natural surface trail. The Recreation Trail Easement shall not conflict with
any areas subject to existing or proposed easements, reservations, or dedications.
The Recreation Trail Easement shall be recorded in the land records of Loudoun
County Circuit Court (the “Land Records”) prior to the approval of the first record
plat or site plan, whichever is first in time, on the Property. Utility easements,
which may accommodate power lines, pipelines, or other utilities, may be located
within, or may run through, the Recreation Trail Easement on the Property.
ARCHAEOLOGICAL SITE PROTECTION

A.

Conservation Easement for Archaeological Site #44LD1501. The Owner shall
protect the archaeological site located on the Property depicted on Sheet 03 of the
CDP as “ARCH. SITE 44LD1501” as well as the 25-foot protective buffer depicted
on Sheet 03 of the CDP as “PROP. 25’ BUFFER” (collectively referred to
hereinafter as the “Archaeological Site”) from inadvertent impact and
encroachment by placing a conservation easement, suitable in form as determined
by the County Attorney’s Office and County Archaeologist, over the
Archaeological Site. The conservation easement shall be recorded in the Land
Records prior to the approval of the first record plat or site plan, whichever is first
in time, on the Property.
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B.

VII.

Super Silt Fence for Archaeological Site #44LD1501. The Owner shall install a
super silt fence in accordance with FSM specifications, as a perimeter control to
maximize protection of the Archaeological Site, as defined in Proffer VI.A. The
super silt fence shall be shown on the first site plan or CPAP, whichever is first in
time, for the Property and shall be installed prior to land disturbing activities on the
Property. The super silt fence and other erosion and sediment controls shall be
installed once the grading permit is issued.

PROPERTY AMENITIES
A.

Bicycle Rack. The Owner shall provide a minimum of one bicycle rack on the
Property, which shall accommodate a minimum of four bicycles. The bicycle rack
shall be located within 50 feet of the primary entrance of the building labeled as
“POTENTIAL BUILDING 1 LOCATION” on Sheet 03 of the CDP. The bicycle
rack shall be bonded prior to the approval of the first site plan for the Property. The
bicycle rack shall be installed and available for use prior to the issuance of the first
occupancy permit on the Property.

B.

Internal Pedestrian Connections. The Owner shall construct a network of pedestrian
trails and sidewalks throughout the Property that will provide pathways along
building frontages and to the amenities located within the Property for the use of
customers and employees. The locations of these internal pathways shall be shown
on the first site plan or CPAP, whichever is first in time, for the Property. These
pathways shall be bonded prior to the approval of the first site plan for the Property.
The pedestrian trails and sidewalks shall be constructed in accordance with the
FSM prior to the issuance of the first occupancy permit on the Property.

C.

Outdoor Gathering Space. The Owner shall provide an area measuring
approximately 600 square feet in size as an outdoor gathering space for the use of
customers and employees on the Property as depicted on Sheet 03 of the CDP as
“EMPLOYEE OPEN SPACE (SEE PROFFERS)” (the “Gathering Space”). A
minimum of four benches and two picnic tables shall be provided in said Gathering
Space. The Gathering Space shall be located proximate to one of the pedestrian
circulation routes on the Property. The benches and tables in the Gathering Space
shall be bonded prior to the approval of the first site plan for the Property. The
benches and tables shall be installed prior to the issuance of the first occupancy
permit on the Property.
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VIII. FIRE, RESCUE AND EMERGENCY SERVICES
A.

IX.

PUBLIC UTILITIES
A.

X.

One-Time Contribution. The Owner shall make a one-time cash contribution prior
to approval of each zoning permit on the Property in the amount of Twenty-Four
Cents ($0.24) per gross square foot of building area approved and permitted with
each such zoning permit which shall be payable to the County for distribution by
the County to the volunteer fire and rescue companies providing service to the
Property. The amount of the contribution will be adjusted on a yearly basis from
the base year of 2022 and change effective each January 1 thereafter, in accordance
with changes to the Consumer Price Index, for all urban consumers (CPI-U), 19821984=400 (not seasonally adjusted), as published by the Bureau of Labor Statistics,
U.S. Department of Labor, for the Washington-Arlington-Alexandria, DC-VAMD-WV Consolidated Metropolitan Statistical Area (the “CPI”). Contributions
pursuant to this paragraph will be divided equally between the fire and rescue
companies providing service to the Property. Notwithstanding the foregoing, if at
the time of the application for a zoning permit, the primary servicing fire and rescue
companies do not utilize, to any significant extent, either volunteer staff or
apparatus owned by a volunteer organization, then the Owner may elect to make no
contribution. The intent of this provision is to support volunteer fire and rescue
staffing and operations so long as any significant element of the primary provider
of fire and rescue services to the Property is volunteer owned or operated. If only
one of these services has ceased to utilize significant volunteer staff and apparatus,
then the contribution may be halved and will be provided to the remaining
company.

Water and Sewer. The Property shall 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 will provide all connections
necessary for development of the Property, at no cost to the County or to the
Loudoun County Sanitation Authority (“Loudoun Water”) and 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.

OWNERS ASSOCIATION
A.

Owners Association. All property owners on the Property will be a member of a
Property Owners Association (“POA”) and shall be subject to the covenants and
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declarations established by the POA within the Property. The POA shall establish
covenants and declarations to regulate use and provide standards for the
construction, landscaping, and use of privately-owned land and structures within
the Property. Prior to approval of the first site plan on the Property, the Owner shall
establish one or more POA(s) for the Property which will be responsible for the
maintenance of, and where applicable replacement of, but not limited to, common
areas, private streets (including snow removal), street lighting, open space areas,
tree conservation areas, stormwater management and storm drainage easements and
facilities to the extent not maintained by the County. Draft documents of the POA
will be submitted to the County for review and approval and the POA will be
established prior to the approval of the first site plan for the Property. The
documents shall be recorded in the Land Records prior to the approval of the first
record plat or site plan for the Property, whichever is first in time.
The undersigned hereby warrant that all of the owners with any legal interest in the Property have
signed these Proffers, that no signature from any additional party is necessary for these Proffers to
be binding and enforceable in accordance with their terms, that they, together with the others
signing this document, have full authority to bind the Property to these Proffers, and that these
Proffers are entered into voluntarily.

[SIGNATURE PAGE FOLLOWS THIS PAGE]
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STONE SPRINGS, LLC

BY:
NAME:
TITLE:

COMMONWEALTH OF VIRGINIA
COUNTY OF LOUDOUN: to-wit:
The foregoing instrument was acknowledged before me, this _______ day of
______________________, 2022, by ____________________________________________.

Notary Public
My Commission Expires:
My Notary Registration Number:

ZMAP-2019-0016, JK Technology Park #3
Proffer Statement
Page 19 of 19
EXHIBIT A
10th ITE Trip Generation Manual Office Sheet
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FINDINGS FOR APPROVAL
ZMAP-2019-0016
JK TECHNOLOGY PARK #3
1. The proposed rezoning and development of Planned Development – Industrial Park (PDIP) uses on the subject property is generally consistent with the land use policies of the
Loudoun County 2019 General Plan (2019 GP) for the Suburban Employment Place Type.
2. The applicant has proffered to place an identified archaeological site on the subject
property in a conservation easement for perpetual protection, consistent with 2019 GP
policies for the preservation of cultural heritage in Loudoun County.
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EXTENT OF LANDSCAPE
BUFFER YARD
SITE ACCESS

SPECIMEN TREE LOCATION

TREE CONSERVATION AREA

EX. MAJOR FLOODPLAIN

B

50' RSCR MANAGEMENT BUFFER
SCENIC CREEK VALLEY BUFFER
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NOTE: PER FOREST STAND DELINEATION (SEE
SHEET 6), ALL SPECIMEN TREES ARE IN POOR
CONDITION.
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Attachment 4

