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EXECUTIVE SUMMARY
This report serves as the Loudoun County Preservation and Conservation Coalition (LCPCC) Zoning
Committee’s formal submission of the content on the LCPCC Zoning Ordinance Audit Public Input
website, launched on May 5, 2020 to the Department of Planning and Zoning and Public Affairs &
Communications Department.
The LCPCC Zoning Sub-Committees and associated organizations prepared a series of Zoning Ordinance
Audits specifically designed for reference and use by County Staff, Board of Supervisors, Planning
Commission, LCPCC Member Organizations and other groups during meetings and deliberations for a
number of current efforts which include, but are not limited to:
•
•
•
•

Zoning Ordinance Rewrite (ZOR);
Unmet Housing Needs Strategic Plan;
Rural Cluster Development / Prime Agricultural Soil Zoning Ordinance Amendment (ZOAM); and
Any/all other efforts pertaining to input provided.

The information included in the Zoning Ordinance Audits provides critical zoning ordinance
requirements reinforcing the public input provided during the County Staff Planning & Zoning Focus
Groups conducted in 2020. Zoning ordinance requirements are based on primary research performed
by subject matter experts since Fall, 2019. Importantly, the attachments for each Zoning Ordinance
Audit include illustrative examples for the issues and recommendations from citizen input and case
studies from the past five years to demonstrate the necessity of implementing ordinances changes.
As a public service, the LCPCC Zoning Audit Template (prepared with input from the Department of
Planning & Zoning) was shared with multiple organizations for their use to provide a consistent format
for County Staff and other recipients.
The Zoning Ordinance Audits are provided on the LCPCC website in modules for self-paced review by
Staff, Supervisors, Planning Commissioners and the public. The Zoning Ordinance Audit format was
specifically designed to be an electronic resource for County Staff Departments working on the various
initiatives, and has been cross-referenced with the Planning and Zoning Staff ten primary focus group
topics to facilitate use by ZOR writers.
The Zoning Ordinance Audits will be used by the LCPCC Zoning Committee member organizations and
public to expedite evaluation of new zoning ordinance language during the 90-day review periods
when drafts are made available later in the year.1
The LCPCC Zoning Committee is available to respond to questions, provide additional examples and
further descriptions upon request. Please contact Zoning.Cmte@LoudounCoalition.org to schedule a
call or video conference.

1

As of this report, a revised County Staff Project Plan is expected to be presented to the Board of Supervisors at their July
21, 2020 meeting.
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BACKGROUND
Zoning Ordinance Audit activity actually began more than five years ago, during review of applications
and zoning ordinance amendments presented to the Planning Commission and Board of Supervisors.
•

Rural Use ZOAM 2015-0006. The stated purpose of this initiative was to amend the zoning
ordinance for text errors, fixes, encourage economic development and “incorporate revisions
recommended by the public.” Citizens were told a key purpose of this ZOAM was to “make rural
use performance standards equitable.”2 However, when presented in 2016 the ZOAM instead
proposed 36 new land uses, but did not address the majority of performance standards issues
previously identified via public input.

•

The BOS September 2016 Strategic Planning Retreat included goals for “Improving the rural
economy in a way that maintains the quality of life for current residents.” Shortly thereafter,
Supervisor Tony Buffington sent a letter stating it was, “critically important that we strike an
appropriate balance between having a strong rural economy and ensuring a high quality of life
for residents.”3
Supervisor Buffington requested “recommendations designed to: Define the types of businesses
that should comprise our rural economy; improve the balance between maintaining a strong
rural economy and ensuring a high quality of life for residents,” to be obtained via a
collaborative effort between Loudoun residents, business owners, and other groups,
organizations and stakeholders interested in the future of Loudoun County.

•

From this request an Ad-Hoc Committee was
formed in December, 2016, with a Rural Use
Zoning Comparison Case Study completed in
March, 2017 identifying the key issues and
recommendations requested.
The Case
Study’s primary conclusions and responses to
the questions posed were that Zoning
inconsistency (i.e., inconsistent and/or nonexistent Rural Use performance standards)
plus Location and intensity impacts of noise,
traffic and enforcement were the primary
factors impacting the “balance between Rural
Economy and Quality of life for residents.” The case study also identified environmental
concerns pertaining to buffering, water resources, enforcement by complaint action and
tracking, permit process issues and violations.

2

Supervisors Clarke and Volpe, February, 2015.
Supervisor Buffington’s letter to REDC (dated October 17, 2016) also indicated that it had become evident that, “many
western Loudoun residents are uncomfortable with the current balance. This has proven to be the case on issues such as
maintenance and improvement of our rural roads, location and conditions of approval for breweries and banquet/event
facilities, and even the mere definition of the types of businesses that should comprise our rural economy.”
3
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The case study identified the actual inconsistent performance standards within the zoning
ordinances for rural uses, presented in a similar grid as used by the Department of Planning &
Zoning:

•

The Ad-Hoc Committee Co-Chairs 2018 summary report 4 provided additional context and a key
framework for a Sustainable Community, which included 1) challenges and threats from
conversion of Loudoun’s farmland to housing development; 2) necessity of protecting
environmental and cultural values; 3) rural economy contribution and dependence on the rural
character and landscape; 4) the quantified impacts of cluster subdivisions on the loss of
farmland, increased traffic and increased costs for public services; 5) the importance of historic
villages in maintaining a tourist attraction, historic integrity and resident way of life; 6)
dependence of the equine and agricultural operations for rural tourism; and 7) the need for
continued land preservation via conservation easements and other methods.

•

The 2018 summary report provide specific recommendations for inclusion in the new (2019)
Comprehensive Plan and the corresponding Zoning Ordinance requirements to create a
sustainable community.

•

The findings and recommendations in the 2018 case study were shared with County Senior Staff
and the Zoning Ordinance Action Group (ZOAG), with the comments that the identified issues
and recommendations would be considered for the new Comprehensive Plan and be addressed
in the Zoning Ordinance Rewrite.

4

“Suggestions and Recommendations for Building a Sustainable Rural Community” by Ad-Hoc Committee Co-Chairs: Al
Van Huyck and the late Malcom Baldwin, prepared by Walsh-Copeland Consulting, LLC, February, 2018
Prepared by

for

5
•

The case study and summary report became the basis for the creation of the LCPCC New
Comprehensive Plan Committee (a.k.a., “SWAT” Team), consisting of representatives from
multiple Loudoun Coalition member organizations. The Team, working in parallel with Staff and
the Stakeholder Committee, consolidated public input from member organizations and
associated groups, representing almost 80,000 residents County-wide.

A sustainable
community requires
balance between the
economic interests of
business owners, social
interests of residents
and landowners, and
preservation of
environmental and
heritage assets critical
to the rural Loudoun
landscape.

Formation of LCPCC Zoning Committee
The LCPCC Zoning Committee was
formed to continue the work of the
LCPCC “SWAT” Team after adoption of
the 2019 Comprehensive Plan, again
relying on the direct involvement of
member organization representatives.
Sub-committees were formed by key
areas of interest to address the
Comprehensive Plan input for the Zoning
Ordinance. Sub-Committee Team Leads
stepped forward, and a process was
defined
to
provide
consistency
throughout all sub-committees.
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The Zoning Sub-Committees performed detailed case study reviews of current ordinance documents,
and identified a number of key underlying issues.
For example, the RPA Preservation Case Study
presented in August, 2019 determined the primary
cause for the impact of cluster and other
subdivisions on the loss of prime agricultural
farmland was not due to County Building and
Development Staff “ignoring” Comprehensive Plan
policies, but rather that policies defined in the
Revised General Plan were never implemented in
the Zoning Ordinance, Facilities Standards Manual
(FSM) or Land Subdivision Development Ordinance
(LSDO).
Until policies were implemented, Staff could not
apply or enforce them legally during application
review. This case study result was incorporated in a
“time-sensitive” Board Member Initiative (BMI) for
expedited review during the Zoning Ordinance
Rewrite process.5
Report requests were made to County Staff to evaluate proposals, however, due to Covid-19 continuity
of service demands Staff was not able to accommodate the request. To assist with quantification of
proposals for the June Rural Cluster/Prime Soils BMI, Loudoun County public data files were
concatenated in MS Access. Data reports will be used to evaluate and quantify impacts of the proposals
made by multiple organizations to implement changes in the zoning ordinance and related documents.
Other case studies included a detailed review of environmental, natural and heritage resource,
stockpiling, and permits and application processing. (See the Zoning Ordinance Audit modules for more
information.)

5

June 16, 2020 Board Member Initiative, “Rural Cluster Development and Prime Agricultural Soil Amendments.”
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LCPCC ZONING AUDIT PROCESS
In the Fall of 2019 the Zoning Sub-committee Team Leads
recruited subject matter experts from member LCPCC
organizations. In consultation with County Planning & Zoning
Staff, a template was created and shared with all subcommittees. Sub-committee members received training for
how to research their topics in key County documents
(Comprehensive Plan, Zoning Ordinance, Facilities Standards
Manual, Land Subdivision Development Ordinance, etc.)
Of note, after an initial draft of each sub-committee zoning
audit, the audits were circulated between all sub-committees
and involved member organizations for review and submission
of additional input. The new input was incorporated by each sub-committee in a second draft before
final, thereby making each Zoning Ordinance Audit representative of all participating organizations.

What is a “Chronology?”
Over the past several years
various organization and
citizens have identified
zoning ordinance issues and
impacts through review of
applications and zoning
enforcement cases.

Each sub-committee was requested to provide examples and
support for recommendations included in the zoning ordinance
audits. These attachments consist of prior case study reports,
supporting quantitative analysis, example zoning language from
other counties, and “chronologies” of actual site examples (see
sidebar).

A template was provide to
document these examples –
in a factual, non-emotional
manner – to assist ZOR Staff
understand the underlying
causes pertaining to specific
issues and recommendations
included in the Zoning
Ordinance Audits.

As a public service, the templates were also shared with other organizations for their use to provide a
consistent format for ZOR County Staff recipient’s, Supervisor’s and Planning Commissioner’s review.
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Zoning Ordinance Rewrite – Focus Group Input
To obtain public input for the Zoning Ordinance Rewrite, County ZOR Planning & Zoning Staff invited
approximately 20 stakeholder organizations to participate in focus groups, representing: utilities and
authorities; business, realtors and building industry; BOS Advisory Groups; Loudoun Towns, Villages
and Homeowner Associations (HOAs); other groups by request; and environmental and conservation
groups (represented by LCPCC and the Piedmont Environmental Council).
After LCPCC Zoning Committee Audits were drafted, each sub-committee prepared a “Strengths,
Weaknesses, Opportunities and Threats” (“SWOT”) summary for use via the “Menti” Word Cloud focus
group discussion prompts. County ZOR Staff compiled all focus group comments into chart summaries
for use by Staff ZOR writers during their rewrite efforts.

Although the focus group sessions elicited the primary findings of the LCPCC Zoning subcommittees, participants felt additional information was needed to provide sufficient detail and
explanation for zoning ordinance requirements compiled over the past several years.

Website Presentation
A question received from County Staff during the May
5th launch was, “Why was the information provided via
a website?” It was explained that the LCPCC consists of
over 50 nonprofit, nonpartisan organizations.
Since the Loudoun Coalition was formed in 2007, the
primary means of sharing information with member
organizations, citizens and interested parties has been
the LCPCC website. For similar ease of access, the
Zoning Committee Audits are posted on the LCPCC
Zoning Committee webpage for Member Organizations
and Staff, as well as review and use by the BOS, Planning
Commissioners, and other interested groups.
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ZONING ORDINANCE AUDITS
Zoning Ordinance Audits have been cross-referenced with the Planning & Zoning Staff ten primary
focus group topics to facilitate use by ZOR writers (see chart).

Each Zoning Ordinance Audit and corresponding
attachments provide examples and evidence to
support highlighted issues and recommendations.
Note: Zoning Ordinance Audit attachments
include the most illustrative examples, however,
they are not exclusive or exhaustive.

In addition to use by County ZOR Planning & Zoning Staff use for the Rewrite, the LPCC Zoning
Ordinance Audits will also be used by the LCPCC Zoning sub-committees, member organizations and
public to evaluate the new zoning ordinance language during the 90-day review time periods when
drafts are made available later in the year.
The Zoning Ordinance Audits are provided on the LCPCC website in modules for self-paced review by
Staff, Supervisors, Planning Commissioners and the public to understand the primary issues and
required changes to the zoning ordinance to support recommendations. Advance review will also allow
sufficient time for questions or clarifications well in advance of receiving Zoning Ordinance drafts with
short lead times for response.

The LCPCC Zoning Committee members
welcome the opportunity to respond to
questions, provide additional examples
and descriptions upon request.
Please contact the LCPCC Zoning
Committee Chair to schedule the correct
groups to be present at an inquiry session
(via video conference until Fall, 2020,
pending circumstances).

SPECIAL NOTE: All LCPCC Zoning Ordinance Audits and attachments are available electronically and
via pdf download. If a hardcopy print out (~550 pages 6 ) is required or requested for formal
submission of this material, please contact Zoning.Cmte@LoudounCoalition.org.

6

The Zoning Ordinance Audits and Attachments in all modules is approximately 550 pages, excluding the RPA Rezoning
Overview-2005-CPAM-ZOAM (509 pages) included as a reference for previous zoning, performance standards and design
guidelines.
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LCPCC Zoning Ordinance Audit – MODULES
Main page link: https://loudouncoalition.org/zoning-committee/zoning-sub-committee-input/
Links to modules:
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Environmental, Historic Resources & Sustainability

Zoning ordinance input
E&H audit-LCPCC AUDIT INPUT-3-20-2020
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(23 pages)
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Equine & Trails

Zoning ordinance input
LCEA ZONING AUDIT INPUT-5-1-2020 (4 pages)
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Loudoun Historic Villages

Zoning ordinance input from the Loudoun Historic Village Alliance (LHVA)
LHVA_MentiResults-2-24-20 (10 pages)
LCPCC LHVA AUDIT INPUT-4-26-20 (9 pages)
Attachments
LCPCC LHVA AUDIT ATT-4-26-20 (8 pages)
LCPCC Chronology-St. Louis-5-4-2020 (7 pages)
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Mountainside Development Overlay

Zoning ordinance input pertaining to MDOD and related impacts.
LCPCC AUDIT INPUT-MDOD-5-4-20 (9 pages)
Attachments
LCPCC Zoning Chronology (5 pages)
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Processes, Permits & Procedures

Zoning ordinance input for process, permitting and procedures across uses and
application types.
LCPCC ZOR AUDIT Permit-Process-5-1-20 (12 pages)
Attachments
LCPCC Chronologies-4-1-20 (41 pages)
LCPCC Zoning Chronology-BC (5 pages)
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Rural Policy Area (RPA) Preservation

Zoning ordinance input for the RPA, farmland and prime soils preservation
LCPCC RPA Preservation Overview Data:
For reference and evaluation for the 6/16/2020 BMI: Rural Cluster Development and Prime
Agricultural Soil Zoning Ordinance Amendment (ZOAM).
2018 Report Summary: " Building a Sustainable Community" (23 pages)
The LCPCC RPA Preservation Sub-Committee prepared a summary of proposals during its
zoning ordinance audit review.
•

Part 1: RPA Preservation Sub-Committee Overview, Proposals & Data Requests (14 pages)

Report requests were made to County Mapping Staff, however, due to Covid-19 continuity of service
demands Staff was not able to accommodate the request. To assist with quantification and development
of the June BMI, Loudoun County GeoHub data files were concatenated in MS Access by Walsh-Copeland
Consulting, LLC. Data reports for Rural Cluster/Prime Soils discussions include, but not limited* to:

•
•
•

Part 2: Farmland Protection via Conservation
Easements: Level of Impact (12 pages)*
Part 3: Loudoun Subdivisions – Preliminary
Impact on Prime Soils (11 pages)*
Part 4: RPA Cluster Subdivision Extrapolations
(9 pages)** Provides cluster extrapolation examples
to calculate increased Population, Students, Avg. Daily
Car tips and School/child costs.

*Additional quantification and data reports are available
for RPA Preservation meeting discussions.
**SOURCE: Loudoun County Mapping/GeoHub and Department of Planning & Zoning.
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Rural Policy Area (RPA) Preservation -- Continued

RPA Preservation Zoning Ordinance Audits: For reference and evaluation for ZOR
- Farm Bureau: LCPCC Audit-FarmBureau-4-30-20 (4 pages)
- Friends of Blue Ridge Mtns: LCPCC Audit-FBRM-4-30-20 (4 pages)
- Save Rural Loudoun: LCPCC Audit-SRL-5-1-20 (8 pages)
- Rural Economic Development Council: REDC-ZOR-4-6-20 (2 pages)
Attachments
LCPCC ZONING_Cmte-CLUSTER CASE STUDY REPORT-Aug-2019 (30 pages)
RPA Rezoning Overview-2005-CPAM-ZOAM (509 pages). Contains zoning and design guideline
language contained in pre-2006 Zoning Ordinance text.
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Rural Uses

Zoning ordinance input for Rural Uses and Performance Standards.
LCPCC ZOR AUDIT RuralUse-5-1-20 (23 pages)
Attachments
ATTACHMENT-RuralUses-Chronologies (41 pages)
Zoning-Rural Uses-Permits-CASE STUDIES-2017-2018 (105 pages)
Chart: RURAL USE Zoning/Performance Standards Inconsistencies (2 pages)
Albemarle County-Comparison Documents
ALBEBARLE ZONING-CHAPTER 18-Wineries-Breweries-Events (19 pages)
Albemarle Agricultural_Operations_FAQs (4 pages)
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Signs

Zoning Ordinance input for Signs.
LCPCC ZOR AUDIT SIGNS-5-2-20 (7 pages)
Attachments
Sign-AttachmentPhotos-5-2-20 (6 pages)
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Stockpiling

Zoning ordinance input pertaining to Stockpiling.
LCPCC ZOR AUDIT-Landfills-3-6-20 (4 pages)

Attachments
LCPCC Chronology-GABLE FARM STOCKPILING (4 pages)
LCPCC ZONING-Cmte-GABLE-STOCKPILING Case Study-11-14-19 HANDOUT (13 pages)
Additional information: www.loudounrurallandfills.com/
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Transition Policy Area (TPA)

Zoning ordinance input for Transition Area
TPA-ZOR Input_TPA-TAA Input-5-1-20
(5 pages)
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Unmet Housing Needs Committee

Deliverables for the Unmet Housing Needs
Committee* are included on the LCPCC
website as a service for easy public access
by County Staff, Committee members, and
other interested groups.
UHN Committee Overview & Input
Summary: UHN-INPUT SUMMARIESSCORING-4-20-2020 (32 pages)
Unmet Housing Needs Report: UHN
COMMITTEE REPORT-4-24-2020 (20 pages)
Meeting Guide Handout: UHN Committee &
County Staff -4-24-2020-Mtg.Handout (16
pages)

* The UHN Committee consists of housing industry experts from a range of stakeholder groups
participating in individual capacities.
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Additional Public Input

As a public service, the LCPCC Zoning Audit Template was shared with other
organizations for their use, to provide a consistent format for ZOR County Staff
recipients. Input from other organizations is shared to provide consolidated access for
review:
Rural Economic Development Council (REDC) focus group notes (8 pages)
Loudoun Coalition of Homeowners and Condominium Associations (LCHCA) focus group notes
(4 pages)
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ZONING ORDINANCE AUDIT MODULE
CONTRIBUTORS

Input to research, document
and propose zoning ordinance
issues and improvements over
the past five years as been a
TEAM EFFORT.

The following team members provided key input to the Zoning Ordinance Audit process and content as:
LCPCC Zoning Sub-Committee Team Leads, LCPCC Member Organization key contacts, advisors, external
organization contributors and individuals. They, along with their organization members, are ready to
provide additional information as needed, and will work equally hard to review the zoning ordinance
drafts when available.
John Adams
Roy Barnett**
Robin Bartok
Wendy Bebe
Gem Bingol*
Chris Bleckner
Beckwith Bolle**
Jeff Browning
Jean Brown
Bill Carney
Tara Connell
Neil Conley
Giovanni Coratolo
Phil Daley
Grafton deButts**
Carrie Dever

Mitch Diamond
Matt Durham
John Ellis*
Sally Fletcher
Kelly Foltman*
Jeff Freeman
Margaret Good*
Gene Gulland
Jim Hanna
Kim Hart**
Henry Harris*
Joyce Harris
Emily Houston
Cheryl Hutchinson
Alta Jones***
Jan Kernan***

* LCPCC Zoning Sub-Committee Team Lead
** UHN Committee, individual capacity
*** External organization contributor
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Dennis Kruse
Gladys Lewis
Mayor Littleton***
John Lovegrove
Larry Malone
Evan McCarthy
Marla McIntyre
Michelle McIntyre***
Judith Meany**
Jennifer Moore
Andrew Murphy
Michael Myers
Norm Myers
David Nelson
Natalie Pien
Martha Polkey

Steve Price**
Kim Rapp
Avis Renshaw
Richard Rogers
Margit Royal
Martha Semmes
Madeline Skinner*
Owen Snyder*
Emily Southgate
Laura TeKrony
Al Van Huyck*
Chris Van Vlack
Maura Walsh-Copeland*
Peter Weeks
Ben Winn
Janell Zurschmede***

