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PURPOSE: The purpose of this Comprehensive Plan Amendment (CPAM) is to consider a change 
to the policy area and planned land use designations of the Red Hill Community that would: 1) 
move the area from the Rural Policy Area (RPA) to the Transition Policy Area (TPA), 2) designate 
the Red Hill Community as a new TPA subarea, and 3) change the area designation from the Rural 
North Place Type to the Transition Large Lot Neighborhood Place Type with a planned residential 
density of one dwelling unit per three acres in the Loudoun County 2019 General Plan (2019 GP). 
The CPAM will update the land use policies and maps of the 2019 GP and the Loudoun County 
2019 Countywide Transportation Plan (2019 CTP), as needed, to address these changes 
(Attachment 1). 

RECOMMENDATION: Staff supports a Planning Commission (Commission) recommendation 
of approval to the Board of Supervisors (Board). The CPAM is ready for Commission action.   

OUTSTANDING ISSUES: Staff has identified no issues with the proposed Comprehensive Plan 
Amendment.   
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Figure 1: Vicinity Map 

 
 

BACKGROUND: At the December 1, 2020, Board of Supervisors (Board) Business Meeting, the 
Board initiated (8-1: Umstattd opposed) a CPAM to consider bringing the portion of the RPA 
located east of Greene Mill Preserve into the TPA. The Board action followed approval of CPAM-
2020-0001, Public Facilities in the RPA, which allowed the extension of Loudoun Water’s central 
water and wastewater system to serve public facilities located on contiguous publicly owned 
parcels in the RPA immediately adjacent to the western boundary of the TPA. Public input and 
discussions pertaining to the consideration of a middle school site within the Red Hill Community 
prompted the Commission and Board to recommend a possible redesignation of the area to the 
TPA recognizing its unique geographic location and the presence of central utilities surrounding 
the area.  

At the May 17, 2022, Board Business Meeting,1 the Board endorsed (6-3: Umstattd, Kershner, and 
Buffington opposed) a work plan to move the Red Hill Community into the TPA and change the 
area designation from the Rural North Place Type to the Transition Large Lot Neighborhood Place 

 
1 Item 04 Red Hill Community Work Plan  

https://loudoun.granicus.com/player/clip/6965?view_id=86&redirect=true&h=39789d77ac4d0457f7e68c739851b6bd
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Type with a planned residential density of one dwelling unit per three acres. Department of 
Planning and Zoning (DPZ) Staff provided a briefing to the Commission at the July 14, 2022, 
Commission Work Session on the proposed CPAM and work plan. Several Planning 
Commissioners expressed interest in considering increased residential densities, while others 
supported maintaining the existing base residential density as provided in the CPAM work plan. 
County Staff facilitated two public meetings (July 6, 2022 and September 28, 2002) during which 
residents of the Red Hill Community expressed concern with development of the school site and 
advocated for consideration of the designation of the area as the Transition Small Lot 
Neighborhood Place Type to enable increased residential densities up to four dwelling units per 
acre. 

The Red Hill Community is located within the RPA in an area designated Rural North Place Type 
where rural economy uses and limited residential development are envisioned (2019 GP, Chapter 
2, RPA Place Types Map). The Red Hill Community is bound on the northwest by Greene Mill 
Preserve, on the east by Evergreen Mills Road (Route 621), and on the south by the watershed 
boundary of Goose Creek, which serves as the present boundary between the RPA and the TPA 
(Figure 1).  

The Red Hill Community comprises approximately 41 parcels totaling approximately 424 acres. 
The area is rural in character, with larger parcels in forested open space and agricultural uses with 
smaller residential lots concentrated along Red Hill Road. Approximately 40 percent (172.9 acres) 
of the total acreage of the Red Hill Community is owned by the Loudoun County School Board 
and is planned for future school/public uses. All the properties within the Red Hill Community are 
zoned A-3 (Agricultural Residential-3) under the Revised 1993 Loudoun County Zoning 
Ordinance (Zoning Ordinance), which allows a variety of agricultural and rural economy uses and 
residential development at a maximum density of one dwelling unit per three acres. 

The Red Hill Community is bordered to the south by the Upper Broad Run Subarea and to the east 
by the Middle Goose Subarea of the TPA. Adjacent properties that are designated the Transition 
Large Lot Neighborhood Place Type have planned residential densities of one dwelling unit per 
three acres in the Upper Broad Run Subarea and one dwelling unit per ten acres in the Middle 
Goose Subarea. Transition Large Lot Neighborhood is the predominant Place Type in the TPA 
and provides for low-density residential development with a minimum of half of the site being 
utilized for open space (2019 GP, Chapter 2, Transition Large Lot Neighborhood Place Type).  

 
The Transition Large Lot Neighborhood Place Type anticipates a residential density of one unit 
per three acres, which is consistent with the permitted residential density under the existing A-3 
zoning district for the area. Redesignating the policy area as TPA, as proposed with this CPAM, 
would also permit the extension of central water and wastewater system service to individual lots 
within the Red Hill Community should utilities be extended to the area in the future. All the 
properties surrounding the Red Hill Community, including Greene Mill Preserve, are currently 
served by central utilities.   
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Figure 2. Current Place Types Vicinity Map 

 
 
SUMMARY OF PROPOSED TEXT CHANGES: CPAM-2020-0002, Red Hill Community 
proposes revisions to the land use policies in Chapter 2 and maps of the 2019 GP and the maps of 
the 2019 CTP as necessary to implement and maintain consistency with the foregoing amendments 
or as otherwise necessary to correct geographic boundaries, typographical errors, section and 
subsection numbering, and formatting within, and further clarify the policies and maps as needed, 
to address these changes (see Attachment 1 and 2). The proposed text amendments under 
consideration include, without limitation, the following:  

Amendments to the 2019 GP- Chapter 2 – Transition Policy Area: 

 Establish new and/or revise certain existing policy language in regard to moving the Red 
Hill Community from the RPA to TPA, designation of the Red Hill subarea within the 
TPA, and designation of the Red Hill subarea as the Transition Large Lot Neighborhood 
Place Type with a planned residential density of one dwelling unit per three acres.   

 Amend the TPA Phasing Schedule to include the Red Hill subarea in Phase 2. 
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Amendments to 2019 GP- Maps: 

 Revise existing Policy Area and Place Type maps to move Red Hill Community from the 
RPA to TPA, designate as the Transition Large Lot Neighborhood Place Type, designate 
as within the Dulles Small Area Plan, and designate as within the Loudoun Water Central 
System Service Area.    

 
Amendments to 2019 CTP-Maps: 

 Revise existing maps to amend the existing Policy Area boundaries to move Red Hill 
Community from the RPA to TPA. 

 
DISCUSSION:  

Place Type: The Transition Large Lot Neighborhood Place Type is the predominate Place Type 
within the TPA and forms the edge along most of the boundary between the RPA and TPA. The 
Transition Large Lot Neighborhood Place Type is envisioned to develop with individual lots and 
clustered residential subdivisions with substantial open and natural buffers that visually screen the 
development from surrounding roads and properties. Agriculture, Agricultural Supportive 
Businesses, and Equine Facilities are also identified as complementary uses within the Place Type. 
The requirement to retain 50 percent open space throughout the TPA also ensures that natural, 
environmental and heritage resources are incorporated into site design and that the rural 
appearance of the area is maintained (2019 GP, Chapter 2, TPA, Strategy 2.1.C).   

Willowsford-The Grant, located to the south of the Red Hill Community, lies within the Upper 
Broad Run subarea of the TPA and is designated as the Transition Large Lot Neighborhood Place 
Type. The properties within Willowsford-The Grant have been developed by-right in a clustered 
residential pattern served by central utilities at a density of one dwelling unit per three acres with 
significant natural open space surrounding the homes and perimeter of the development consistent 
with Place Type. The proposed Red Hill TPA subarea and designation as the Transition Large Lot 
Neighborhood Place Type, with a residential density of one dwelling unit per three acres, will 
maintain the existing development pattern, is consistent with the existing A3 zoning, and will result 
in zero net increase in the by-right residential density for the area. Incorporating the Red Hill 
Community into the TPA will create opportunities for the future consolidation of lots for the 
development of low-density clustered residential subdivisions served by central utilities that are in 
keeping with expected land use and design characteristics envisioned for the Place Type. The 
proposed designation of the Red Hill Community as the Transition Large Lot Neighborhood Place 
Type is consistent with the surrounding low density development pattern and the adjoining Place 
Type designations within the Middle Goose and Upper Broad Run TPA subareas.   

Phasing: The policies of the 2019 GP include phasing policies which provide a sequence of when 
subareas within the TPA should be considered for increased development as part of a three-phase 
development approach. The phasing described in the 2019 GP is intended to ensure that adequate 
infrastructure, public facilities, and services are available to meet demands generated by new 
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residential units within the TPA before the demand occurs, and help direct development to the 
areas of the County that offer greater fiscal and economic benefits (2019 GP, Chapter 2, TPA 
Policy 5 and TPA Action 5.1.B). Currently the County is in Phase 1, which envisions the 
development of the Lower Sycolin and Middle Goose and portions of the Lower Foley TPA 
subarea designated as Transition Compact Neighborhood to develop according to the designated 
Place Types adopted with 2019 GP. Until such time as a subsequent phase is initiated through a 
CPAM or community planning exercise, all residential areas outside the Phase 1 area shall be 
developed under the Transition Large Lot Place Type (2019 GP, Chapter 2, TPA Actions 5.1.D & 
E). The County when considering potential increases to higher residential densities and/or land use 
changes for other TPA subareas during Phase 2 and 3 will conduct extensive analysis to evaluate 
available and forecasted capacity of public schools, road networks, water and wastewater, and 
other facilities and services, such as fire and rescue, through the projected buildout period to 
determine timing and appropriate land use changes and/or community and public facility needs for 
each individual TPA subarea (2019 GP, Chapter 2, TPA Actions 5.1.A-C). The analysis will allow 
decision makers to better understand the fiscal, economic, and community implications of potential 
land use decisions and how different scenarios may impact existing and future development within 
the TPA.  

The proposed creation of the Red Hill TPA subarea and designation of the area as the Transition 
Large Lot Neighborhood Place Type with a residential density of one dwelling unit per three acres 
is consistent with the phasing plan outlined in the 2019 GP for the TPA subareas. The current 
residential density of one dwelling unit per three acres for the Red Hill Community was utilized 
in the modeling for the 2019 GP and as such the expected balance of County revenues and 
expenditures (net fiscal impact) for the existing residential units and potential development at the 
base density have been assumed by the County. As noted above, any consideration for potential 
increases to higher residential densities above one dwelling unit per three acres for the Red Hill 
Community would require additional evaluation and forecasting which is outside the scope for the 
CPAM under the work plan currently adopted by the Board of Supervisors. As such, the draft text 
amendment recommends an evaluation of potential land use changes to the Red Hill subarea be 
considered in conjunction with the evaluation of the adjoining Upper Broad Run subarea scheduled 
for consideration during Phase 2 of the development phasing in the TPA (2019 GP, Chapter 2, 
TPA Actions 5.1.E.ii).    

Build-Out Calculations - Transition Small Lot Neighborhood Place Type: During the July 14, 
2022, Planning Commission Work Session, Commissioners requested that Staff provide 
residential build-out calculations should the Red Hill subarea be considered for designation as the 
Transition Small Lot Neighborhood Place Type with a residential density of four dwellings per 
acre (2019 GP, Chapter 2, Transition Small Lot Neighborhood Place Type). Staff has provided a 
basic planning level estimate for a Transition Small Lot Neighborhood scenario for the remaining 
portions of the Red Hill Community that do not include property owned by Loudoun County Public 
Schools (172.92-acres), or residential and HOA property within Red Hill Manor (39.41 acres) that 
is encumbered by conservation easements. Approximately 848 residential units could be 
developed on the remaining 212.33 acres of the Red Hill Community if the area is designated as 
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the Transition Small Lot Neighborhood Place Type and properties are rezoned to the appropriate 
residential zoning designation through the County legislative review process. Staff’s calculations 
are based on the total acreage and do not consider variables such as environmental features, 
roadways and other site features which may affect the residential development potential for 
properties. Staff also notes that all the existing smaller lots occupied by existing homes adjoining 
Red Hill Road would be required to be consolidated to realize the total residential build-out 
potential provided in this estimate should the area be designed as the Transition Small Lot 
Neighborhood Place Type.  

AGENCY INPUT: The proposed draft amendments to the 2019 GP were provided to various 
County departments and external agencies for review and comment (Attachment 3): 

1. The County Attorney’s Office reviewed the draft amendments and suggested providing 
both a red-line and clean version of the text amendments and map changes which have 
been included as Attachment 1 and 2.  
 

2. The Department of Finance and Budget found that the proposed change from the Rural 
North Place Type to the Transition Large Neighborhood Place Type with a planned 
residential density of one dwelling per three acres was consistent with the existing A-3 
zoning district for the area and will result in no net increase in potential residential density 
and that the expected balance of County revenues and expenditures (new fiscal impact) 
also would not change.   

3. The Health Department did not identify any existing health hazards within the Red Hill 
Community, though noted that nineteen parcels had onsite sewage systems which where 
more than 40 years old. The Health Department noted that the ability to connect to central 
service sewer provides property owners options when onsite facilities no longer function 
as designed.   

4. Loudoun Water noted that public water and sanitary sewer service to the Red Hill 
Community could be provided through the extension of existing facilities if the CPAM 
where approved though a planning study by Loudoun Water would be required to 
determine water/sewer options for the area. The provision of public water and sanitary 
sewer is also contingent upon developers’ compliance with Loudoun Water rates, rules, 
regulations, and design standards. 

5. The Department of Transportation and Capital Infrastructure (DTCI) noted that a portion 
of Red Hill Road (Route 617) that bisects the CPAM area is an unpaved two-lane rural 
minor collector roadway, in its ultimate condition, per the 2019 CTP. There are no County 
or VDOT plans to pave Red Hill Road beyond its existing condition. Improvements to a 
small portion of the easternmost segment of the roadway have been approved to provide 
access to the future school site. DTCI noted that the CPAM does not propose an increase 
to the residential density for the area, and as such does not cause a need to re-examine the 
planned transportation network as shown in the adopted 2019 CTP. 
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6. Zoning Administration affirmed that the purpose of the A-3 zoning district which is 

applicable to all the properties within the Red Hill Community is compatible and consistent 
with the proposed Transition Large Lot Neighborhood Place Type designation for the area. 
The referral noted that the target residential density of one dwelling unit per three acres for 
the Red Hill subarea is also consistent with the prescribed residential density for the A-3 
zoning district and that the extension of central water and wastewater service to individual 
lots is permitted in the zoning district.   

 

DRAFT MOTIONS: 

1. I move that the Planning Commission adopt the proposed Resolution Recommending 
Approval of CPAM-2020-0002 Red Hill Community, included as Attachment 4 to the October 
25, 2022, Planning Commission Public Hearing. 
 

OR 
 
2. I move that the Planning Commission forward CPAM-2020-0002 Red Hill Community to a 

work session for further discussion. 
 
OR 
 
3. I move an alternate motion. 
 
ATTACHMENTS: 
1. Proposed CPAM Policy and Map Amendments-Redline  
2. Proposed CPAM Policy and Map Amendments-Clean  
3. Review Agency Comments 
4. Resolution for Approval 

 

 
 
 
 
 
 
 
 
 



Red-Line Text and Map Amendments 

CPAM-2020-0002, Red Hill Community 
New proposed language for the Loudoun County 2019 General Plan (2019 GP)  is shown 
underlined in red below to add the Red Hill subarea to the Transition Large Lot 
Neighborhood Place Type. The CPAM will also  update  maps within 2019 GP and the 
Loudoun County 2019 Countywide Transportation Plan (2019 CTP), as needed to move 
the area from the Rural Policy Area (RPA) to the Transition Policy Area (TPA), to address 
these changes. The 2019 GP maps include the Conservation Easements in the Rural 
Policy Area (Map Number 2018-144), Suburban Policy Area Place Types (Map Number 
2018-151),Transition Policy Area Place Types (Map Number 2018-148), Rural Policy 
Area Place Types  (Map Number 2018-152),  JLMA Place Types  (Map Number 2018-
149),  Loudoun County Policy Area  (Map Number 2018-155), Small Area Plan 
Boundaries (Map Number 2018-154), and Water/Sewer Service Area: 2019 (Map 
Number 2018-158). The 2019 CTP maps include the Loudoun 2019 Countywide 
Transportation Roadway Plan Map June 20, 2019, Loudoun 2019 Countywide 
Transportation Bicycle and Pedestrian Plan Map June, 20, 2019, and Loudoun 2019 
Countywide Transportation Roadway Plan Functional Classification Map June 20, 2019.  

Transition Policy Area 
Policies, Strategies, and Actions 
Unless otherwise specified, the following Policies, Strategies, and Actions apply only within the 
TPA. 

TPA Policy 1: Ensure that the Transition Policy Area retains the visual character established by 
extensive natural open space by using compact development concepts with substantial open space 
requirements, and low profile construction to minimize visual intrusion into the natural 
environment. 

Strategy 
1.1 Accommodate new more affordable and innovative residential communities in compact 

development patterns, while preserving open space, natural, environmental, and heritage 
resources, and other valued features that may exist on site. 

Actions 
D. Continue to define the TPA by six seven subareas to implement the Transition Large

Lot Residential Neighborhood development pattern as identified on the Transition
Policy Area Place Types Map.

Attachment 1



TPA Policy 5: Ensure that adequate infrastructure (e.g., including roads, utilities, and public 
facilities) and services are available to meet increased demands of new development.  
 
Strategy 

5.1 Ensure adequate public facilities and services are available as demand is generated by 
new development. 

Actions 
D. Until such time as a subsequent phase is amended by adopting a Comprehensive Plan 

Amendment or a community planning exercise is completed for areas, as appropriate, 
all residential areas outside of the Phase 1 area shall be developed under the 
Transition Large Lot Place Type. 

E. Schedule the phasing in the following sequence unless determined otherwise in a 
Comprehensive Plan Amendment: 

i. Phase 1: Lower Sycolin and Middle Goose Creek policy subareas;  portions 
of the Lower Foley policy subarea designated for Transition Compact 
Neighborhood and Transition Community Center on the Transition Policy 
Area Place Type Map  

ii. Phase 2: Upper Broad Run and Red Hill policy subarea  

iii. Phase 3: Upper Foley and Lower Bull Run policy subareas; remaining 
portions of the Lower Foley policy subarea 

Place Type Rendering 
An oblique projection of development within a Place Type to showcase the qualitative 
characteristics of how buildings within the Place Type should interact to create activity. 
 
Total Nonresidential FAR: Up to 0.1  Building Height: 1-3 stories 

 

 

 

Target Residential 
Density 

Lower 
Sycolin 

1 du/10 
ac 

Middle 
Goose Creek 

1 du/10 
ac 

Red Hill 1du/3 ac 
Lower Bull 
Run     

1 du/3 ac 

Upper Broad 
Run 

1 du/1 ac 
or  

1 du/3ac 
Upper Foley 1 du/3 ac 
Lower Foley 1 du/3 ac 

Transition Large Lot Neighborhood 



  





 
  



 
  



  



 
 





 

  



 

  



 

  



 



Clean Text and Map Amendments 

CPAM-2020-0002, Red Hill Community 

Transition Policy Area 
Policies, Strategies, and Actions 
Unless otherwise specified, the following Policies, Strategies, and Actions apply only within the 
TPA. 

TPA Policy 1: Ensure that the Transition Policy Area retains the visual character established by 
extensive natural open space by using compact development concepts with substantial open space 
requirements, and low profile construction to minimize visual intrusion into the natural 
environment. 

Strategy 
1.1 Accommodate new more affordable and innovative residential communities in compact 

development patterns, while preserving open space, natural, environmental, and heritage 
resources, and other valued features that may exist on site. 

Actions 
D. Continue to define the TPA by seven subareas to implement the Transition Large Lot

Residential Neighborhood development pattern as identified on the Transition Policy
Area Place Types Map.

TPA Policy 5: Ensure that adequate infrastructure (e.g., including roads, utilities, and public 
facilities) and services are available to meet increased demands of new development.  

Strategy 

5.1 Ensure adequate public facilities and services are available as demand is generated by 
new development. 

Actions 
D. Until such time as a subsequent phase is amended by adopting a Comprehensive Plan

Amendment or a community planning exercise is completed for areas, as appropriate,
all residential areas outside of the Phase 1 area shall be developed under the
Transition Large Lot Place Type.

E. Schedule the phasing in the following sequence unless determined otherwise in a
Comprehensive Plan Amendment:

i. Phase 1: Lower Sycolin and Middle Goose Creek policy subareas;  portions
of the Lower Foley policy subarea designated for Transition Compact

Attachment 2



Neighborhood and Transition Community Center on the Transition Policy 
Area Place Type Map  

ii. Phase 2: Upper Broad Run  and Red Hill policy subarea  

iii. Phase 3: Upper Foley and Lower Bull Run policy subareas; remaining 
portions of the Lower Foley policy subarea 

 

Place Type Rendering 
An oblique projection of development within a Place Type to showcase the qualitative 
characteristics of how buildings within the Place Type should interact to create activity. 
 
Total Nonresidential FAR: Up to 0.1  Building Height: 1-3 stories 

 

 

  

Target Residential 
Density 

Lower 
Sycolin 

1 du/10 
ac 

Middle 
Goose Creek 

1 du/10 
ac 

Red Hill 1du/3 ac 
Lower Bull 
Run     

1 du/3 ac 

Upper Broad 
Run 

1 du/1 ac 
or  

1 du/3ac 
Upper Foley 1 du/3 ac 
Lower Foley 1 du/3 ac 

Transition Large Lot Neighborhood 



 



 
  



 
  



 



  



 
 



 

  



 



 

  



 

 



 



CPAM-2020-0002, Red Hill Community 

New proposed language for the Loudoun County 2019 General Plan (2019 GP)  is shown 
underlined in red below to add the Red Hill subarea to the Transition Large Lot 
Neighborhood Place Type. The CPAM will also  update  maps within 2019 GP and the 
Loudoun County 2019 Countywide Transportation Plan (2019 CTP), as needed to move 
the area from the Rural Policy Area (RPA) to the Transition Policy Area (TPA), to address 
these changes. The 2019 GP maps include the Conservation Easements in the Rural 

Policy Area (Map Number 2018-144), Transition Policy Area Place Types (Map Number 
2018-148), Rural Policy Area Place Types  (Map Number 2018-152), Small Area Plan 

Boundaries (Map Number 2018-154),  Loudoun County Policy Area  (Map Number 2018-
155), and Water/Sewer Service Area: 2019 (Map Number 2018-158). The 2019 CTP 
maps include the Loudoun 2019 Countywide Transportation Roadway Plan Map June 20, 
2019, Loudoun 2019 Countywide Transportation Bicycle and Pedestrian Plan Map June, 
20, 2019, and Loudoun 2019 Countywide Transportation Roadway Plan Functional 
Classification Map June 20, 2019.  

Transition Large Lot Neighborhood 

Place Type Rendering 

An oblique projection of development within a Place Type to showcase the qualitative 
characteristics of how buildings within the Place Type should interact to create activity. 

Total Nonresidential FAR: Up to 0.1 Building Height: 1-3 stories 

Target Residential 

Density 

Lower 
Sycolin 

1 du/10 
ac 

Middle 
Goose Creek 

1 du/10 
ac 

Red Hill 1 du/3 ac 

Lower Bull 
Run 

1 du/3 ac 

Upper Broad 

Run 

1 du/1 ac 

or  
1 du/3 ac 

Upper Foley 1 du/3 ac 

Lower Foley 1 du/3 ac 

Attachment 3



  



 
  



 
  



  



 
 



 

  



 

  



 

  



 



 
 

 
 

 
 

MEMORANDUM 

 

To: Pat Giglio, Project Manager, Comprehensive Planning, Department of Planning 

and Zoning 

 

From:  Megan Bourke, Deputy CFO 

 

Date:   August 19, 2022  

 

Subject: First Referral, Red Hill Community (CPAM 2020-002) 

 

 

This memorandum represents the Department of Finance and Budget’s (DFB) first referral 

comments on this proposal to bring a portion of the Rural Policy Area located east of Greene 

Mill Preserve into the Transition Policy Area.  

The Red Hill Community comprises approximately 41 parcels totaling approximately 424 acres. 

Approximately 40 percent (172.9 acres) of the total acreage of the Red Hill Community is 

owned by the County and is planned for future school/public uses. All the properties within 

the Red Hill Community are zoned A-3 (Agricultural Residential-3) under the Revised 1993 

Loudoun County Zoning Ordinance (Zoning Ordinance), which permit a variety of agricultural 

and rural economy uses and residential development at a maximum density of one dwelling 

unit per three acres. 

The proposed CPAM will consider a change to the policy area and planned land use 

designations of the Red Hill Community to move the area from the RPA to the TPA, create a 

new TPA subarea for the Red Hill Community, and change the Place Type from the Rural North 

Place Type to the Transition Large Lot Neighborhood Place Type with a planned residential 

density of one dwelling unit per three acres.   

The proposed residential density is consistent with the existing A-3 zoning district for the area 

and will result in no net increase in potential residential density of the area. As this proposal 

does not change the number of residential units that can occur in this area, the expected 

balance of County revenues and expenditures (net fiscal impact) also does not change.   

 



MEMORANDUM

Date:   August 15, 2022

To: Pat Giglio, Project Manager

Planning & Zoning, Comprehensive Planning

FROM:   Joshua Hepner

Environmental Health Supervisor

Division of Environmental Health

SUBJECT:   Red Hill Community; CPAM- 2022- 0002 1st Submittal

PIN:                             242181260, et. al. 

Comment: 

This Department reviewed the proposed amendment to the Loudoun County 2019 General Plan to move

the subject area of the Red Hill Community from the Rural Policy Area to the Transition Policy Area, and

the Health Department supports the proposal. 

This office recognizes the value of bringing central sewer service to the existing Red Hill Community, and

while connection may not be immediately available for these parcels, it provides a future option for

extension of the service as development takes place.  Within the area subject to the amendment, there

are nineteen parcels where the onsite sewage system is more than 40 years old, and eleven of those

parcels have a system with an age of more than 50 years.  While the Health Department is not aware of

any current health hazard reports associated with these onsite systems, connection to a central sewer

service may be considered as the optimal solution for some of the parcels within the Red Hill Community

when the onsite facilities no longer function as designed.   

If further information or clarification on the above project is required, please contact Joshua Hepner at

703-771-5814.  



 

 

August 16, 2022 
 
 
 
Patrick Giglio 
Department of Building and Development 
1 Harrison Street, S.E. 
P. O. Box 7000 
Leesburg, Virginia 20177-7000 
 
 
Re: CPAM-2020-0002; Red Hill Community 
 
 
Dear Mr. Giglio,  
 
Loudoun Water has reviewed the referenced Comprehensive Plan Amendment. The 
Authority could provide public water and sanitary sewer service to this site through 
extension of existing facilities. The following comments are offered for your use: 
 

• A planning study by Loudoun Water will be required to define 
water/sewer service options for the area. 

 
• Update policy area boundary on ‘Suburban Policy Area Place Types’ map 

on page 2-49. 
 

• Update TPA Strategy 1.1 Action D ‘…define TPA by seven subareas…’ on 
page 2-70. 

 
• Update policy area boundary on ‘JLMA Place Types’ map on page 2-135. 

 
• Provide Loudoun Water with a list of Parcels (PINs) that are included in 

the new Red Hill subarea. 
 

• Should offsite easements be required to extend public water and/or 
sanitary sewer to this site, the applicant shall be responsible for acquiring 
such easements and dedicating them to the Authority at no cost to the 
County or to the Authority.  

 
• Should this application be approved, a planning study by Loudoun Water 

will be required to determine the water/sewer service options for the area. 
 



 

Public water and sanitary sewer service would be contingent upon the developer’s 
compliance with the Authority’s Statement of Policy; Rates, Rules and Regulations; and 
Design Standards. 
 
Should you have any questions on this matter, please contact me by phone at 571-
291-7984 or by email pbodkin@loudounwater.org. 
 
Sincerely, 

Paul D. Bodkin 
Senior Project Engineer 

mailto:pbodkin@loudounwater.org


 
County of Loudoun 

 
Department of Transportation and Capital Infrastructure 

 
MEMORANDUM 

 
 
DATE: August 31, 2022 
 
TO:  Pat Giglio, Project Manager, Community Planning 
  Department of Planning & Zoning (DPZ) 
 

FROM: Lou Mosurak, AICP, Senior Coordinator 
  DTCI, Transportation Planning & Traffic Engineering Division 
 
SUBJECT: CPAM 2020-0002 – Red Hill Community Comprehensive Plan Amendment 
 First Referral 
 
 
This Comprehensive Plan Amendment (CPAM) proposes to move a portion of the Rural Policy 
Area into the Transition Policy Area, with the CPAM including any planning document revisions, 
including changes to the Loudoun County 2019 Countywide Transportation Plan (2019 CTP), 
that are necessary to implement this policy area change.  The CPAM area consists of 
approximately 41 parcels totaling 424 acres and is located east of the Greene Hill Preserve 
subdivision, north of the Grant at Willowsford subdivision, and west of Evergreen Mills Road.  
The CPAM would permit the extension of central water and wastewater utilities to individual lots 
in the CPAM area. 
 
DTCI has reviewed the draft maps and comprehensive plan text produced by DPZ and received 
by DTCI on July 15, 2022.  Based on this information provided for CPAM 2020-0002, DTCI offers 
the following comments: 
 
Transportation Comments 
1. DTCI notes that a portion of Red Hill Road (VA Route 617) currently runs through the CPAM 

area.  This section of roadway is classified as a two-lane (R2 section) rural minor collector 
roadway, in its ultimate condition, per the 2019 CTP. 

 
2. DTCI notes that the section of Red Hill Road (VA Route 617) within the CPAM area is 

currently an unpaved roadway.  Other than improvements to the easternmost segment of the 
roadway proposed / approved with the development of public school (LCPS) facilities, there 
are currently no County or VDOT plans to pave Red Hill Road beyond its existing condition. 

 
3. CPAM 2020-0002 does not propose any changes to the existing zoning regulations within 

the CPAM area and would not result in potential additional residential density.  As such, DTCI 
does not believe that approval of this CPAM will cause any immediate need to re-examine 
the planned transportation network in the area from what is shown on the adopted 2019 CTP.  
Should future rezonings be proposed within the CPAM area, the impacts of any such 
proposal would be evaluated on a case-by-case basis through traffic impact studies and other 
analyses.  Recommendations for roadway and bicycle and pedestrian improvements would 
be made during such reviews. 
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4. DTCI notes that the CTP maps to be updated with CPAM 2020-0002 (to depict the Rural to 

Transition Policy Area boundary change) should reflect the maps adopted with the most 
recent version of the 2019 CTP, namely CPAM 2021-0002 (Route 15 North Widening and 
Safety Improvements), approved July 5, 2022. 

 
Please advise if you need anything further from DTCI regarding this CPAM effort. 
 
cc: Yao Lu, P.E., Loudoun Area Land Use Engineer, VDOT 
 



 

 

MEMORANDUM 

To: Pat Giglio, Project Manager, Community Planning 

From: Jean Ault, Zoning Administration 

CC:  Michelle Lohr, Deputy Zoning Administrator 

Date: August 25, 2022 

Re: CPAM-2020-0002, Red Hill: A proposed amendment to the Loudoun County 

2019 General Plan (2019 GP) to consider bringing a portion of the Rural Policy 

Area (RPA) located east of Greene Mill Preserve into the Transition Policy (TPA) 

area including any planning document revisions that may be necessary to 

implement this potential policy area change. 

Zoning Comments: 

Zoning Administration has reviewed the materials provided for this Comprehensive Plan 

Amendment (CPAM) for consistency with the Revised 1993 Loudoun County Zoning 

Ordinance (the Zoning Ordinance) and has the following comments:  

1. The property subject to the CPAM is zoned A-3 (Agricultural Residential) under the 

Zoning Ordinance. Zoning Administration finds the purposes of the A-3 Zoning 

District and the Transition Large Lot Neighborhood Place Type to be compatible and 

consistent. Section 2-400 of the Zoning Ordinance defines the purpose of the A-3 

District as follows: 

 

to provide for the continued practice of agriculture, farm operations, 

agriculturally related and home based businesses, low density 

residential developments, preferably in a hamlet subdivision pattern, 

and other uses in a predominantly rural environment. The district also 

permits direct marketing of farm products and services. 

The 2019 Loudoun County General Plan (2019 GP) defines Transition Large Lot 

Neighborhood Place Types as follows: 

Offering detached homes and substantial open space in low-density 

communities. Agriculture and related uses are encouraged on these 

open spaces. Neighborhoods should offer a variety of house styles and 

sizes and, similarly, a variety of lot sizes and configurations. 

Development layouts follow land contours, incorporate natural features 
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into the development, and protect sensitive resources. Extensive open 

space should partially conceal views of the new residential development 

from perimeter roadways and adjacent development and protect 

natural and cultural resources. 

 

2. CPAM-2020-0002 proposes to add the Red Hill subarea to the Transition Large Lot 

Place Type at a target residential density of 1 dwelling unit per 3 acres, which is 

consistent with the current A-3 District density and will result in no net increase in 

potential residential density in that area. 

 

3. CPAM-2020-0002 would permit an extension of central water and wastewater 

service to individual lots within the Red Hill Community. Section 2-406 of the 

Ordinance speaks to the permissibility of municipal and communal wastewater 

treatment systems and water service as shown below: 

 

• Section 2-406(B) Except as expressly allowed by this Ordinance, no 

municipal and/or communal wastewater treatment systems shall be 

established or extended in the A-3 district.  

• Section 2-406(C) Except as expressly allowed by this Ordinance, no 

municipal and/or communal water service or system shall be established 

or extended in the A-3 district.  

In the A-3 District, the Zoning Ordinance is silent on “central water and 

wastewater systems” as proposed in this CPAM.  The Loudoun Water public water 

system meets the definition of “Water Supply System, Central,” defined in Article 8 

of the Zoning Ordinance as “The water supply system for Eastern Loudoun County 

owned and operated by LCSA for which the source of water is purchased from the 

City of Fairfax and County of Fairfax water supply system.”  Water Supply System, 

Central is not specifically prohibited from serving properties in the A-3 Zoning 

District.  Therefore, the Loudoun Water public water system may serve the 

referenced property area of this CPAM provided such water system shall comply 

with applicable County, State, and/or Loudoun County Sanitation Authority 

standards and requirements. 

For the reasons stated above, Zoning Administration finds the proposed CPAM-2020-0002 

to be consistent with the Zoning Ordinance. 



 

 
 

 

DATE:   August 18, 2022 

TO:   Pat Giglio, Project Manager, Department of Planning and Zoning, MSC #62 

FROM:   Eric Blankenship, Planner, Land Development Division MSC #60A 

THROUGH:  Ronald Dunbar, Division Manager 

APPLICATION NUMBER: CPAM-2020-0002  

APPLICATION NAME:  Red Hill Community 

PLAN SUBMISSION NUMBER:  1st Submission (1st submission B&D Review)  

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. Staff has no comments. 

 

Thank you for the opportunity to review and comment on this application. Please feel free to contact me 

at (703)771-5753 or via email at eric.blankenship@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. 

mailto:eric.blankenship@loudoun.gov


 COUNTY OF LOUDOUN 
PARKS, RECREATION AND COMMUNITY SERVICES 

REFERRAL MEMORANDUM 
 

 
To: Pat Giglio, Project Manager, Planning and Zoning  (MSC #62) 

From: Mark A. Novak, Chief Park Planner, Facilities Planning and Development (MSC 

#78) 

CC:  Steve Torpy, 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, Little River District 

James O'connor, PROS Board, Algonkian 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 16, 2022 

 
Subject: Red Hill Community | CPAM 2020-0002 

Election District:  Little River (formerly Blue Ridge)  Planning Sub Area: Dulles  

MCPI # 242-18-1260 multiple 
 

APPLICATION OVERVIEW/COMMENTS: 
  

Comprehensive Plan Amendment (CPAM) to the Loudoun County 2019 General Plan (2019 GP) 
to consider bringing the portion of the Rural Policy Area (RPA) located northwest by Greene Mill 
Preserve, on the east by Evergreen Mill Road (Route 621), and on the south by the watershed 
boundary of Goose Creek into the Transition Policy Area (TPA).  The proposed CPAM will 

consider a change to the policy area and planned land use designations of the Red Hill Community 
to move the area from the RPA to the TPA, create a new TPA subarea for the Red Hill Community, 
and change the Place Type from the Rural North Place Type to the Transition Large Lot 
Neighborhood Place Type with a planned residential density of one dwelling unit per three acres.  

The proposed residential density is consistent with the existing A-3 zoning district for the area and 
will result in no net increase in potential residential density of the area. Moving the area into the  
TPA, as proposed with this CPAM, would also permit the extension of central water  and 
wastewater service to individual lots within the Red Hill Community should utilities be extended 
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to the area in the future. All the properties surrounding the Red Hill Community, including Greene 

Mill Preserve, are currently served by central utilities.   
 
 

 
 

 

 
 
The Department of Parks, Recreation and Community Services (PRCS) has reviewed the CPAM 

proposes draft text amendment to Chapter 2 – Transition Large Lot Neighborhood Place Type to 
incorporate Red Hill as a subarea within the TPA and draft map updates within the 2019 GP and 
2019 Countywide Transportation Plan (CTP), to address changes to the policy area boundaries and 
Place Type designation for the area as needed. PRCS does not object to the changes as presented 

however, defers to other referral agencies for additional comments.   
 
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. 

 
 

VICINITY MAP 

mailto:mark.novak@loudoun.gov
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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 

Teamwork * Integrity * Professionalism * Service 

Memorandum 

To: 
From:  
Date: 
Subject: 

Pat Giglio, Project Manager 
Maria Figueroa Taylor, Fire-Rescue Planner 
August 26,  2022
Red Hill Community
CPAM-2020-0002

Thank you for the opportunity to review the above captioned application.  The Fire 
and Rescue Planning Staff has no comments.

If you have any questions or need additional information, please contact me at 
703-777-0333.

c: Project file 
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(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:    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.   

 

 

VIRGINIA DEPARTMENT OF TRANSPORTATION 

LOUDOUN LAND USE  
PROJECT REVIEW 

COMMENT AND RESOLUTION SHEET 
 

 
Choose an item. 

 

 

 
COMMENT CATEGORIES: 

1. REQUIREMENT 
2. RECOMMENDATION 

 

 
COUNTY PROJECT NUMBER:  CPAM-2020-0002 

 
DEVELOPER/ENGINEER:   

LEGACY ENGINEERING 

 
REVIEWER(S):     YAO LU 

 
DATE:  8/8/2022 

 

PROJECT NAME: Red Hill Community 

 
REVIEW PHASE & TYPE: 1ST SUB,  

 
DISCIPLINE:      VDOT  LAND USE 

 
 

 
ITEM 

NO. 

 
DWG. 
NO.(1) 

 
COMMENTS 

 
COMMENT 

CATEGORY 

 
RESPONSE(2)    DATE:  

 
FINAL DISPOSITION(3) 

1.01 G 

The CPAM proposed to add the Red Hill subarea 

to the Transition Policy Area (TPA).  VDOT 

Loudoun Land Use has reviewed the materials 

provided and has no objections to the proposed 

amendment. 

2   

 



RESOLUTION OF THE LOUDOUN COUNTY PLANNING 
COMMISSION RECOMMENDING APPROVAL OF CPAM-2020-0002, 

RED HILL COMMUNITY 

WHEREAS, the Board of Supervisors of Loudoun County, Virginia (“Board”), at its 

December 1, 2020, Business Meeting, initiated a Comprehensive Plan Amendment (CPAM)   to 

the Loudoun County 2019 General Plan (“2019 GP”) to move the Red Hill Community from the 

Rural Policy Area (RPA) to the Transition Policy Area (TPA); and 

WHEREAS, the Board, at its May 17, 2022, Business Meeting, approved a Work Plan to 

amend the policy area and planned land use designation of the Red Hill Community to 1) move 

the area from the  RPA to the TPA, 2) designate the area as a new TPA subarea, and 3) change the 

area designation from the Rural North Place Type to the Transition Large Lot Neighborhood Place 

Type with a planned residential density of one dwelling unit per three acres; including revisions  

to the land use policies and maps of the 2019 GP and the Loudoun County 2019 Countywide 

Transportation Plan (“2019 CTP”)  as needed, to address these changes; and 

WHEREAS, staff prepared CPAM-2020-0002 to include proposed amendments to the 

2019 GP and 2019 CTP that are in accordance with direction the Board provided to staff during 

the May 17,  2022, Business Meeting; and 

WHEREAS, the Loudoun County Planning Commission (“Planning Commission”) 

conducted a public hearing on CPAM-2020-0002 on October 25, 2022; and  

WHEREAS, for reasons identified by Planning Commission members during its October 

25, 2022, Public Hearing, the Planning Commission recommends approval and adoption of 

CPAM-2020-0002,  

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission hereby 

recommends that the Board approve and adopt CPAM-2020-0002 as provided as Attachments 1 

Attachment 4



and 2 to the  October 25, 2022, Planning Commission Public Hearing Staff Report. 

Adopted by the Planning Commission on October 25, 2022. 
 
 
 
 

 

________________________, Chairman 
Loudoun County Planning Commission 

 
ATTEST: 

 
______________________________, Assistant Secretary 
Loudoun County Planning Commission 
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