
Date of Council Meeting:   November 12, 2013 
 
 
 

TOWN OF LEESBURG 
TOWN COUNCIL WORK SESSION 

 
 
Subject:   ZMAP 2012-0021 Crosstrail; SPEX 2012-0047, Hotel; SPEX 2012-0048, 

Gas Pumps; SPEX 2012-0049, Outdoor Sales 
 
Staff Contact:    Susan Berry Hill, Director, Department of Planning and Zoning 
 
Recommendation:   Approval of Resolution 
 
Issue:    Is the attached resolution acceptable to send to the Loudoun County Board 
of Supervisors for the Public Hearing scheduled on November 13, 2013 for the Crosstrail 
rezoning/special exception applications?   
 
Fiscal Analysis:   The fiscal impact of the proposed Crosstrail development on Town has not 
been determined  
 
Background:   
 
The subject applications are in the Leesburg Joint Land Management Area (JLMA).  To date, 
staff has sent two referral letters to the county staff on these applications on April 11 and July 10. 
2013 (Attachment 1).  The Town Council voted to endorse the comments in each of these letters 
before they were forwarded to the county.   
 
On October 1, 2013, the Loudoun County Planning Commission voted to forward the Crosstrail 
applications to the Board of Supervisors with a recommendation of approval subject to the 
proffers and findings.  Included with this staff memo are the proffers and the County staff’s 
public hearing report for the item (Attachments 2 and 3). 
 
At the October 21, 2013 Town Council work session, staff briefed Council of the status of the 
application at the County and asked Council three questions:  

  Does Council want to adopt a utility agreement with the applicant prior to making a 
recommendation on the applications through adoption of a resolution?   

 Does Council wish to provide a statement about incorporation of Crosstrail per 
Resolution 2005-102?  

 Does Council wish to recommend denial based on the outstanding issues? 
 
Further information from staff was requested on the utility issues and there was general 
consensus to send a resolution that emphasized Council’s concerns with the application rather 
than to provide a definitive position about the application.  The draft resolution (Attachment 4) 
states that the Council has concerns about the application for the reasons stated in the resolution. 
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Discussion about the Crosstrail proposal at the October 21 work session focused on the topics 
below and staff has provided additional information and clarifications.  
 
1. Utility Service  - The Crosstrail rezoning proposes to serve the project with utility service 
from the Town of Leesburg.  The application shows two possible routes for wastewater service: a 
permanent “Southern Route” and a temporary “Northern Route” (Sheet 6 of 9 of the rezoning 
plan set prepared by Dewberry Consultants, LLC and dated 7-30-13).  Town staff recommends 
the Southern Route which is consistent with the Town’s Utility Master Plan.  Staff notes that the 
Lower Sycolin Creek Sewage Conveyance System Phase 1 improvements, including a pump 
station, forcemain and lines, have already been designed and constructed to serve the Lower 
Sycolin area.  The decision to build this portion of the Lower Sycolin system was made a number 
of years ago at which time the representatives for the Crosstrail property stated a need to receive 
utility service through the southern route to serve development of the property.  Moreover, these 
utility improvements were designed and built to accommodate the entire Crosstrail parcel. As 
such, the efficiency and effectiveness of  the Lower Sycolin system is dependent upon 
connection from the Crosstrail property.  Costs to date for the design and construction of the 
Lower Sycolin pump station and lines are approximately $5 million. 
 
The applicant prefers the Northern Route.   The temporary Northern Route pump station and 
forcemain has not been designed nor has any infrastructure been built to support the proposal. 
While the Lower Sycolin Conveyance System Phases II and III (The Southern Route) are not 
constructed; the project is designed and documents are bid-ready in order to accommodate all 
Crosstrail development flows.  The Northern Route, as proposed through the rezoning 
application, will cost the utility fund additional operation and maintenance costs that will be the 
responsibility of all the rate payers in the utility system.    The applicant had submitted a draft 
utility service agreement to the Town dated August 30. This agreement was provided to Town 
Council in the September 23-24 packet and there is an updated staff memo and letter to the 
applicant’s representative in the November 12-13 meeting packet.   
 
Staff recommends the Southern Route and this is reflected in the attached draft resolution for 
Council’s consideration.  

 
2. Road Improvements – Town staff raised concerns in the two referrals provided to the County 
regarding phasing of road improvements and the Level of Service (LOS) for road improvements. 
The applicant has revised the proffers to indicate that the construction phasing for Hawling Farm 
Boulevard and related improvements will be done in a single phase prior to any development on 
the site. In addition, the supplemental traffic analysis provided by the applicant indicates that the 
intersection of Battlefield and Hawling can operate an acceptable LOS. Thus, the issues raised by 
town staff have been addressed.  
 
There is a new issue on which Town Council may wish to weigh in.  The applicant had 
previously proffered construction of an exit ramp from the Dulles Greenway or a $1 million 
regional road contribution per guidelines in the Revised General Plan and Countywide 
Transportation Plan.   The applicant has now proposed to construct only the exit ramp.  County 
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staff is currently recommending to the Board of Supervisors that both proffers are warranted and 
recommends that the regional proffer money be directed to the following improvements to 
relieve existing and future traffic congestion: 
 

1. Second westbound left-turn lane on Battlefield Parkway at Evergreen Mill Road 
2. Southbound receiving lane on Evergreen Mill Road from dual westbound left-turn lanes 

on Battlefield Parkway 
3. New traffic signal at Battlefield Parkway and Evergreen Mill Road 
4. Extend northbound dual left-turn lanes on Sycolin Road at Battlefield Parkway.  

 
Town staff is supportive of the County staff recommendations regarding provision of the exit 
ramp from the Greenway and proffered regional road contributions.  Town staff is also 
supportive of the proposed list of possible road projects for which the regional road proffer 
money could be expended with the exception of #3.  A traffic signal at Battlefield Parkway and 
Evergreen Mill Road has already been funded by VDOT and it is programed for construction in 
fall, 2014. The other projects are all warranted because traffic generated by the Crosstrail 
development will significantly impact the Battlefield/Evergreen Mill Road intersection and staff 
is already receiving complaints from citizens about this intersection.   
 
At the October 21 work session, Council asked staff to apply the Town Plan Appendix B to the 
Crosstrail proposal in an effort to compare  regional road contribution recommendations between 
the Town and the County. Based on Appendix B, staff estimates these to be approximately 7.8M. 
(Note that if the application were in the town, staff would consider the total on and off-site 
transportation proffer package when making a recommendation about off-site improvements. As 
such, staff is not suggesting that the off-site transportation proffer amount should be 7.8 million.)  
 
3. Stormwater -   The referrals provided on this application to date have urged the applicant to 
provide additional data on stormwater management.  The reason for this request is based on an 
assumption that Council would be pursuing the incorporation of this property.  In that event, the 
property would be subject to Town standards for stormwater management.  The Town’s 
stormwater intensity factors are higher than the County’s due to rain patterns in town versus rain 
patterns in the County.  This rain differential results in a larger intensity factor which in turn, will 
result in larger footprints for stormwater management facilities. As such, the larger footprint of 
the stormwater facility may affect the layout of the proposed Crosstrail development.  If a change 
in site layout is necessary, this may prompt a concept development plan amendment. Staff has 
requested this information to avoid this potential situation. Not knowing what the jurisdictional 
outcome of this property will be, staff has urged the applicant to use County and Town rain 
intensity factors to calculate both scenarios to assess whether the variable size of stormwater 
facilities will affect the site layout.  If the site continues to remain under the County’s 
jurisdiction, this is no longer a concern.  If the property is ultimately incorporated, and the 
stormwater calculations require larger stormwater facilities, this issue would be dealt with at site 
plan.   
 
4. Land Use – The proposed retail zoning is not consistent with the Town Plan designation for 
employment (office and light industrial). The proposal introduces a considerable amount of 
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retail use which was not contemplated for this area of the Leesburg JLMA.  Staff had questioned 
whether the retail that is proposed with this application could be phased with the light industrial 
and office uses proposed on the rest of the Crosstrail property in order to get a mix of uses as 
opposed to a strictly retail project.  The applicant has not agreed to phase the retail with other 
uses on the Crosstrail property. Additionally, staff notes that one of the findings made by the 
County Planning Commission states that “Retail development as proposed will have negligible 
impacts on existing and approved retail businesses and properties in and around the Town of 
Leesburg”.  Staff is unclear how the County Planning Commission came to this conclusion and 
it is also unclear what the impact of 550,000 square feet of new retail will be on the Towns’ 
existing retail businesses.  
   
5. Incorporation of Crosstrail: When asking Council for endorsement of the April 11 and July 
10 comment letters, staff noted that the referral comment letters did not mention incorporation of 
the property.  Council approved Resolution 2005-102 on June 14, 2005 which stated Council’s 
desire to incorporate the Crosstrail property and the resolution also sought agreement by 
Loudoun County for such incorporation by boundary line adjustment.  It is anticipated that 
Council will discuss annexation issues, including this property, in 2014.  
 
 
 
 
Attachments: 

1. July 10, 2013 referral and Letter from Mayor Umstattd 
2. Proffers dated September 11, 2013 
3. County Staff Report for BOSPH on November 13, 2013  
4. Draft Resolution 

 











































































DEPARTMENT OF PLANNING         Date of Hearing: November 13, 2013 
 STAFF REPORT      

   

# 8 
 

BOARD OF SUPERVISORS PUBLIC HEARING 

SUBJECT: ZMAP-2012-0021, Crosstrail Commercial Center 
 SPEX-2012-0047, Crosstrail Comm. Center Hotel 
 SPEX-2012-0048, Crosstrail Comm. Center Gas Pumps 
 SPEX-2000-0000, Crosstrail Comm. Center 
 ZMOD-2013-0002, Crosstrail Comm. Center 
 SPMI-2013-0008, Crosstrail Comm. Center 
 
ELECTION DISTRICT: Catoctin 
 

CRITICAL ACTION DATE: January 27, 2014 
 
STAFF CONTACTS: Rodion Iwanczuk, Project Manager, Department of Planning 
 Julie Pastor, AICP, Director, Department of Planning 
 
APPLICANT: Nancy McGrath, Peterson Companies  
 
PURPOSE:  The purpose of the applications is to consider rezoning 58.2 acres of land 
within the Leesburg Joint Land Management Area and immediately abutting the Town of 
Leesburg to PD-CC-SC (Planned Development – Small Regional Center) in order for the 
applicant to develop up to 550,000-square feet of retail uses and up to 100,000-square 
feet of office uses.  The applicant is also seeking approval for two Special Exceptions 
within the proposed PD-CC-SC district for gas pumps accessory to a convenience food 
store and accessory outdoor sales area to a retail use.  The applicant also is seeking 
approval for a hotel Special Exception use within the PD-IP district, and a Minor Special 
Exception regarding access to a collector road for the hotel. 

RECOMMENDATIONS:  At its October 1, 2013 worksession, the Planning Commission 
voted 7-0-1-1 (Ruedisueli absent, Syska abstaining) to forward the rezoning and special 
exception applications to the Board of Supervisors with a recommendation of approval, 
subject to the Proffer Statement dated September 11, 2013 and the SPEX-2012-0047 
Conditions of Approval, and based on the Findings contained on page 5 of this report. 

Staff do not support the rezoning and associated special exception applications, but 
could support the hotel special exception, minor special exception, and zoning 
modification adjacent to Route 267.  
 

CONTENTS OF THIS STAFF REPORT 
Section Page Section Page Section Page 

Motions  2 Outstanding Issues  10 Fiscal Impacts 25 
Application Information 3 Policy Analysis 11 Utilities/Public Safety 26 
PC Review  4 Land Use  12 Zoning Analysis 28 
Findings for Approval 5 Compatibility 17 Zoning Modifications 29 
Context  6 Environmental/Heritage  19 Conditions 32 
Proposal  9 Transportation 21 Attachments 34 
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SUGGESTED MOTIONS: 
 
 
1. I move that the Board of Supervisors forward ZMAP-2012-0021, SPEX-2012-0047, 

SPEX-2012-0048, SPEX-2012-0049, SPMI-2013-0008 and ZMOD-2013-0002, 
Crosstrail Commercial Center, to the December 4, 2013 Board of Supervisors 
Business Meeting for action.  

 
OR 
 
2. I move that the Board of Supervisors forward ZMAP-2012-0021, SPEX-2012-0047, 

SPEX-2012-0048, SPEX-2012-0049, SPMI-2013-0008 and ZMOD-2013-0002, 
Crosstrail Commercial Center, to the November 15, 2013 Transportation and 
Land Use Committee for further discussion. 

 
OR 
 
3.  I move an alternate motion. 
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I.         APPLICATION INFORMATION 
APPLICANT 
Peterson Companies 
Nancy McGrath, General Counsel 
12500 Fair Lakes Circle, Suite 400 
Fairfax, VA  22033 
(703) 631-7585 
nmcgrath@petersoncos.com 

REPRESENTATIVE    
Reed Smith LLP 
Michael Banzhaf, Esq. 
3110 Fairview Park Drive #1400 
Falls Church, VA  22042 
(703) 641-4200 
mbanzhaf@reedsmith.com 

REQUEST 
Peterson Companies of Fairfax, Virginia, has submitted: 1) an application to rezone approximately 58.2 
acres from the PD-IP (Planned Development-Industrial Park) zoning district to the PD-CC-SC (Planned 
Development-Commercial Center-Small Regional Center) zoning district in order to develop a retail 
center with up to 550,000 square feet of retail and service uses and up to 100,000 square feet of office 
uses at a collective non-residential Floor Area Ratio (FAR) of approximately 0.27; 2) special exceptions 
to permit gas pumps accessory to a convenience food store (SPEX-2012-0048) and accessory outdoor 
sales (SPEX-2012-0049) within the proposed PD-CC-SC zoning district; 3) a special exception to permit 
a hotel use on a separate 27.9-acre PD-IP zoned portion of the subject property that is not included in 
the abovementioned rezoning; and 4) eliminate the requirement that a hotel be located on, or with ready 
access to, collector or arterial roads (access to a collector or arterial road will be provided through the 
existing PD-IP zoning district). The applicant is also requesting modifications of the Zoning Ordinance as 
follows: 

Zoning Ordinance Section Proposed Modification 

ZO §4-205(C)(2), Lot 
Requirements, Yards, Adjacent to 
Agricultural and Residential 
Districts and Land Bays Allowing 
Residential Uses 

Reduce the minimum yard for buildings, parking, outdoor storage, areas for 
collection of refuse, and loading areas from 100 feet to 35 feet along subject 
property’s eastern boundary (boundary with PIN: 192-25-8128); and Permit 
parking between buildings and the subject property’s eastern boundary 
(boundary with PIN: 192-25-8128). 

ZO §4-205(C)(3), Lot 
Requirements, Yards, Adjacent to 
other Nonresidential Districts 

Reduce the minimum yard for parking within Land Bay B from 35 feet to 0 
feet along the subject property’s northern and eastern boundaries (boundary 
with PIN: 234-38-8113-002). 

ZO §4-206(C), Building 
Requirements, Building Height  

Increase the maximum building height from 50 feet to 75 feet, with no 
additional setbacks, for buildings within Land Bay B that have 75 percent or 
greater floor area for office use. 

ZO §5-1103(A), General Location 
Requirements, Parking Facilities 

Permit uses located within the proposed PC-CC-SC zoning district to use 
parking facilities located within the PD-IP zoned portion of the subject 
property, and permit uses within the PD-IP zoned portion of the subject 
property to use parking facilities located within proposed PD-CC-SC zoning 
district, as long as all parking facilities shall be provided within 500 feet of the 
principal entrance of the building being served. 

ZO §5-900(A)(2), Building & 
Parking Setbacks From 
Roads,  Route 267 

Reduce the minimum parking setback from 100 feet to 50 feet along the 
Route 267 frontage. 

ZO §4-505(B)(2), Lot 
Requirements, Yards Adjacent to 
Agricultural and Residential 
Districts and Land Bays Allowing 
Residential Uses 

Permit parking between buildings and the subject property’s western 
boundary (boundary with Route 267). 

ZO §4-505(B)(3), Yards Adjacent 
to other Nonresidential Districts 

Reduce the minimum yard for parking from 15 feet to 0 feet along the subject 
property’s southern and eastern boundaries (boundary with PIN: 234-38-
8113-002). 

 
 

mailto:nmcgrath@petersoncos.com
mailto:mbanzhaf@reedsmith.com
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II.  PLANNING COMMISSION REVIEW AND RECOMMENDATION 

 
A public hearing was held on September 17, 2013.  Two members of the public spoke, 
one with a question about construction of Crosstrail Boulevard, which is not a part of the 
subject applications. The second speaker was not opposed or supportive of the 
applications but did express concerns, notably lack of conformance with the Planned 
Land Use Map of the Revised General Plan, and preservation of the environmental 
feature located south of and abutting the rezoning area. 

Planning Commissioners sought additional information regarding the office/retail mix of 
similar projects that the applicant has constructed in Northern Virginia, why the proposed 
project would contain much more retail than office development, and how the lack of 
phasing, with respect to tying retail with office development, could be justified.  
Commissioners also asked about the impact to Leesburg Executive Airport and about 
whether proffered transportation improvements would mitigate or offset the impacts on 
the road network.  The Commission voted 8-0-1 (Ryan absent) to forward the applications 
to a future worksession for further discussion. 

At an October 1, 2013 worksession, discussion focused on transportation issues and 
impacts to the roadway network.  Staff and the applicant provided additional information 
to the Commission concerning the need for transportation (roadway) improvements in the 
area that could be attributed to the proposed project and those that are planned and 
programmed or would be provided by the applicant.  Commissioners requested Staff to 
identify specific regional road improvements, provided below under Section VII.D., 
Transportation. 

PARCELS 
PIN 234-38-8113-001 and PIN 235-20-1426 

ACCEPTANCE DATE 
February 1, 2013 

ACREAGE  
426.76 

LOCATION  
Primarily south of Battlefield Parkway, east of the Dulles Greenway (Route 267), on the north 
side of Shreve Mill Road (Route 653), and west of Sycolin Road and Leesburg Executive 
Airport  

ZONING ORDINANCE 
Revised 1993 

EXISTING ZONING  
PD-IP, Airport Impact Overlay District (>65 Ldn, 65-60 Ldn, 1 mile 
buffer to 60 Ldn aircraft noise contours), Floodplain Overlay 
District, Limestone Overlay District 

POLICY AREA 
Leesburg Joint Land 
Management Area 

PLANNED LAND USE 
Business, Keynote Employment, FAR up to 1.0 
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The applicant and Staff clarified the number of through and turn lanes on Battlefield 
Parkway that borders the Crosstrail property to the north.  The applicant suggested that 
the Greenway exit ramp to Hawling Farm Boulevard should be considered as a regional 
road improvement providing access to Battlefield Parkway via Hawling Farm Boulevard 
for a significant amount of traffic, and due to the ramp’s approval by the Commonwealth 
Transportation Board.  County Staff, however, disagreed that the exit ramp, originally 
proposed by Peterson Companies in CPAM-2004-0018 to change the property’s planned 
land use designation, would route traffic to Battlefield Parkway so much as providing 
access to uses located on the Crosstrail Property, and that any benefit could be shortlived 
with buildout of the Crosstrail Commercial Center creating traffic congestion on Hawling 
Farm Boulevard.   

Commissioners also discussed the Leesburg-area commercial market with Staff and 
thepplicant.  The applicant confirmed that the proposed retail center’s primary market 
area, containing three-fourths of prospective customers would be an area generally west 
of Lansdowne Boulevard/Claiborne Parkway and north of Goose Creek.  Staff noted that 
the proposed project would add a considerable amount of new retail space in the 
Leesburg Joint Land Management Area and put added pressure on existing Leesburg 
retail businesses and commercial properties which have substantially greater vacancy 
rates than for the County as a whole (including Leesburg).  Several Commissioners 
stated that additional competition in retail offerings and available retail properties would 
be a benefit to the local real estate market.  Concerns were also raised about the 
applicant’s contention that future office use would be lured by the presence of retail stores 
as proposed. 

The Planning Commission voted 7-0-1-1 (Ruedisueli absent, Syska abstaining) to forward 
the application to the Board of Supervisors with a recommendation of approval, subject to 
the Proffer Statement dated September 11, 2013, subject to the Conditions of Approval 
dated October 1, 2013, and based on the Findings for Approval below.  

The Proffer Statement dated October 30, 2013 has been reviewed by the County 
Attorney’s Office, and recommendations for revisions have been forwarded to the 
applicant.  It is anticipated that further review by the County Attorney’s Office will be 
needed upon revision by the applicant and prior to action by the Board of Supervisors.   

Conditions of Approval for the hotel special exception, dated October 31, 2013, have 
been reviewed by the County Attorney’s Office. 

III. PLANNING COMMISSION FINDINGS FOR APPROVAL  
 

1. The rezoning application provides a beneficial economic use to Loudoun County. 

 

2. The rezoning application reduces transportation impacts. 

 

3. The proposed rezoning to PD-CC-SC district is compatible with ongoing operations of 

Leesburg Executive Airport, a designated reliever airport on the Virginia Air 
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Transportation System for Dulles International Airport, based upon land use, building 

heights, noise levels, safety, and overflight. 
 

4. Retail development as proposed will have negligible impacts on existing and approved 

retail businesses and properties in and around the Town of Leesburg. 
 

 

5. Zoning Modifications requested to regulations contained in the Revised 1993 Zoning 

Ordinance that would reduce required setbacks and yards for building, parking, 

outdoor storage, areas for collection, and loading, adjacent to agricultural and 

residential and non-residential districts and properties not owned by the applicant are 

compatible with such properties to the east and/or north. 
 

IV.  CONTEXT   
 
Location/Site Access – The Crosstrail property, in the Leesburg Joint Land 
Management Area (JLMA), is located primarily south of Battlefield Parkway, east of the 
Dulles Greenway (Route 267) (with approximately one acre located in the northwest 
quadrant of Battlefield Parkway and the Dulles Greenway Interchange), on the north side 
of Shreve Mill Road (Route 653), and on the west side of and west of Sycolin Road 
(Route 643) and Leesburg Executive Airport in the Catoctin Election District. It can be 
accessed from Battlefield Parkway. 

Existing Conditions – The subject property is currently vacant and unimproved.  It is 
located within the AI (Airport Impact) Overlay District, partially within the Ldn 65 or higher 
aircraft noise contour, partially between the Ldn 60-65 aircraft noise contours and within 
one (1) mile of the Ldn 60. Portions of the property are located within the FOD (Floodplain 
Overlay District) for minor floodplain, and within the Limestone Overlay District (LOD).  
However, County staff determined in 2010 that the property is exempt from the LOD 
requirements, based on demonstration that the Crosstrail property is not underlain by 
carbonate conglomerate, through findings of a subsurface investigation, soils mapping 
information, and information presented on available geologic maps and reports.  A vernal 
pool1 surrounded by forest cover is located on the subject property just to the south of the 
proposed rezoning area, and the applicant is proffering to preserve the vernal pool and 
surrounding tree cover.  Wetlands located on the property drain offsite, via box culverts 

                                            
1
 Vernal pools are small wetlands characterized by a lack of vegetation (though they may support some herbaceous 

wetland species) resulting from the persistence of standing water for a portion of the year and are perhaps best known 
as important breeding habitat for amphibians including several species’ of  salamanders. For vernal pools to be 
effective breeding habitats for amphibian populations, they must retain water for at least two months during the spring 
and summer breeding season in most years so that amphibians can complete their larval stage. The amphibians and 
invertebrates found in vernal pools constitute a rich source of food for various species of birds, mammals, and reptiles 
that may be attracted to the pools. Wood ducks, mallards, black ducks, and great blue herons are occasionally known 
to feed at these pools (Source:  Vermont Fish and Wildlife Department). 
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underneath Dulles Greenway.  The property contains several archaeological sites, 
including a prehistoric campsite previously disturbed by construction of the Dulles 
Greenway, and remains from the 18th Century Hawling Farm which have been 
documented archaeologically.   

Surrounding Properties – Dulles Greenway forms the subject property’s western 
boundary.  The Greenway is a limited access, six-lane roadway designated in the 2010 
Countywide Transportation Plan (CTP) as an arterial highway.  West of the Greenway is 
Heritage High School located within the Town of Leesburg and zoned R-E and residential 
uses located in the County’s Rural Policy Area and zoned AR-1.  The balance of the 
subject property in the JLMA that is not a part of the subject application is designated 
Business and Keynote Employment on the Planned Land Use Map of the Revised 
General Plan.  A 4.75-acre portion on the south side of Sycolin Creek is contained in the 
Lower Sycolin Subarea of the Transition Policy Area.  The property is zoned PD-IP 
(Planned Development-Industrial Park).  The 4.75-acre portion is zoned TR-10 and 
planned for clustered residential development and limited non-residential uses.  However 
this small section is primarily a major floodplain in which no building activity could take 
place and so would serve as an open space buffer between developed area to the north 
and the rest of the Transition Policy Area to the south.  A portion of the subject property 
located both north and east is located within the Town of Leesburg and zoned I-1 
(Industrial) and is vacant.  Land to the north across Battlefield Parkway is located within 
Leesburg and zoned PRC (Planned Residential Community) but remains vacant. 
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Directions -   From Leesburg, heading east on Route 7, turn right (south) on Battlefield 
Parkway, and the property is on the left on the west side of Leesburg Executive Airport.   
Alternatively, heading east from Leesburg on Route 267 (Dulles Greenway), exit at 
Battlefield Parkway, turn left (eastbound) and the property will be on the right (south side) 
to the east of the Greenway. 

 
Background - The 426.76 acres of Crosstrail property under Loudoun County jurisdiction 
has been the subject of two recent land use changes.  Under CPAM-2006-0002, the 
planned land use of the property north of future Crosstrail Boulevard was changed to 
Business from Keynote on the Planned Land Use Map of the Revised General Plan.  The 
property designation on the Toll Road Plan Map was changed from Business 
Employment to Business.  In 2008, a substantial portion of the property was rezoned to 
PD-IP (Planned Development-Industrial Park) under Board-initiated ZMAP-2008-0009 in 
order to implement the change in the Planned Land Use Map. 

Figure 1. Vicinity Map 
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V.  PROPOSAL   
 

Zoning Map Amendment Petition – Zoning Map Amendment– The Zoning Map 
Amendment would rezone 58.2 acres of land from PD-IP (Planned Development-
Industrial Park) to PD-CC-SC (Planned Development-Commercial Center-Small Regional 
Center).  Uses permitted in this district may include all uses permitted in neighborhood or 
community commercial centers, such as food stores, retail stores, restaurants, health and 
fitness centers, indoor theaters, child care centers, and construction retail stores, as well 
as motor vehicle sales and service, restaurants with drive-through windows, and training 
facilities.  The applicant also requests Special Exceptions for gas pumps and outdoor 
sales for a garden center, and several zoning modifications in the development of a retail 
center.  The applicant is proffering Design Guidelines, a “Main Street” design for Land 
Bay B west of Hawling Farm Boulevard, outdoor gathering spaces, preservation of a 
vernal pool on a 1.25-acre site lying immediately south of Land Bay A of the rezoning 
area, a day care facility, a contribution to the Town of Leesburg for park use of a one-acre 
site in the northwest quadrant of the Battlefield Parkway/Dulles Greenway interchange, 
several transportation improvements, a fire-rescue contribution, a stormwater 
management facility, and other features.  No phasing plan is proposed with the 
application.  

 

Special Exception –The applicant is requesting a Special Exception to allow a hotel use 
on a portion of the property to remain under PD-IP zoning, and a Minor Special Exception 
(for consideration by the Board of Supervisors) that would allow access for the hotel to a 
collector or arterial road but not ready access – direct or immediate and not circuitous 
access - as required by the Zoning Ordinance.  

Table 1. Summary of Proposed Special Exceptions. 

 Application 
Number 

Request Land Bay Acreage 

SPEX-2012-0047 To permit hotel in the PD-IP zoning district. NA 27.9 

SPEX-2012-0048 To permit gas pumps accessory to a 
convenience food store in the PD-CC-SC 

zoning district. 

Land Bay A 2.1 

SPEX-2012-0049 To permit accessory outdoor sales area in the 
PD-CC-SC zoning district. 

Land Bay A 1.0 

 

Land Use 
Total 

Development Potential 

Office  100,000 SF 

Commercial Retail and Service 550,000 SF 

Industrial 0 SF 

Hotel 200 rooms 

Total Nonresidential   650,000 SF + 200 Room Hotel 
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Revised 1993 Zoning Ordinance Modifications – The applicant seeks approval of 
several modifications to allow reductions in yards adjacent to agricultural, residential, and 
nonresidential districts; to relax building height restrictions; to permit parking facilities for 
PD-CC-SC and PD-IP uses in either district; to reduce parking setbacks; and to permit 
parking in the yard adjacent to the JLMA-20 zoning district.  Staff provide an evaluation of 
the zoning modifications under the Zoning Analysis section of this staff report.  
 

VI. OUTSTANDING ISSUES  
 
Staff have identified the following outstanding issues: 
 

1. Land Use – The Revised General Plan recommends Business use for the 
application area, which includes primarily office and industrial (employment) uses 
with a minor supportive retail component.  The Crosstrail property was rezoned by 
the Board of Supervisors on October 21, 2008 to PD-IP (Planned Development – 
Industrial Park) to implement the Business policies of the Revised General Plan.  
and Use Map.  The proposal also lacks any phasing plan and, as such, the entire 
retail component of the project could be built prior to, or without any, development 
of office use.  The retail component is also not part of or accessible to any 
pedestrian-generating uses.  The applicant is requesting rezoning to PD-CC-SC 
(Planned Development – Commercial Center – Small Regional Center) to allow for 
Destination Retail uses.   
 

2. Transportation Proffers – The applicant had previously proffered the construction 
of an exit ramp from Dulles Greenway or a $1 million regional road contribution.  
However, the applicant now proposes only to construct the exit ramp and County 
staff continues to suggest that both are warranted. 

Following Planning Commission review, and in response to Commission request, 
Staff have identified four specific projects at two intersections in the vicinity of the 
Crosstrail property that regional road contribution could be directed toward.   
Further detail and cost estimates are contained in Section VII.D., Transportation. 

3. Town of Leesburg Issues:   

 The Leesburg Town Plan recommends Regional Office for the Crosstrail 
property, with up to 20 percent retail to serve office and industrial development.  
Office uses should be a significant component of projects with retail 
components included and designed as a well-integrated unit.  The Leesburg 
Town Plan does not support a predominantly retail project.  Town Staff note the 
Oaklawn development on the opposite side of Battlefield Parkway is approved 
for 1.5 million square feet of retail, office, hotel, and restaurant use.  
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 Compatibility with Leesburg Executive Airport.  Draft Proffer VII concerning 
lighting and FAA Part 77 regulations addresses previously-expressed Town 
concerns about interference with airport operations. 

 Stormwater management.  Town Staff expresses concern that drainage may 
cause offsite impacts to the Airport, and that water quality which results from 
drainage must be consistent with new Virginia regulations.  The applicant’s 
proffers state that stormwater management facilities will include an aquatic 
bench and be designed in accordance with the latest Loudoun County Facility 
Standards Manual regulations. 

 Connection to Leesburg water/sewer utilities – Although Town Staff prefer that 
the applicant connect sanitary sewer to the south, there could be agreement to 
support the applicant’s proposal to connect to the north on a temporary basis 
until Town sewer projects are constructed south of the project. 

4. Environmental – Staff continue to seek physical linkage, such as a connecting 
strip of green area, of the Vernal Pool as a preservation area with additional areas 
to the east and south on the property that existing plans indicate would remain 
undeveloped.  However, Staff and the applicant have addressed and resolved 
several environmental issues previously identified, which include: 

a. Vernal pool as a preservation area rather than as a park-like feature containing 
a trail and signage; 

b. Management of tree resources surrounding vernal pool; 
c. Aquatic bench replacing 50-foot management buffer in minor floodplain 

provides additional pollution treatment with stormwater management facility. 

5. Proffer Review – Rezoning Proffers and Conditions of Approval for Hotel use are 
under review by County Attorney’s Office. 

 
6. Zoning Modifications – The applicant is requesting several zoning ordinance 

modifications regarding required area for yards, buildings, parking, and storage, 
building height, and setbacks, as described in Section VIII., Zoning Modifications, 
Table 9.  Except those adjoining Route 267, Staff has concerns in general with 
requested modifications creating compatibility issues with adjoining properties and 
land uses.  

 

VII. POLICY ANALYSIS    
Zoning Map Amendment Petition (ZMAP) Criteria for Approval - Zoning Ordinance 
Section 6-1210(E) of the Revised 1993 Zoning Ordinance states that if an application is 
for a reclassification of property to a different zoning district classification on the Zoning 
Map, the Planning Commission shall give reasonable consideration to six (6) factors or 
criteria for approval. These criteria for approval are organized below by category, followed 
by Staff’s analysis.  
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Special Exception (SPEX) Criteria for Approval -  Zoning Ordinance Section 6-1309 
of the Revised 1993 Zoning Ordinance states that in considering a minor special 
exception or special exception application, six (6) factors shall be given reasonable 
consideration. These criteria for approval are organized below by category, followed by 
Staff’s analysis.  
 
 
 
A. LAND USE 
ZO §6-1210(E)(1) Appropriateness of the proposed uses based on the Comprehensive Plan, 
trends in growth and development, the current and future requirements of the community as to 
land for various purposes as determined by population and economic studies and other studies 
and the encouragement of the most appropriate use of land throughout the locality. ZO §6-
1309(1) Whether the proposed minor special exception or special exception is consistent with the 
Comprehensive Plan. (5) Whether the proposed special exception at the specified location will 
contribute to or promote the welfare or convenience of the public.  
 

Analysis – There are three outstanding land use issues with the proposed rezoning to 
commercial retail.   
 

1. The proposed rezoning as predominantly retail is not consistent with the Planned 
Business-Light Industrial mix.  The portion of the property proposed for rezoning is 
designated on the Planned Land Use Map of the Revised General Plan (Plan) for 
Business use.  From a regional context, adjoining the Town of Leesburg, and 
based on surrounding land uses, including Leesburg Executive Airport and the 
Dulles Greenway, the subject property is most appropriately suited for 
development guided by the “Regional Office” or “Light Industrial” policies of the 
Revised General Plan (see table below).  In 2008 the Board of Supervisors 
considered the mix of uses in both categories and rezoned the property to PD-IP 
based on the “Light Industrial” mix in order to implement the Business Community 
designation in the Plan.  Key to both land use mix policies, however, is that office 
and light industrial uses are intended to be the predominant use while retail uses 
are subordinate and supportive of other uses, and commercial and retail uses are 
intended to comprise no more than 10 percent of the total land use mix measured 
by land area.  Given the 426.76 acres of the Crosstrail property under County 
jurisdiction, retail development should be limited to 42.7 acres and not the 58.2 
acres that is proposed for the PD-CC-SC district. 
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Regional Office and Light Industrial Land Use Mix* 

 
Regional Office Light Industrial 

Land Use Category 
Minimum 
Required 

Maximum 
Permitted 

Minimum 
Required 

Maximum 
Permitted 

High Density Residential 15% 25% 0% 25% 

Commercial Retail & Services** 0% 10% 0% 10% 

Regional Office 50% 70% 0% 40% 

Light Industrial/Flex 0% 20% 45% 85% 

Public & Civic 5% No Maximum 5% No Maximum 

Public Parks & Open Space 10% No Maximum 10% No Maximum 

* Revised General Plan Chapter 6, Business, Regional Office and Light Industrial Land Uses 
  

**Retail Policy guidance provided in Countywide Retail Plan 

 
 
Under Plan policies for Business use, retail envisioned for the subject property 
should be employment supportive.  Such retail use is intended to provide retail and 
personal support services like office supply stores, copying/mailing facilities, 
restaurants, daycare centers, and drycleaners (Revised General Plan, Retail Plan, 
Service Area-Based Retail Policies, Employment Supportive Retail Policies, Policy 
1).  Not included as employment supportive retail uses are those uses that are 
typically considered to be residential neighborhood service uses such as grocery 
stores, and larger footprint retailers that could introduce significant retail customer 
traffic in an employment area. 
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Figure 2 Planned Land Use Map 

The applicant stated their belief that retail development could spur interest in office 
tenants desiring to be located near retail.  This is consistent with County policy 
which specifically allows employment supportive retail development.  However, 
Destination Retail uses have no relationship to the surrounding employment use.  
The Plan does not suggest using retail to attract industry and recommends a linked 
development approach.  Destination Retail use could also discourage industrial 
development by driving up the cost of land or adding undesirable traffic to the area.  
The Retail Plan directs employment supportive retail development in areas 
planned for Business use to be developed on a pro-rata basis in proportion to non-
retail uses as construction occurs (Revised General Plan, Retail Plan, Service 
Area-Based Retail Policies, Employment Supportive Retail Policies, Policy 3).  The 
application includes no development phasing plan and it is possible that, if 
approved, all of the retail and none of the office or flex/light industrial space could 
be built.   

 
The Retail Plan notes that Destination Retail Centers act as destinations that 
attract customers from a regional market.  Retail Plan policies focus on mitigating 
the negative impacts of such large-scale retail development2, accommodating retail 

                                            
2
 Large-scale retail uses as discussed in the Retail Plan include single-tenant stores of 50,000-square feet 

or greater, and centers that range in size from 250,000-1.5 million-square feet. 

KEYNOTE 

BUSINESS 

RURAL 

TOWN OF 

LEESBURG 
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such as big-box stores, and expanding opportunities for appropriate retail 
development in industrial areas.  Destination Retail policies limit such uses to the 
County’s Eastern Urban Growth Area along existing and planned principal arterial 
corridors.  The subject property is not located in the eastern growth area nor is it 
identified in the Retail Plan’s map of preferred sites for such uses.  The Retail Plan 
suggests that Destination Retail uses be clustered to achieve a pattern of 
coordinated and complementary retail areas offering a wide range of retail services 
(Revised General Plan, Retail Plan, Corridor-Based Retail Policies, Destination 
Retail, Policy 1).  Such uses are encouraged by the County to be clustered in 
locations where planned and existing intersections and interchanges can support 
high traffic volumes, and must have a minimum of two ingress and egress access 
points (Revised General Plan, Retail Plan, Corridor-Based Retail Policies, 
Destination Retail, Policies 3 and 4). 

 
2. The proposed rezoning also lacks conformance with policies guiding development 

in the Leesburg JLMA.  The Revised General Plan seeks to strengthen commercial 
areas within the Towns as the preferred location for retail uses (Revised General 
Plan, Chapter 9, The Town, Land Use Policies, Policy 9).  Although the subject 
property is not under the Town of Leesburg’s jurisdiction, the Leesburg Town Plan 
includes land use designations for the Leesburg JLMA as recommendations for 
use as the basis of a joint planning effort with the County.  The recommended land 
uses are based upon the Town’s concerns for growth adjacent to the Town’s 
borders and the significant impacts on the Town’s residents and businesses.  The 
subject property is designated in the Leesburg Town Plan for Regional Office, 
which allows office uses such as corporate headquarters, emerging technologies 
facilities, public and private sector office uses, hotels, conference centers, and 
higher education facilities as the predominant use as construction occurs.  Retail 
and service uses are intended to be for the daily needs of workers, customers, and 
businesses, and to be approved under a single integrated plan of development and 
designed as a well-integrated unit.  As such, the Leesburg Town Plan designation 
is similar to the designation contained on the County’s Planned Land Use Map. 

 
Town staff note that Leesburg contains approximately 1.6 million square feet of 
existing larger lifestyle, regional, and super regional retail centers.  The Oaklawn 
property directly north of the Crosstrail property across Battlefield Parkway is 
approved for an additional 1.5 million square feet of retail, office, hotel, and 
restaurant uses.  A community retail center that could include up to 150,000 
square feet of retail as recommended by the Leesburg Town Plan is anticipated in 
future years in the Leesburg South property near Route 15 and Evergreen Mills 
Road.  County staff also have concern about the amount of retail proposed and the 
effect this additional retail use may have on existing retail development within the 
Town.   
 
 
 
 



Item 8 ZMAP-2012-0021, SPEX-2012-0047, -0048, -0049, SPMI-2013-0008, ZMOD-2013-0002 
Crosstrail Commercial Center 

Board of Supervisors Public Hearing 
November 13, 2013 

Page 16 
 

Staff note that vacancy rates for retail, flex, and office space are all higher inside 
Leesburg than in the County (including Leesburg) as a whole:  

 
    Leesburg   County  

Category  Vacancy Rate   Vacancy Rate 
 Retail    7.4 percent (3/13)  4.8 percent (8/13) 
 Flex/Lt. Ind.  17.2 percent (1/13)  10.1 percent (12/12)  
 Class A Office  22.9 percent (1/13)  11.1 percent (12/12) 

     
Staff also note that the flex/light industrial space within Leesburg (approximately 
649,000-square feet) is limited compared to the entire County (23.6 million square 
feet), and most such space within Leesburg is at least 20-years old and 
concentrated in the Leesburg and Cardinal Industrial Parks off Route 7 and the 
Leesburg Airpark between the airport and Sycolin Road. 

 
Overall, based upon the scale of the proposal (58.2 acres with up to 550,000-square feet 
of retail use), the lack of conformance with Revised General Plan and Leesburg Town 
Plan planned land use designations and other policies, and the absence of a phasing 
plan, Staff cannot support the rezoning application at this time.  Staff suggest that 
conformance with comprehensive plan policies would at a minimum require the applicant 
to reduce the scale of the proposal and introduce a phasing plan to tie retail development 
to office development. 
 
ZO §6-1309(1) Whether the proposed minor special exception or special exception is consistent 
with the Comprehensive Plan. (5) Whether the proposed special exception at the specified 
location will contribute to or promote the welfare or convenience of the public.  

 
Analysis – The separate special exception request for a 200-room hotel on 27.9-acres of 
the project to remain under PD-IP zoning would locate the hotel on the edge of Land Bay 
B of the proposed PD-CC-SC district.  As the applicant notes in the Statement of 
Justification, the proposed project incorporates a mixed-use main street-oriented element 
that integrates office, hotel, retail, and restaurant uses (Statement of Justification, page 
1).  As a stand-alone feature, the hotel is appropriate for the PD-IP district.    
 
However, Staff note that the hotel would lack access to a collector road as required under 
the Revised 1993 Zoning Ordinance.  The collector road that the applicant intends to 
serve the hotel is proffered with the proposed rezoning.  Proposed Conditions of Approval 
would also require the collector road to be built in order to provide access to the hotel. 
 
Analysis – The proposed Minor Special Exception would allow the hotel use to have 
access, but not ready access – direct or immediate and not circuitous access – as 
determined by County Staff, to a collector or arterial road, in this situation, Hawling Farm 
Boulevard.  Staff recognize that there would be secondary access provided to a collector 
road through the “Main Street” project that would be zoned PD-CC-SC.  However, it 
cannot be considered to be the primary access under the terms of APPL-1989-0002, an 
appeal of a Zoning Administrator determination to the Board of Zoning Appeals by 
property owners adjacent to Gilbert’s Corner properties at the Routes 15/50 intersection 
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seeking approval for a commercial development, discussed later in Section V.D., 
Transportation. Were Hawling Farm Boulevard to be constructed by the applicant to serve 
the hotel, independent of the proffered rezoning, Staff would not be opposed to the minor 
special exception to provide access for the hotel, by means of driveway extending past 
the proposed PD-CC-SC district, to a collector road, or to the hotel special exception. 
 
Analysis – Two special exception requests are associated with the rezoning request to 
PD-CC-SC district.  Gas pumps adjacent to a convenience food store and outdoor sales 
adjacent to a retail store are proposed.  These accessory uses would not appear out of 
character within a PD-CC-SC district.  Such uses would also appear to be appropriate as 
employment supportive uses serving the day-to-day needs of businesses and employees 
in areas designated on the Planned Land Use Map for Business.  Staff have suggested, 
however, that the applicant expand the limits of the Outdoor Sales application to include 
access to a collector road, in order to comply with the Revised 1993 Zoning Ordinance. 
 
Staff could support the proposed hotel special exception with Conditions of Approval that 
provide for construction of a collector road to provide access.  Staff can also support the 
Minor Special Exception that would provide access to a collector road through the PD-IP 
district.  Staff note, however, that the Minor Special Exception is needed only in case the 
proposed rezoning is approved – without the rezoning, the area adjoining the limits of the 
hotel special exception area would remain in the PD-IP district and ready access could be 
provided to proposed Hawling Farm Boulevard.  Although Staff do not support the 
rezoning request which includes two other special exceptions, Staff  note that such uses 
would not be out of character as employment supportive uses. 

B. COMPATIBILITY 
ZO §6-1210(E)(2)  The existing character and use of the subject property and suitability for various 
uses, compatibility with uses permitted and existing on other property in the immediate vicinity, 
and conservation of land values.  
 
Analysis – There are two issues concerning compatibility with the proposed rezoning to 
PD-CC-SC district of a 58.2-acre portion of the 426.76-acre Crosstrail property (which 
excludes approximately 18.05 acres located within the Town of Leesburg).  Compatibility 
does not appear to be an issue with the Dulles Greenway located to the west, or the bulk 
of the Crosstrail property located to the south of the application area.   
 

1. Of paramount importance is compatibility with Leesburg Executive Airport 
bordering the subject property to the east.  Under Revised General Plan policies 
guiding development within the Leesburg JLMA, the southeastern portion of the 
JLMA is to be mapped to zoning classifications that are compatible with the Land 
Use Plan Map and that are also compatible with the Leesburg Executive Airport 
(Revised General Plan, Chapter 9, The Towns, Leesburg, Leesburg Joint Land 
Management Area Policy 8).  Compatibility with the airport is determined in respect 
to land use, building heights, noise levels, safety, and overflight.   
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Future development adjacent to the airport should be guided by two distinct 
opportunities.  The Dulles Greenway provides high-visibility property at an 
entrance to Leesburg that would be best developed as high-intensity employment.  
At the same time an active, expanding Leesburg Executive Airport could attract 
and benefit from warehousing, manufacturing, and other “through the fence” 
operations typically supporting airpark development. Existing zoning facilitates both 
types of development.  From an economic standpoint, Leesburg Executive Airport 
was estimated in a 2011 Commonwealth of Virginia Economic Impact Study to 
generate 634 jobs, $32 million in payroll, and $78 million in direct and indirect 
economic activity.   

 
 

The overhead flight pattern of Leesburg Executive Airport extends approximately ¾ 
to 1 mile west of the airport runway.  The airport has been operational since 1964 
and is a designated reliever on the Virginia Air Transportation System for Dulles 
International Airport.  Land Bay A would be closest to the airport and within the AI 
(Airport Impact) Overlay District, partially within the Ldn 65 or higher aircraft noise 
contour, partially between the Ldn 60-65 aircraft noise contours, and within one 
mile of the Ldn 60.  Several building envelopes are proposed on the CDP to be 
sited partially within the Ldn 65, and additional building area is proposed between 
the Ldn 60-65.  None of the structures would contain residential use.  However, the 
presence of commercial uses adjacent to the airport, as indicated on the CDP, with 
employees working near the airport presents the potential for noise complaints to 
cause tension with the airport neighbor. 

 
 

Town and Federal Aviation Administration (FAA) staff note that any proposed 
construction adjacent to the airport requires the developer to submit a Notice of 
Proposed Construction to the FAA via Form 7460.  The submission of such form 
will permit evaluation by the FAA to determine if the height of proposed structures 
will penetrate protected airspaces surrounding the airport and also determine 
whether there would be any adverse effects upon the FAA’s Instrument Landing 
System (a navigational aid).  The applicant’s proffers state that structures will 
comply with FAA Part 77 regulations concerning such construction. 

 
 

2. Adjacent to the subject property to the north, across Battlefield Parkway, is the 
Oaklawn property that is approved for 1.5 million square feet of commercial retail 
and service (95,000-square feet), office (1.26 million square feet), hotel (150 
rooms), and restaurant (64,000-square feet) uses.  Town staff note that there is 
already existing retail in large lifestyle, regional, and super regional retail centers of 
approximately 1.6 million square feet in Leesburg. 
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ZO §6-1309(2) Whether the level and impact of any noise, light, glare, odor or other emissions 
generated by the proposed use will negatively impact surrounding uses. (3) Whether the 
proposed use is compatible with other existing or proposed uses in the neighborhood, and on 
adjacent parcels. 

 

Analysis – One issue is associated with the special exception request for a hotel in the 
PD-IP district. 
 

1. The proposed hotel special exception would be located adjacent to the Dulles 
Greenway.  Both the Greenway and the airport present significant noise sources 
that could impact the hotel use which, while not a residential use, does offer 
transient lodging.  Revised General Plan policies state that all land development 
applications proposing land uses adjacent to arterial or major collector roads be 
designed to ensure that no residential or other types of noise-sensitive uses have 
Traffic Noise Impacts, occurring when predicted traffic noise levels substantially 
exceed existing noise levels.  The applicant is proffering to conduct a study of 
highway noise prior to construction.  Staff has also drafted Conditions of Approval 
to conduct such noise impact study, to ensure habitable rooms in the hotel are 
attenuated below impact levels as needed. 

C. ENVIRONMENTAL AND HERITAGE RESOURCES 
ZO §6-1210(E)(5) Potential impacts on the environment or natural features including but not 
limited to wildlife habitat, wetlands, vegetation, water quality (including groundwater), topographic 
features, air quality, scenic, archaeological, and historic features, and agricultural and forestal 
lands and any proposed mitigation of those impacts. ZO §6-1309(4) Whether the proposed 
special exception or minor special exception adequately protects and mitigates impacts on the 
environmental or natural features including, but not limited to, wildlife habitat, vegetation, 
wetlands, water quality (including groundwater), air quality, topographic, scenic, archaeological or 
historic features, and agricultural and forestal lands.  

 
Analysis –The property subject to the rezoning and special exception requests is vacant.   
A vernal pool lies immediately south of the subject area.  A very small portion of a wetland 
that drains offsite exists within the subject property.  There are no archaeological or 
historic features onsite.  Although farmed in the past, with remnant cleared area 
remaining, there are no current agricultural activities occurring on the subject property, 
although non-jurisdictional swales apparently aiding in drainage, and lined by trees and 
shrubs, run through the area. 
 
Staff and the applicant provided an overview of the environmental resources and 
conditions present on the property, however, there was no Planning Commission 
discussion of such resources.   
 
One environmental issue – a vernal pool – remains outstanding and of interest to Staff.   
 

 The applicant is proffering to provide for preservation of a 1.25-acre area lying just 
outside the rezoning area that encompasses the vernal pool (Proffer I.C.8).  Vernal 
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pools typically provide habitat for amphibious wildlife including frogs and 
salamanders.  Such species’ breed in vernal pools but spend most of the year in 
surrounding forest areas and may migrate, on average, up to 600 feet.  The 
applicant proposes to establish a conservation easement surrounding the pool to 
preserve the tree canopy exclusive of species’ deemed by the County’s Urban 
Forester as being inappropriate for preservation, and continuing in the future to 
provide for forest management techniques in coordination with the Urban Forester 
or other professional foresters or certified arborists.  Staff support the applicant’s 
intent to preserve the 1.25-acre area including the vernal pool but remain 
concerned that the size of the preserve may be too small to sustain the pool and 
the plant and animal life dependent upon the pool.  Staff note that there is 
additional green space to the east and south of the vernal pool and suggest that an 
increase in the size of the preservation area or establishing greater physical 
linkage with those areas could enhance sustainability of the pool and associated 
plant and animal life. 

 
The table below summarizes how the Applicant has addressed other environmental and 
heritage resource topics.  
 

 
 
 

Table 2. Environmental and Heritage Resources 
Resolved Issues.  

Proffer 
Condition 

or Note 

Wildlife Habitat – Preservation of vernal pool and surrounding area. See discussion 
above. 

I.C.8 

Trees and Vegetation – Vernal pool and surrounding area. Proffer 
I.C.8 

Wetlands – Present with vernal pool proffered for preservation. Proffer 
I.C.8 

Water Quality – Aquatic bench as proposed with stormwater management facility 
could improve water quality. 

Proffer IX 

Steep Slopes – No steep slopes. Sheet 1, 
Note 10 

Air Quality – Not applicable. NA 

Scenic/Archaeological/Historic Features – Staff agree with applicant that 
archaeological and historic site remains have been documented, and that no further 
work including preservation is necessary due to prior disturbance and condition of the 
site.  .   

Sheet 1, 
Note 7 

Limestone Overlay District – Exempt from requirements, e-mail from County staff 
October 6, 2010. 

Sheet 1, 
Note 9 
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D. TRANSPORTATION 

ZO §6-1210(E)(3) Adequacy of sewer and water, transportation, and other infrastructure to serve 
the uses that would be permitted on the property if it were reclassified to a different zoning district 
[emphasis added]. ZO §6-1309(6) Whether the proposed special exception can be served 
adequately by public utilities and services, roads, pedestrian connections and other transportation 
services and, in rural areas, by adequate on-site utilities [emphasis added]. 

Analysis – There still remain four outstanding transportation-related issues associated 
with the rezoning application.  The four issues are whether the applicant would provide a 
regional road contribution of up to $1 million; pedestrian access; use of the terminology 
“bond or construct” when referring to roadway and pedestrian facility improvements in the 
draft proffer statement; and unclear language regarding when and if the applicant will 
provide traffic signals along Hawling Farm Boulevard. 

There was considerable discussion by the Planning Commission of transportation issues, 
including planned improvements, regional contributions, existing roadways, and Levels of 
Service. 
 
1. Regional Transportation Contribution/Construction of Dulles Greenway Exit Ramp.  

Staff note that the application if approved would heavily skew the Crosstrail property 
toward retail use.  Table 3, below, indicates that the proposed use is projected to 
generate greater than 11,000 average daily trips more than the by-right office uses 
and 600 more trips during the evening commuter peak hour alone.  The applicant has 
proffered to construct Hawling Farm Boulevard, the Dulles Greenway exit ramp 
extending to Hawling Farm Boulevard, turn lanes, traffic signals, and bus shelters.  
Although the Applicant suggests otherwise in Proffer II.B.4, Staff assert that the exit 
ramp is not a major regional transportation system need but instead a driveway 
intended to serve the Crosstrail Commercial site and a regional road contribution is 
needed to offset unmitigated off-site traffic impacts. 
 
Staff suggest four additional improvements that could potentially be funded by the $1 
million regional road contribution to mitigate the impact that rezoning and development 
of the Crosstrail property would have on two critical nearby intersections identified in 
the applicant’s traffic study.  Below, Staff provide a planning-level estimation of costs 
to construct, relocate utilities, and acquire right-of-way to accommodate transportation 
improvements that would relieve known existing and projected future traffic congestion 
issues: 
 
1. Second westbound left-turn lane on Battlefield Parkway at Evergreen Mills Road - 

$206,250. 
2. Southbound receiving lane on Evergreen Mills Road from dual westbound left-turn 

lanes on Battlefield Parkway - $375,000. 
3. New traffic signal at Battlefield Parkway and Evergreen Mills Road - $375,000. 
4. Extend northbound dual left-turn lanes on Sycolin Road at Battlefield Parkway - 

$150,000. 
 
Total estimated cost = $1,106,250 
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2. Pedestrian Access.  The proposal splits the rezoned area between Land Bays A and 
B; the characteristics of each differing greatly.  Large-footprint retailers, a convenience 
store, and a day care facility would occupy Land Bay A.  Land Bay B would exhibit a 
“Main Street” character with smaller shops, restaurants, and offices, and abut a 
proposed hotel in the PD-IP zoning district, however.  Staff note substantial  obstacles 
that would face pedestrians travelling between the land bays.  These include the 90-
foot right-of-way to cross Hawling Farm Boulevard, a four-lane major collector road, 
and the large expanse of parking lot between Hawling Farm Boulevard and the 
building envelopes in Land Bay A.  Staff estimate that distance for pedestrians to 
travel between the Hawling Farm Boulevard side of buildings fronting on “Main Street” 
would be a minimum of 600 feet to the closest retail store to well over 1,000 feet or 
more to large-footprint retailers.  Staff express concern that the distances between 
uses in Land Bays A and B could lead patrons to travel between the land bays via 
automobile rather than travel on foot.  Staff understand the applicant’s intent to use 
buildings as buffers between airport operations on one side, and parking lot lighting 
and outside gathering spaces on the other side.  However, Staff suggest that some 
reorientation of uses in Land Bay A could reduce the distance for pedestrians from 
Land Bay B, or alternatively, an outdoor gathering space could be sited closer to 
Hawling Farm Boulevard, between the roadway and Land Bay A building envelopes.  
Such a space could provide for both a more enjoyable and shorter pedestrian route.  
 
 

3. Use of “Bond or Construct” Language.  Current proffers do not guarantee actual 
construction of roadways, including Hawling Farm Boulevard, and intersection 
improvements by the time such facilities would be needed. 
 
 

4. Traffic Signals.  Proffer II.B.4 obligates the property owner to conduct development 
warrant studies prior to issuance of site plan approval for development on the property 
in excess of 250,000-square feet.  If warranted by actual traffic or projected traffic from 
the property, the property owner would post with the County a bond in the amount of 
the construction cost and construct traffic signals at vehicular entrances to the 
property from Hawling Farm Boulevard.  Staff note that the property owner’s 
responsibility is unclear if signal warrant analysis indicates signals are not warranted 
at that time.  Transportation staff suggest that the proffer be revised to state that a 
signal warrant analysis would be provided at the request of the County and signals 
installed if warranted.  In the event signals are not warranted by issuance of the first 
zoning permit in excess of 450,000-square feet of site development, then the property 
owner should provide a cash equivalent contribution of $300,000 for each signal.  In 
addition, Staff suggest that “development warrant studies” in Proffer II.B.4 be 
rephrased as “traffic signal warrant studies” and that the phrase “projected traffic from 
the property” be deleted from the proffer. 
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Table 4. Proffered Transportation Improvements and Contributions.  

Proffered Improvement or Contribution Trigger Proffer 

Construct or bond for construction trails and 
sidewalks. 

Concurrently with construction of 
adjacent road and open to public 
use concurrently with adjacent 

roadway; trail around stormwater 
management facility, prior to 

issuance of occupancy permit 
for first building adjacent to the 

facility. 

1.C.7 

Construct or bond for construction Hawling 
Farm Boulevard from Battlefield Parkway to 
Greenway exit ramp. 

Prior to approval of first record 
plat or site plan for property 

development, whichever is first. 

II.B.1. 

Construct or bond for construction Hawling 
Farm Boulevard-Battlefield Parkway 
intersection, including turn lanes, median 
break, and signalization. 

Prior to approval of first record 
plat or site plan for property 

development, whichever is first. 

II.B.2 

Provision of up to 3 bus shelters. Within 60 days of 
commencement of regularly 

scheduled bus service to 
Crosstrail property and upon 
request of Loudoun County, 

apply for required approval, and 
upon such approval, commence 

construction within 30 days 
thereafter. 

II.B.3 

Construct Dulles Greenway exit ramp. Prior to approval of first 
occupancy permit for any use 
approved under ZMAP 2012-

0021. 

II.B.4 

Table 3. Trip Generation Comparison. 

Land Use 
AM Peak Hour PM Peak Hour Average 

Daily 
Trips In Out Total In Out Total 

Proposed Use 
Retail Including Gas Pumps 
Office 
Hotel 
Total 

 
253 
199 
63 
515 

 
175 
24 
43 
242 

 
428 
223 
106 
757 

 
646 
26 
62 
734 

 
818 
159 
58 

1,035 
 

 
1,464 
185 
120 

1,769 

 
17,554 
1,234 
1,417 
20,205 

By-right Use  
Office Park 57.4 acres @ 
0.3 FAR (750,000 sf) 
 

 
1,142 

 
141 

 
1,283 

 
155 

 
955 

 

 
1,110 

 
8,565 

Comparison -627 +101 -526 +579 +80 +659 +11,640 
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Conduct warrant studies for traffic 
signalization at Hawling Farm Boulevard 
intersections with entrances to property, and 
if warranted, bond for construction and 
construct such signalization.  

Prior to issuance of site plan 
approval for development in 
excess of 250,000 square feet, 
and each additional 200,000- 
square foot increment. 

II.B.5 

 

Cash in lieu of construction for Hawling Farm 
Boulevard or Greenway exit ramp if 
constructed by others. 

Prior to issuance of any 
occupancy permit for any use on 
property. 

II.C. 

The table below summarizes how the Applicant has addressed other transportation 
topics.  

 

ZO §6-1309(6) Whether the proposed special exception can be served adequately by public 
utilities and services, roads, pedestrian connections and other transportation services and, in rural 
areas, by adequate on-site utilities [emphasis added]. 

The proposed hotel is a Special Exception in the PD-IP zoning district, and a Minor 
Special Exception to be considered by the Board of Supervisors would allow access 
through another portion of the PD-IP zoning district.   

The Planning Commission had no discussion on the issue as presented below: 

1. At issue for Staff in reviewing the hotel special exception is ready access as 
required by the Revised 1993 Zoning Ordinance to a collector or arterial road, and 
which can be resolved with approval of SPMI-2013--0008.  As shown on the Hotel 
Special Exception plat and the Crosstrail Design Guidelines, the proposed hotel 
would be located adjacent to the property proposed for rezoning to PD-CC-SC 
district for retail uses.  The Design Guidelines depict a pick-up/drop-off driveway 
directly in front of the hotel and at one end of the proposed “Main Street” project 
associated with the rezoning.  However, in APPL-1989-0002, a Board of Zoning 
Appeals case concerned with commercial accessibility in the vicinity of Gilbert’s 
Corner at the intersection of Routes 15 and 50, affirmed by the Loudoun County 
Circuit Court, access to a use in one zoning district through another zoning district 
is not permitted under the Loudoun County zoning regulations.  In addition, the 

Table 5. Transportation - Resolved Issues.  
Proffer 

Condition 
or Note 

Pedestrian Connections – Crosswalks constructed concurrently with Hawling 
Farm Boulevard construction, and with construction of internal access roads and 
parking lots. 

I.C.2 

Revisions to Traffic Impact Study Revised 
6/5/13 

Supplement 
7/30/13 

Construction Phasing – Hawling Farm Boulevard and intersection construction at 
Hawling Farm Boulevard and Battlefield Parkway 

II.B.1 and 
II.B.2 
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proposed hotel use requires “ready access” – direct or immediate and not 
circuitous access – to a collector or arterial road, according to the Zoning 
Ordinance, which Staff assert cannot be accomplished in the location intended for 
the hotel.  Less-direct access, however, is available as shown on the Special 
Exception plat.  Access from the hotel, on the north side of the “Main Street” 
project, to Hawling Farm Boulevard, which is a collector road, would be available 
via a driveway that loops around the Main Street project and provides access on 
the south side of the “Main Street” project.  Staff note that this would not be an 
issue if the hotel were to be located on the south side of the Main Street project, 
where it would have ready access within the same PD-IP zoning district. 

2. Staff also have concerns about pedestrian access across Hawling Farm Boulevard 
from the hotel to uses located in Land Bay A.  The hotel as proposed would have 
adequate pedestrian access to the mixed-use, walkable “Main Street” project.  
However, it is less clear that pedestrian access would be adequate to the special 
exception and retail uses that would be located in Land Bay A of the PD-CC-SC 
district, as discussed above under rezoning analysis.  Distance from the hotel to 
Land Bay A would be approximately 600 feet using designated crosswalks, and a 
further distance to actual uses.   

While acknowledging that most vehicular traffic using the proposed hotel would use the 
nearest access through the PD-CC-SC district (if approved) to Hawling Farm Boulevard, 
Staff are satisfied that the required access within the same PD-IP district to a collector 
road is provided, and supports the proposed minor special exception.  In the situation 
where the rezoning is not approved, a proposed Condition of Approval for the hotel 
special exception would require construction of Hawling Farm Boulevard in order to 
provide ready access for the hotel to a collector road.  Staff suggest that the applicant 
commit to further measures that would provide for greater pedestrian safety in crossing 
Hawling Farm Boulevard. 

 
Table 6. Hotel SPEX Trip Generation. 

AM Peak Hour PM Peak Hour Average 
Daily Trips In Out Total In Out Total 

63 43 106 62 58 120 1,417 

 

E. FISCAL IMPACTS  
ZO §6-1210(E)(4) The requirements for airports, housing, schools, parks, playgrounds, 
recreational areas and other public services.  

 
Analysis – The subject application is for a nonresidential rezoning and as such, the fiscal 
impact associated with provision of many public services is positive, as revenue from 
property and sales taxes would exceed the cost of such services.  However, Staff have 
identified two issues that remain outstanding. 
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1. As noted in Section V.D., Transportation, Staff are requesting that proffers include 
a $1 million regional transportation contribution to offset impacts to the Battlefield 
Parkway intersections with Evergreen Mills Road and Sycolin Road.  The applicant 
is currently proffering to construct the Dulles Greenway exit ramp onto the 
applicant’s property.  Staff is recommending that a regional road contribution for 
the above intersections is warranted. 

2. County and Town Staff have noted the proximity of the Crosstrail application to the 
approved Oaklawn office and retail center on the north side of Battlefield Parkway 
within the Town of Leesburg.  Oaklawn is approved for 1.5 million square feet of 
office, retail, and service uses, and there is 1.6 million square feet of existing larger 
lifestyle, regional, and super regional retail centers within the Town.  While County 
Staff note that development of the Crosstrail site would provide additional property 
tax and sales tax revenues to the County, that revenue would accrue to the County 
and not the Town of Leesburg.  Also, there may be other unmitigated impacts upon 
the Town, for instance, traffic congestion and roadway deterioration.    

F. PUBLIC UTILITIES/PUBLIC SAFETY 
ZO §6-1210(E)(3) Adequacy of sewer and water, transportation, and other infrastructure to serve 
the uses that would be permitted on the property if it were reclassified to a different zoning district. 
(6) The protection of life and property from impounding structure failures. [emphasis added]. §6-
1309(6) Whether the proposed special exception can be served adequately by public utilities and 
services, roads, pedestrian connections and other transportation services and, in rural areas, by 
adequate on-site utilities  [emphasis added].  

 
Analysis – One Commissioner suggested that the applicant’s proposed hook-up to Town 
of Leesburg utilities would be a benefit to the Town.  There was no other discussion of 
utilities issues by the Planning Commission.  County and Town Staff identified two issues 
of concern during review. 
 

1. The Crosstrail property is located within the Town of Leesburg water and sewer 
utility service area.  The subject property proposes to obtain water and sanitary 
sewer utilities from the Town of Leesburg.  As vacant land on the edge of the 
Town’s existing system, extension of water and sewer lines would be necessary, 
which the applicant has discussed with the Town and agreed to construct at their 
expense (Proffer V).  The applicant would connect to the Town’s water distribution 
system in two locations, within the Tolbert Lane right-of-way to the northeast of the 
property, east of the airport, and at the Town of Leesburg water tower east of 
Sycolin Road.  At the Town’s request, the applicant is proffering to the construction 
of a waterline stub at the Crosstrail property boundary and Sycolin Road that could 
allow for further extension of the Town’s water distribution system.   

 
The applicant is also proposing to connect to the Town’s sanitary sewer system 
through construction of facilities to serve the northern and southern portions of the 
Crosstrail property; the rezoned and hotel special exception areas would be part of 
the northern segment.  According to the Utilities Plan included as Sheet 6 of the 
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Concept Development Plan, the applicant would construct a pump station to 
receive sewage from the northern portion via gravity sewer lines.  Sewage would 
then be conveyed from the pump station via force main to a point where further 
conveyance would be via gravity sewer to a manhole north of Battlefield Parkway.  
The southern portion of the Crosstrail property would be served by gravity mains 
that convey sewage to the Town’s Lower Sycolin Sanitary Sewer; construction of 
the southern portion and the Town’s Lower Sycolin project are to occur in the 
future, beyond the five-year timeframe of the Town’s current Capital Improvements 
Program (Town CIP). 
 
Town Staff confirm that there is available capacity for connection to the sanitary 
sewer system via the northern route.  Town Staff and the applicant continue 
discussion of utility connections.  Town Staff have advised that the applicant must 
agree that a northern route sewer connection be considered as a temporary 
solution and abandoned once connection to the Lower Sycolin system is available 
(constructed and operational) and that a private pump station be maintained and 
owned by the applicant.  Town Staff has advised the applicant to submit a request 
to the Town Manager for an interim sanitary sewer pump station and outfall.  Upon 
receipt of such request, Town Staff would evaluate the request and provide a 
technical recommendation for the Town Council to consider and determine if the 
interim sanitary sewer outfall should be approved.  County Staff is awaiting 
confirmation by Town Staff that such a request has been received. 

 
2. Staff are unable to evaluate with precision the access and circulation of emergency 

vehicles to and around the Crosstrail site due to the limited amount of detail 
concerning development of the property.  Public safety agencies serving the 
subject property would be the Loudoun County Sheriff’s Office, the Leesburg 
Volunteer Fire Company, and the Loudoun County Rescue Squad.  Both 
ambulance and fire response time to the Crosstrail property is estimated to be 
approximately six-and-a-half minutes, including turnout and travel.   

 
The following table below summarizes how this application addresses public utilities, fire 
and rescue services, fire and rescue contributions, and public safety.  

Table 7. Public Utilities and Public Safety. 
 

 Proffer 
Condition 

or Note 

Water and Sewer -  Provided by Town of Leesburg. III 

Fire & Rescue Service - The Leesburg Volunteer Fire Company would serve the 
subject property with an approximate response time of 6 minutes and 31 seconds, 
and the Loudoun County Rescue Squad would serve the subject property with an 
approximate response time of 6 minutes and 41 seconds. 

Not an 
issue. 

Fire & Rescue Contribution - The Applicant agrees to make the standard one-time 
Fire and Rescue contribution of $0.10 per gross square foot to be distributed equally 
to the first response fire and rescue facilities. 

IV 
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VIII. ZONING ANALYSIS 
 
Analysis – The application is in general compliance with the requirements of the Revised 
1993 Zoning Ordinance for the PD-CC-SC and PD-IP zoning districts. The following 
issues were resolved during the referral process.  There was no discussion of zoning 
requirements by the Planning Commssion. 

 

Impounding Structure Failures - Protection of life and property from impounding 
structure failures is not an impact that is associated with the proposed application.  

Not an 
issue. 

Table 8.   Zoning – Resolved Issues. 
Proffer Condition 

or Note 

Gathering Areas/Open Space – At least 22,000-square feet, two sites 
in Land Bay B and one site in Land Bay A, and one site adjacent to the 
stormwater management facility 

Proffer I.C.1.b. 

Gas Pump Special Exception – southeast entrance SPEX-2012-0048 Note 2 

Gas Pump and Outdoor Sales Special Exceptions - parking SPEX-2012-0048, Note 5; 
SPEX-2012-0049, Note 5 

Outdoor Sales Special Exception – access points SPEX-2012-0049 Plat 

Land Bay B Pedestrian Orientation Proffer I.C.1.c., Concept 
Development Plan Sheet 3 

Pedestrian Crosswalks – differentiate need for crosswalks and 
pedestrian signalization 

Proffer I.C.2. 

Parking in PD-IP District – replaced by Zoning Modification request Proffer I.C.5 

Freedom Park Addition – timing of dedication Proffer I.C.9 

Hotel Access ZMOD-2013-0002 

Vehicle-Pedestrian Conflicts at Hotel Drop-off Design Guidelines, Section 
D.4.5 

Special Exception 2012-0047 – Amount of acreage included in request SPEX-2012-0047 and 
ZMOD-2013-0002 
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ZONING MODIFICATIONS 
Criteria for Approval - Zoning Ordinance Section 5-1400 of the Revised 1993 Zoning 
Ordinance authorizes the Board to approve modifications of the buffering and screening 
requirements as part of a Special Exception. Unlike modifications to Section 6-1500, it is not 
necessary for modifications to §5-1400 to achieve an innovative design, improve upon the existing 
regulations, or to exceed the public purpose of the existing regulation.   
 
Criteria for Approval - Zoning Ordinance Section 6-1500 of the Revised 1993 Zoning 
Ordinance states that no modification shall be approved unless the Board of Supervisors finds 
that such modification to the regulations will achieve an innovative design, improve upon the 
existing regulations, or otherwise exceed the public purpose of the existing regulation. No 
modification will be granted for the primary purpose of achieving the maximum density on a site. 
 

County Staff are not supportive, in general, with the requested zoning modifications of the 
Revised 1993 Zoning Ordinance as described below for both the requested PD-CC-SC 
district as well as for the existing PD-IP district.  Staff cannot support the requested 
modifications which contemplate approval of the PD-CC-SC district rezoning which is 
currently recommended for denial by Staff.   

1. Should the applications for the rezoning and special exceptions move forward, 
Staff have additional reservations concerning approval of the modifications, 
specifically with building and parking setbacks, and that, although not required, 
proposed office uses meet residential interior standards for Ldn 60 1-mile buffer in 
accordance with Revised 1993 Zoning Ordinance Section 4-1400, due to the 
proximity of uses to Leesburg Executive Airport and the Dulles Greenway. 

The Applicant is requesting the following modifications: 
 
 
 
 
 

Special Exception 2012-0047 – lighting provided to be identical to that 
within adjacent PD-CC-SC area 

SPEX-2012-0047 Plat, Note 
5 

Special Exception 2012-0047 – vehicular access information provided 
under Section 4-507 Use Limitations 

SPEX-2012-0047 Plat, PD-
IP Standards, Section 4-500 

Noise Study – for hotel use Proffer VI and Conditions of 
Approval 

Water Quality Treatment Proffer IX 
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Table 9. Requested Modifications. 

Zoning Ordinance Section 
Requested Modification  

and Justification 
Staff Analysis/ 

Recommendation 

ZO §4-205(C)(2) Yards Adjacent 
to Agricultural and Residential 
Districts 

To reduce building, parking, 
outdoor storage, areas for 
collection, and loading, from 
100 feet, to 35 feet adjacent to 
JLMA-20 zoning; and allow 
parking between buildings and 
the adjacent JLMA-20 zoning.  
Modifications would allow for 
mixed-use project to be 
seamlessly developed, 
facilitating pedestrian and 
vehicular movement. 

Staff cannot support the 
proposed modification.  
Staff do not support the 
proposed rezoning to the 
PD-CC-SC district.  As 
such, Staff find that there is 
no justification to reduce 
such yards adjacent to 
JLMA-20 zoning on the 
east side of the property 
adjoining property owned 
by the Town of Leesburg 
for airport purposes.  There 
is no justification that 
reduction is needed to 
meet parking requirements 
or that there would be 
increased pedestrian 
circulation and enhanced 
design that improves upon 
existing regulations.   

ZO §4-205(C)(3) Yards Adjacent 
to other Nonresidential Districts 

To keep yards for building, 
outdoor storage, and areas for 
collection and loading, and 
parking within Land Bay A, at 
35 feet, and to reduce the 
yard for parking to 0 feet from 
35 feet.  Modifications would 
allow for mixed-use project to 
be seamlessly developed, 
facilitating pedestrian and 
vehicular movement.  

Staff cannot support the 
proposed modification.  
Staff do not support the 
proposed rezoning to the 
PD-CC-SC district.  As 
such, Staff find that there is 
no justification to reduce 
yards required for parking 
adjacent to other 
nonresidential districts or 
that there would be 
increased pedestrian 
circulation and enhanced 
design that improves upon 
existing regulations.   
 

ZO §4-206(C) Building Height 

To permit buildings in which 
75 percent or greater of the 
floor area is for office use to 
be built up to 75 feet height, 
rather than 50 feet, without 

Staff cannot support the 
proposed modification.  
Staff do not support the 
proposed rezoning to the 
PD-CC-SC district.  As 
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setbacks within Land Bay B, 
rather than 1 foot setback for 
each 1 foot greater than 45 
feet in height.  Modification 
would allow office building to 
be in closer proximity to Main 
Street project facilitating 
pedestrian interaction 
between office and other PD-
CC-SC uses and hotel. 

such, Staff find that there is 
no justification to relax 
height restrictions. 

 

ZO §5-1103(A) Parking Facilities 

To permit parking facilities for 
PC-CC-SC uses within Land 
Bay B in the rezoned area to 
be located in the area that is 
to remain in the PD-IP district, 
and to permit parking facilities 
for PD-IP uses to be located 
within the PD-CC-SC district.  
All parking facilities shall be 
provided within 500 feet of the 
principal entrance of the 
building that is being served.  
Modification is justified to 
allow for mixed-use project to 
be seamlessly developed, 
facilitating pedestrian and 
vehicular movement. 

Staff cannot support the 
proposed modification.  Staff 
do not support the proposed 
rezoning to the PD-CC-SC 
district.  As such, Staff find 
that there is no justification to 
provide parking facilities for 
the PD-CC-SC uses within 
the PD-IP district, or that 
there would be a PD-CC-SC 
district to provide parking 
facilities for uses in the PD-
IP district. 

ZO §5-611(A) Hotel/Motel 
Locational Criteria 

The modification of additional 
regulations applicable to the 
proposed hotel use is 
authorized by special 
exception under Section 5-
600, Additional Regulations 
for Specific Uses. Modification 
is justified to provide access 
to a collector or arterial road 
through the PD-IP district. 

Staff could support the 
proposed modification, 
provided that a collector 
road is available to provide 
access for the hotel. A 
proposed Condition of 
Approval would require 
construction of such 
collector road. 

ZO §5-900(A)(2) Building & 
Parking Setbacks:  Route 267 

To reduce parking setback 
from Route 267 (Dulles 
Greenway) to 50 feet, from 
100 feet.  Modification is 
justified to provide access to 
collector road for hotel 
through PD-IP district. 

Staff could support the 
proposed modification, 
provided that a collector 
road was available to 
provide access for the 
hotel. 

Source:  Applicant’s Statement  of Justification (October 30, 2013) 
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IX. SPEX 2012-0047 CONDITIONS OF APPROVAL (October 31, 2013) 
 

Staff recommends the following Conditions of Approval:  
 
1. Substantial Conformance – Development of the Special Exception use, Hotel, 

pursuant to Section 5-611 in the  PD-IP (Planned Development-Industrial Park) 
zoning district administered under the Revised 1993 Loudoun County Zoning 
Ordinance, (“Zoning Ordinance”) (herein referred to as the “Hotel Special Exception 
Use”) shall be in substantial conformance with Sheets 1 through 3 of 3 (together 
comprising and herein referred to as the “Special Exception Plat”) of the plans set 
entitled “Crosstrail Commercial Center Special Exception SPEX 2012-0047 Zoning 
Modification ZMOD 2013-0002 Minor Special Exception SPMI 2013-0008” dated 
January 25, 2013, revised through October 30, 2013, and prepared by Dewberry 
Consultants, LLC and the Zoning Ordinance. Approval of this application for an 
approximately 6.6-acre portion (the “Property”) of the parcel identified as Tax Map # 
/60//////7B-1/ (PIN # 234-38-8113-001)  shall not relieve the applicant or the Owners 
of the Property from the obligation to comply with and conform to any other Zoning 
Ordinance, Codified Ordinance, or applicable regulatory requirement. 

 
2. Water Supply and Sanitary Sewer.  The hotel shall be developed using public 

municipal water supply and municipal sanitary sewer facilities, which shall be 
constructed and extended to the Property by the owners of the property at no cost to 
Loudoun County or to the Town of Leesburg (“Town”).  Public municipal water 
supply and municipal sanitary sewer available from the Town shall be extended to 
the Property in accordance with the Town standards.  If a sanitary sewer pump 
station is necessary for a “Northern Route” connection to the Town’s sanitary sewer 
system, (a) such pump station shall be considered a temporary and interim solution 
and shall be abandoned once connection of the Property to the Lower Sycolin 
system is available;  (b) the pump station shall be maintained and owned by the 
applicant; and (c) the applicant shall submit a request to, and obtain approval from, 
the Town Manager for such interim sanitary sewer pump station and outfall.    

 
3. Transportation Improvements.  No occupancy permit shall be approved for the 

Hotel Special Exception Use until vehicular access from Battlefield Parkway to the 
hotel has been constructed and opened to traffic via Hawling Farm Boulevard as 
depicted on the Special Exception Plat. 

 
4. Signage and Lighting.  Signage and lighting will comply with Section 5-1200 and 

Section 5-1500 of the Revised 1993 Loudoun County Zoning Ordinance and FAA 
Part 77 regulations and designed and installed so as to not cause a safety hazard 
for aircraft using the Leesburg Executive Airport.  Signage will be in accordance with 
the Sign Regulations set forth in the Zoning Ordinance or with a Sign Development 
Plan approved by the County pursuant to the Sign Regulations.  Site building and 
parking lot lighting shall be designed and constructed/installed with full cutoff and 
fully-shielded fixtures so that light is directed inward and downward toward the 
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interior of the property, away from adjacent streets and properties, to prevent offsite 
glare in excess of Loudoun County standards.  The mounting height of any exterior 
light fixture shall not exceed 20 feet.  Height shall be measured from the ground to 
the bottom of the light fixture. 
 

5. Noise.  Prior to site plan approval for the Hotel Special Exception Use, the applicant 
will provide a noise impact study to the County that will determine the need for 
additional buffering and/or noise attenuation measures along Hawling Farm 
Boulevard and the Dulles Greenway (Route 267) or acoustical treatment to be 
incorporated into the habitable rooms of the hotel.  The noise impact study shall be 
based upon traffic volumes for Dulles Greenway and Hawling Farm Boulevard at a 
time 10-20 years from the start of construction based upon the most recent, 
applicable forecast available from the Department of Transportation and Capital 
Infrastructure, the ultimate road configuration as defined in the Revised Countywide 
Transportation Plan, and the ultimate design speed.  This noise impact study will be 
conducted by a certified professional engineer and submitted to the County 
concurrently with the first site plan or construction plan for the Hotel Special 
Exception Use, whichever is first in time.  Noise impacts shall be deemed to occur if 
noise levels substantially exceed the existing noise levels (a 10 decibel increase 
over existing levels) or approach (one decibel less than), meet, or exceed the Noise 
Abatement Criteria identified in the Revised Countywide Transportation Plan.  If 
noise impacts are deemed to occur for the Hotel Special Exception Use, noise 
attenuation measures shall be provided along Dulles Greenway and Hawling Farm 
Boulevard, or acoustical treatments shall be incorporated into all habitable rooms of 
the hotel, sufficient to mitigate the anticipated noise impacts prior to the approval of 
any occupancy permit for the hotel. Noise attenuation shall result in noise levels less 
than impact levels (2 decibels less than the Noise Abatement Criteria) and shall 
result in a noise reduction of at least 5 decibels.  Where noise attenuation measures 
are needed, priority shall be given to passive measures (to include adequate 
setbacks, earthen berms, wooden fences, and vegetation) or acoustical treatment of 
the habitable rooms. Structural noise attenuation measures (e.g., noise walls) shall 
be used only  if adequate noise attenuation cannot otherwise be achieved. 
 

6. Parking.  Parking will meet or exceed the requirements of the Revised 1993 
Loudoun County Zoning Ordinance, Section 5-1100, in the locations generally 
depicted on Sheet 3 of the Special Exception Plat. 
 

7. Previous Approvals.  The Property is subject to ZMAP 2008-0009 and SBPL 2010-
0007, Crosstrail, both of which shall remain in force and effect. 

 
8. Airport Impact Overlay District.  The limits of this Special Exception are located 

within the aircraft noise contours designated in the Zoning Ordinance as  Ldn-65 or 
higher, Ldn-60-65, and areas outside of, but within one (1) mile of the Ldn 60  for the 
Leesburg Executive Airport, and subject to Zoning Ordinance Section 4-1400. 
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9. Sidewalks.  The applicant shall provide sidewalks, at least six (6)-feet in width, 
alongside all access driveways and also in locations as depicted on Sheet 3 of the 
Special Exception Plat. 

 
10. Landscape Buffer.  Prior to approval of any occupancy permit for the Hotel Special 

Exception Use, an Enhanced Landscape Buffer within the Dulles Greenway parking 
setback as shown on Sheet 3 of the Special Exception Plat shall have been 
installed. Such Enhanced Landscape Buffer shall be provided by supplementing the 
required Type 3 Front Buffer Yard with 2 additional canopy trees per 100 lineal feet. 

 

X. ATTACHMENTS  
Attachment Page 

Number 

1 Review Agency Comments  

1a Planning, Comprehensive Planning A-1 

1b Building and Development, Zoning Administration A-15 

1c Parks, Recreation and Community Services A-30 

1d Transportation and Capital Infrastructure A-38 

1e Virginia Department of Transportation A-78 

1f Health Department - Environmental A-81 

1g Fire, Rescue and Emergency Services A-83 

1h Town of Leesburg A-86 

1i Economic Development A-107 

2 Disclosure of Real Parties in Interest (10-30-13) A-108 

3 Applicant’s Statement of Justification (10-30-13) A-147 

4 Applicant’s Response to Referral Comments (Sept. 11, July 30, June 5) A-169 

5 Applicant’s Proffer Statement (10-30-13) A-236 

6 Design Guidelines (07-30-13) A-250 

7a ZMAP Plat/Concept Development Plan (10-30-13) A-265 

7b SPEX/ZMOD/SPMI Plat (10-30-13) A-274 

*This Staff Report with attachments (file name BOSPH STAFF REPORT 11-13-13.PDF) can be 
viewed online on the Loudoun Online Land Applications System (LOLA) at www.loudoun.gov. 
Paper copies are also available in the Department of Planning.   
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PRESENTED November 12,  2013 
 

RESOLUTION NO.                  ADOPTED        
 
A RESOLUTION: TOWN’S CONCERNS PERTAINING TO  ZMAP 2012-0021, 

CROSSTRAIL  COMMERCIAL CENTER; SPEX 2012-0047, HOTEL; 
SPEX 2012-0048, GAS PUMPS AND SPEX 2012-0049, OUTDOOR 
SALES 

 
WHEREAS,  the County referred the captioned applications to the Town for review and 

comment and referrals were provided to the County from the Town on April 10 and July 11, 2013; 

and 

WHEREAS, staff raised a number of concerns which were included in these referrals and 

endorsed by Town Council; and  

WHEREAS, the Board of Supervisors has scheduled a public hearing on these applications 

for November 13, 2013 and the Town wishes to express continued concern about the rezoning 

application;  

NOW, THEREFORE, IT IS HEREBY RESOLVED by the Council of the Town of 

Leesburg in Virginia to recommend that the Loudoun County Board of Supervisors give further 

consideration to the following concerns during its deliberations on the Crosstrail rezoning proposal: 

1.  The proposed land use is predominantly retail which is inconsistent with the designated 

land use in the Leesburg Town Plan and the County’s Revised General Plan.  Should the Board 

wish to approve a plan that is not consistent with the comprehensive plans of either jurisdiction, at a 

minimum, consideration should be given to phasing the retail with other non-retail uses within the 

proposed development in order to assure  a mix of uses and avoid a build-out scenario that results in 

a project that is totally retail. 

2. The Town will consider water and wastewater utility requests that are consistent with the 
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Town Utility Master Plan.  Specifically, the Town will consider wastewater service to the subject 

property that is consistent with the “Southern Route” as depicted in the applicant’s rezoning plan 

submission (Reference the rezoning plan set, Sheet 6 of 9, prepared by Dewberry Consultants LLC 

and dated July 30, 2013).  

3. The Town supports the construction of the off-ramp from the Dulles Greenway with this 

application and the Town supports developer contributions toward regional road improvements that 

would include:  

a) Second westbound left-turn lane on Battlefield Parkway at Evergreen Mill Road 

b) Southbound receiving lane on Evergreen Mill Road from dual westbound left-turn 

lanes on Battlefield Parkway 

c) Extend northbound dual left-turn lanes on Sycolin Road at Battlefield Parkway.  

PASSED this  12th  day of November, 2013. 

 
      
Kristen C. Umstattd, Mayor 
Town of Leesburg 
 

ATTEST: 
 
 
____________________________ 
Clerk of Council 
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The Town of Leesburg 
INTEROFFICE MEMORANDUM 
DEPARTMENT OF UTILITIES 

 
 
 

To:  Jeanette Irby, Town Attorney   
 
From:  Amy Wyks, Director of Utilities 
    
Date:     October 25, 2013 
      
Subject:   Crosstrail Development 
     

 
Staff previously provided the response below at the September 23, 2013 Council Work 

Session.   
 

Per our meeting on Monday September 8, 2013, I offer the following comments 
regarding the Crosstrail Development and Mr. Banzhaf’s letter dated August 30, 2013.   

 
1. The applicant’s request for an interim sewer outfall must be requested in writing 

and approved by Town council; 
2. The interim sewer outfall shall be considered a temporary solution and shall be 

abandoned and connected when the ultimate gravity sewer outfall through Lower 
Sycolin Conveyance System is available for the Crosstrail development; 

3. The interim sewer outfall including private pump station will be maintained and 
owned by developer.  The Town’s responsibility will begin at the manhole in 
which the force main discharges.  Developer is responsible for obtaining 
approvals from all outside agencies having jurisdiction over the private pump 
station prior to construction drawing approval from the Department of Utilities; 

4. All cost for design and construction associated with the interim sewer facilities 
and the ultimate sewer system shall be paid by the developer per the Town’s 
Design and Construction Standards Manual Section 4-130-10 and 11; 

5. The developer is responsible for all water system costs for the design and 
construction including purchase, installation and connection of the mains, meters 
and appurtenances;   

6. Developer shall be responsible for payment of currently adopted pro-rata fees 
associated with the Lower Sycolin Sewer Conveyance System and all applicable 
availability fees; 

7. Water and sewer models including analysis of capacity have been completed for 
the project and provided to Dewberry . 

 
After further review of Mr. Banzhaf’s letter, staff provides the following additional; 

response and comments: 



 
1. The waterline section of the letter is accurate per Town policy except the Town does not 

provide credit to developer for cost of design and construction of the water line against 
any connection fees for structures constructed on Crosstrail.     

2. The sewer line section of the letter does not outline the natural sewage drainage method 
for the subject project nor the Town’s Sewer Master Plan.  Also, Town policy does not 
provide credit to developer for cost of design and construction of a forcemain or sewer 
line against any connection fees for structures constructed on Crosstrail.      
 

Considering the recent start up and completion of the Lower Sycolin pump station (LSPS), 
Utilities staff recommends denial of the applicant's temporary pump station arrangement for their 
Northern development.  The Town's Lower Sycolin Pump Station was designed to accommodate 
all flows from the Cross Trail development.  Approving a private pump station causes the 
development flows to be diverted and resulting in the ineffective and inefficient operation of 
LSPS.  The low flows could result in odor concerns as well as increased Town operations and 
maintenance costs. 
 
In the event, Town Council approves a temporary pump station, staff recommends and 
encourages the following criteria: 
1.  A privately operated and maintained pump station. 
2.  A development bond to cover the cost of pump station abandonment including the 
discontinuation of the interim facilities and the connection to the ultimate sewer gravity system.   

 
 
 









Date of Council Meeting:   September 23, 2013 
 
 
 

TOWN OF LEESBURG 
TOWN COUNCIL MEETING 

 
 
Subject:    Crosstrail Development 
 
Staff Contact:    Jeanette A. Irby, Town Attorney 
 
Recommendation:   Direction from Council Required 
 
Issue:    Applicant request for an interim sewer outfall for Crosstrail Development 
 
Fiscal Analysis:   Unknown 
 
Background:   
 
Michael Banzaf submitted a letter to the Town, August 30, 2013, concerning his proposal for the 
provisions of utilities to serve the Crosstrail development. 
 
The proposal submitted by Crosstrail has been analyzed on a preliminary basis by staff and the 
suggested response is attached.  Staff needs guidance from Council in formulating a response to 
the proposal from Crosstrail. 
 
Crosstrail is located adjacent to the Town but it is within the utility service area.   
 

 



 

 

 

 

 

 

November 13, 2013 

 
Mr. Michael A. Banzhaf 
Reed Smith 
3110 Fairview Park Drive 
Suite 1400 
Falls Church, VA  22042-4503 
 

Re:  Crosstrail; ZMPA 2012-0021 

 

Dear Mr. Banzhaf: 

Town staff has taken the opportunity to thoroughly review the proposed Crosstrail utility 

extension proposal as set forth in your letter and attached memorandum dated August 30, 2013. 

Your proposal and information contained therein has been conveyed to Council.  The town offers 

the following comments and concerns: 

1. The waterline section of the letter is accurate per Town policy; however, the Town does 

not provide credit to a developer for the cost of design and construction of the water line 

against any connection fees for structures constructed for the benefit of Crosstrail. 

2. The sewer line section of the letter does not comply with the Town’s Sewer Master Plan 

and does not outline the natural sewage drainage method for the subject project.  Also, 

Town Policy does not provide credit to developer for cost of design and construction of a 

force main or sewer line against any connection fees for structures constructed for the 

benefit of Crosstrail.  

3. The Town is not in agreement with a temporary pump station for the northern 

development section as set forth in your proposal.   The Town's Lower Sycolin Pump 

Station (LSPS) was designed to accommodate all flows from the Crosstrail development.  



 

 

Specifically, the deep depth of the LSPS wet well was designed and constructed 

specifically to service the entire area.   Permitting a private pump station will allow the 

flows from the northern area of the Crosstrail development to be diverted which will 

result in the ineffective and inefficient operation of LSPS.  There is also a very real 

concern that the low flows will create additional odor and increased Town operation and 

maintenance costs. 

4. Inasmuch as the Town Council adopted Resolution No. 2005-182 on November 8, 2005 

establishing pro-rata fees for the Lower Sycolin sewer shed sanitary sewer conveyance 

system it does not make economic sense for Crosstrail to ultimately pay for both routes. 

Please note that if Council were to  approve a temporary northern route in order to 

provide sewer, all connections to the system will be required to pay the established pro-

rata for the Lower Sycolin sewer conveyance system for the southern route as it exists 

today and when it becomes available for service in the future. Payments for the existing 

system would be required prior to the issuance of any zoning permits by the Town. 

Accordingly, the Town is not in a position to support the sanitary sewer parameters as proposed 

for a Crosstrail Utilities Agreement.  However, the proposed water parameters outlined are per 

for the Town’s Water Master Plan and Town Policy.   

Best regards, 

 

Jeanette A. Irby 

cc.   Council 
 John Wells, Town Manager 
 Kaj Dentler, Deputy Town Manager 
 Amy Wyks, Director of Utilities  
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