
TOWN OF LEESBURG 
NOTICE OF TOWN COUNCIL PUBLIC HEARING 

TO CONSIDER REZONING APPLICATION 
TLZM-2014-0004, OAKLAWN AT STRATFORD 

 
Pursuant to Sections 15.2-1427, 15.2-2204, 
15.2-2205 and 15.2-2285 of the Code of 
Virginia, 1950, as amended, the Leesburg 
Town Council will hold a public hearing on 
Tuesday, August 12, 2014 at 7:30 p.m. in 
the Town Council Chambers, 25 West 
Market Street, Leesburg, Virginia, 20176 to 
consider Rezoning Application TLZM-2014-
0004, Oaklawn at Stratford, a request to 
amend the approved Concept Development 
Plan and proffers for #ZM-159 and TLZM-
2005-0002. 
 
The subject property consists of vacant land 
in Oaklawn commercial development Land 
Bays A, B, C, D, G, MUC1, and MUC2. The 
site includes 94.7 acres bordered by the 
Dulles Greenway to the west, the Stratford 
residential development to the north, the 
Oaklawn residential development to the east, 
Battlefield Parkway and the Leesburg 
Municipal Airport to the south. 78.2 acres of 
the property are zoned PEC, Planned 
Employment Center District and the 
remaining 16.5 acres is zoned Planned 
Residential Community (PRC). 
 
The purpose of the rezoning application request is to amend the approved Concept Development 
Plan and Proffers as follows: 
 

• Revise the transportation and development phasing plan regarding the unbuilt portions of 
Hope Parkway. 

• Amend the permitted uses by allowing Light Intensity Industrial uses to locate in 
Oaklawn Land Bays A and B, a Recreational Facility in either Land Bay A or B, and a 
Repair Service Establishment and Service Station without gas pumps in Oaklawn Land 
Bay D. 

• Reallocate permitted office and other commercial uses among the Oaklawn Land Bays to 
accommodate the added uses. 

• Allow the approved hotel/motel/conference center to be in either Land Bay A or B. 
• Amend the proffer requiring H-2 Corridor Design approval for development in Land Bay 

B. 
 



Overall, a total of 1,549,500 square feet of commercial development is proposed in the PEC and 
PRC Zoning Districts combined onsite. There is no increase in the approved density as the total 
development square footages do not change from previous approvals. The allowable overall 
density is 0.40 and the overall proposed overall density is 0.38. Individual lots may have a 
maximum density of 0.60 provided the overall density is not exceeded. The property is further 
described as Loudoun County Parcel Identification Numbers (PINs): 233-38-8942, 233-39-6464, 
233-39-6106, 233-30-2511, 233-30-1486, 233-30-4276, 233-29-0512, 233-29-6350, 233-29-
9822, 233-20-0550, 233-20-3806, 233-19-8457, 233-10-1658, and 233-30-2941 and includes the 
following addresses 524 and 534 Trimble Plaza, as well as 304, 309, and 311 Kellys Ford Plaza. 
Several of the other parcels have no assigned addresses to date. The Town Plan designates this 
property as “Regional Office” and “Office/Light Industrial” on the Land Use Policy Map with a 
desired density of 0.35 to 1.0 FAR. 
 
Additional information and copies of this application are available at the Department of Planning 
and Zoning located on the second floor of the Leesburg Town Hall, 25 West Market Street, 
Leesburg, Virginia 20176 during normal business hours (Monday-Friday, 8:30 a.m. to 5:00 
p.m.), or by contacting Irish Grandfield, Senior Planner, at 703-771-2766 or 
igrandfield@leesburgva.gov. 
 
At these hearings, all persons desiring to express their views concerning these matters will be 
heard. Persons requiring special accommodations at the Town Council meeting should contact 
the Clerk of Council at (703) 771-2733 three days in advance of the meeting. For TTY/TDD 
service, use the Virginia Relay Center by dialing 711. 
 
 
 

mailto:igrandfield@leesburgva.gov


Date of Council Meeting:  August 12, 2014 

 

 

TOWN OF LEESBURG 

TOWN COUNCIL PUBLIC HEARING MEETING 

 

 

Subject:  TLZM-2014-0004, Oaklawn at Stratford a rezoning application to amend the approved 

Concept Plan and proffers to change uses and phasing without increasing overall density. 

 

Staff Contacts:  Brian Boucher, Deputy Director, Dept. of Planning & Zoning 

   Irish Grandfield, AICP, Senior Planner, Dept. of Planning & Zoning 

 

Recommendation:   The staff recommendation will be provided at the Town Council work 

session on August 11, 2014.  

 

Issue:  Should Town Council approve a rezoning to amend the approved Concept Plan and 

proffers for the Oaklawn at Stratford project to add land uses, modify transportation phasing, 

reallocate permitted uses among various Land Bays, and amend the proffer requiring H-2 

Corridor Design approval for development in Land Bay B? 

 

Fiscal Analysis:  Approval of this application should generate substantial commercial revenue to 

the Town.  The revenue generated by the tenant in Land Bay B alone is estimated at $2.7 million 

($2,700,000) over a 10-year period.  In addition, that project is expected to generate substantial 

tax revenues for Loudoun County and the Commonwealth of Virginia during the initial 10-year 

period. Additional revenue is expected from the further development of commercial uses in land 

bays made accessible by the accelerated construction of Hope Parkway.    

 

Background: The Applicant, Oaklawn LLC and Oaklawn Development LLC, is requesting an 

amendment to the approved Concept Plan and proffers for the Oaklawn at Stratford project to 

add land uses, modify transportation phasing, reallocate permitted uses among various Land 

Bays, and amend the proffer requiring H-2 Corridor Design approval for development in Land 

Bay B. From the Town and Applicant perspectives there are three primary purposes for this 

amendment:  First, to make use changes to allow a high profile corporate headquarters to begin 

construction shortly in Oaklawn Land Bay B; second, to accelerate the construction of Hope 

Parkway as a secondary access for the residents of Stratford; and third, to increase flexibility for 

uses in various land bays to increase economic viability of the development and to stimulate 

economic growth. 

 

This rezoning application was prompted when a growing corporation with both an office and a 

light industrial component (fully enclosed) expressed intent to locate in Leesburg within Land 

Bay B of the Oaklawn development. However, the approved concept development plan and 

proffers for Oaklawn do not permit the light industrial component within the preferred location.   

 

The subject property consists of vacant commercial land in Oaklawn Land Bays A, B, C, D, G, 

and MUC2. The site includes 94.7 acres bordered by the Dulles Greenway to the west, the 
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Stratford residential development to the north, the Oaklawn at Stratford residential development 

to the east, Battlefield Parkway and the Leesburg Municipal Airport to the south. Approximately 

78 acres of the property are zoned Planned Employment Center District (PEC) and the remaining 

16.5 acres is zoned Planned Residential Community (PRC). 

 

Planning Commission Public Hearing and Recommendation: The Planning Commission 

opened the public hearing on this case at their July 31, 2014 meeting. Eighteen members of the 

public spoke and each expressed concerns about the impact of the proposal on their properties in 

nearby neighborhoods (see Attachment 1, pages 2-3 for a more detailed description of those 

public comments). In addition, staff provided the Planning Commission with a packet of written 

concerns emailed by members of the public (see Attachment 11).  The Planning Commission 

discussed the application and questioned the applicant on over 20 issues (see Attachment 1, 

pages 3-4 for a more detailed description of those public comments). Express concerns included 

the need to mitigate light industrial impacts on adjacent properties such as buffering, truck 

traffic, lighting and architecture, as well as the proposed vehicle and equipment repair facility 

(the tire shop) and possible recreation facility uses.  The public hearing was held open to the 

Planning Commission’s August 7, 2104 meeting to allow further public input and to give 

applicant a chance to address the issues raised. 

 

On August 7, 2014 the public hearing was resumed and 34 members of the public addressed the 

Commission.  Concerns expressed included: 

 

 Increased traffic on Hope Parkway and Battlefield Parkway: congestion, cut-

through traffic, speeding, pedestrian safety on Hope Parkway. 

 Truck traffic: noise, hours, internal circulation too close to residential areas, route 

cutting through neighborhoods and potential traffic calming measures. 

 Concern over the future light industrial uses and the lack of a specific definition 

for light industrial in the Zoning Ordinance. 

 Potential impacts of lighting, noise, and emissions of the Light Industrial use; 

incompatibility of this type of use near residential areas.  

 Potential for Oaklawn to develop almost entirely as a light industrial park. 

 Removing light industrial from some land bays (A, C or D) 

 Adequacy of buffering, screening, and setbacks facing residential areas. 

 Aesthetics of proposed building; particularly the rear of the production building 

facing residential areas. 

 Potential noise and visual impacts of a generator serving the user on Land Bay B 

 Objection to potential vehicle repair/tire shop: noise and visual impacts. 

 Objection to the expedited review process. 

 Limiting the rezoning application to Land Bay B only. 

 Concern over the proposed recreational facility potential uses. 

 Devaluation of home values due to proximity of light industrial uses. 

 Objection to data center use 
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After hearing public comments the Planning Commission questioned applicant and staff about 

aspects of the proposal.  Issues discussed included: 

 

 Adequacy of the proposed landscape buffer on Land Bay B.  Specifically, the wooden 

fence proposed as part of the landscape plan for the northeast portion of Land Bay B 

should be masonry. 

 Architecture for the proposed Land Bay B buildings and whether or not they meet the H-

2 Guidelines sufficiently. 

 Concern over lighting in Land Bay B – pole heights and the effect on adjacent residences. 

 Where data centers can be located today by right (Land Bays C and D). 

 Concern that the Zoning Ordinance does not provide a clear definition of "Light Intensity 

Industrial”.  Suggestions that the applicant proffer the language provided by the Zoning 

Administrator to give more specificity about what could be future light intensity 

industrial uses in Oaklawn. 

 Screening and noise mitigation for generators on Land Bay B. 

 Truck traffic and the need to limit hours because of adjacent residences – 8 a.m.-7 p.m. 

was suggested. 

 Discussion that Land Bay B needs to be the focus of the land use changes and that other 

use changes, such as light industrial in Land Bay A, should be the subject of more review 

to fully appreciate impacts.  Applicant was asked if he would proceed on Land Bay B 

only and deal with other proposed changes later and the applicant said they could not do 

so. 

 Concern that not all ramifications of the application are thoroughly understood due to the 

speed of the review process in this case. 

 

During discussion, in response to comments by the Commission and the public, applicant 

stated that they would make several revisions to the proposal, such as removing Light 

Intensity Industrial uses from Land Bay C. The Planning Commission closed the public 

hearing.  The Commission then passed a motion by a vote of 4-3 that recommends denial of 

the application but which also sets forth revisions proposed by the applicant which the 

Commission supports.  The specific motion is as follows:  

 
I move that rezoning application TLZM 2014-0004, Oaklawn, be forwarded to the Town 

Council with a recommendation of denial on the basis that the Approval Criteria of 

Zoning Ordinance Section 3. 3.15 have not been satisfied due to the following reasons: 

 

 We do not have a definitive understanding of many terms including light industrial 

which would allow residents to know what to expect for future development. 

 The truck traffic hours should be limited to 8 a.m. to 7 p.m. 

 We recommend consideration of Land Bay B as a stand-alone application because so 

much progress has been made. 

 The ramifications of this complex application are not fully understood due to the 

accelerated process. 

 Consideration of materials for the fence to include other materials such as masonry.  
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The positives that we have recognized are: 

 

 Proffer to remove light industrial from Land Bay C. 

 Proffer to remove modification to Land Bay D (tire shop).  

 Proffer specific caliper and location of trees and buffers as presented.  

 Proffering lighting plan, pole placement and heights.  

 Proffering truck traffic limited to 7 a.m. to 9 p.m. and prohibition on trucks turning 

right out of the site onto Hope Parkway.  

 Proffer elevations as they were presented tonight.  

 Proffer to accept Staff language for future light intensity industrial to be approved by 

the Zoning Administrator.  

 Change the references in the proffers to refer to the most recent elevations, buffers 

etc. as presented tonight. 
 

Staff Analysis: Due to the compressed review schedule and in anticipation of the applicant 

submitting revisions staff will provide full analysis and recommendations at the August 11, 2014  

Town Council work session. However, the following is a list of recommendations that staff has 

started and will complete at the work session.  Staff has cited draft proffers in italics if they 

currently exist to address recommendations.  Staff also provides options below for Council to 

consider in italics.  These comments are based on the proffers (Attachment 4) and concept plan 

(Attachment 3) submitted on August 6, 2014, and the Buffer Plan (Attachment 5) and separate 

Site Lighting Plan (Attachment 7) submitted on August 7, 2014.  

 

Remaining Staff Comments: 

 

1. Cash Equivalent Contribution for Road Construction – Proffer #II.10.E applies to all 

of Hope Parkway. The applicant proffers repayment in 5 annual installments rather 

than the 2 requested by staff, even though applicant would have been obligated to pay 

the full cost of the road to get that first zoning permit had the public not constructed 

the road.  Staff recommends a payment in two annual installments instead of five.  

This is to reimburse the public for its expenditure that has directly benefitted the 

private developer in a more reasonable time frame thereby decreasing the Town’s 

carrying costs.  The Planning Commission and staff continue to recommend this 

revision to the proffers. 

 

2. Architecture – The applicant continues to proffer compliance to the H-2 Design 

guidelines subject to Board of Architecture approval for all development except the 

new corporate use in the northern portion of Land Bay B. The applicant has submitted 

revised elevations on August 7, 2014 that they have indicated address a number of 

Commission and staff concerns (Attachment 8).  At the time of writing this report 

staff was reviewing this plan and will have additional comments at the work session 

on August 11, 2014.   (See also Proffer V.14).   
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Planning Commission Recommendations: 

 

1. Define light industrial.  At the August 7 meeting, staff provided the following description 

of Light Intensity Industrial use.  This description is what the Zoning Administrator 

would use to decide if a proposed use in Oaklawn is LII.  If Council wishes to entertain 

the application as submitted (i.e. do not solely focus on Land Bay B), Council could 

recommend that this description be included in the proffers for TLZM 2014-0004,to 

provide ongoing, consistent description of LII uses in all Land Bays in Oaklawn. This, in 

conjunction with Proffer V. 19.B (see #11 below) would provide some assurance that 

light industrial uses are defined/described and mitigated.  

 

The description provided by staff to the PC on August 7 is stated below: 

 

Light Intensity Industrial uses are characterized by:  

 Interior operations include research and development, and assembly wholly from 

prepared materials, finished products, or parts for end users. 

 There are no exterior operations; activities are conducted entirely within an 

enclosed building.  

 The use operates in a manner to control the external effects such as noise, odor, 

dust, and truck traffic (i.e. low volume distribution via city, box trucks or low 

frequency of tractor trailers) and closely replicates impacts from typical office 

use. 

 Examples are scientific and precision instruments, clothes, furniture, or consumer 

electronics, prototyping (3-D printing), or high value handmade goods as part of 

a larger supply chain. 

 

Light Intensity Industrial uses exclude medium and heavy industrial uses such as 

basic industrial processing of raw materials, mining, asphalt or concrete plant, 

warehouses, distribution center, outdoor storage of materials, recycling businesses, 

solid waste transfer stations, container storage, oil or gas storage, and bulk waste. 

 

2. Revise the proffers to limit truck traffic hours from 8 am to 7 pm. Proffer #19.A.1.C. 

limits truck traffic between the hours of 7 am and 9pm.  Applicant stated on August 7 that 

the Tenant would be consulted to see if they agree with this requirement. 

 

3. Consider Land Bay B now. Staff, PC and residents alike have had difficulty with the 

fact that the application has expanded the Light Intensity Industrial use to Land Bays A 

and B. It is currently allowed on Land Bays C and D.  If the proposed amendment is 

approved, the total amount of industrial development could exceed office and retail 

development thereby changing the profile of Oaklawn from one which is currently a 

mixed employment development to one that might be a light  industrial park.  Anxiety 

about this possibility was exacerbated by the fact that the Zoning Ordinance does not 

currently have a definition of Light Intensity Industrial and a fear that unacceptable light 

industrial businesses would be built in Oaklawn.  



TLZM-2014-0004, Oaklawn at Stratford  

Town Council Public Hearing 

August 12, 2014 

Page 6 

 

 

Proffer #V.19.B addresses this problem to an extent. However, Planning 

Commissioners still had concerns about the amount of light industrial proposed and 

about the recreational use proposed in Land Bay A.  As such, the Commission made 

the recommendation to only review and act on amendments to Land Bay B.  To 

address the Planning Commission recommendation, here are some options for 

Council to consider: 

 

 Adopt Proffer #V.19.B and ask the applicant to proffer the description noted 

above (#1);  or 

 Eliminate light intensity industrial form certain land bays (A,  C and/or D); 

and/or 

 Eliminate recreational use from Land Bay A; and/or 

 Make Light Intensity Industrial Use and/or recreational use a special exception 

use; or 

 Cap the amount of Light Intensity Industrial use that can be built before a given 

threshold of retail, office, and hotel is built. 

 

4. Proposed fence should be masonry. A wooden fence is proposed as part of the buffer 

screen along the north and eastern property boundaries of Land Bay B. Staff will discuss 

this with the applicant on Monday and provide an update at the work session on Monday. 

See Attachment 6 and also see #7 below.  

 

5. Remove light industrial from land Bay C.  Applicant stated at the August 7 meeting 

that this change would be made to the proffers.  Staff will discuss with the applicant and 

provide an update at the work session. 

 

6. Revise proffers to assure tire shop is not in Land Bay D. See Proffer #I.4.B.4.  

Applicant has deleted an automobile repair as an alternative to the service station which 

is allowed in the current proffers.  Staff notes that to fully assure that automobile repair 

is deleted as a permitted use in Land Bay D (or any Land Bay) Proffer #I.4.B.7 should be 

changed as follows: “7.) Repair service establishments (excluding vehicle repair 

facilities).” 

 

7. Proffer specific caliper and location of trees and buffers.  The applicant provided a 

Buffer Plan for Land Bay B and presented this to the Planning Commission on August 7 

(see Attachment 5).  In addition, Proffer #V.18 specifically commits to constructing the 

proposed buffer on Land Bay B. The Planning Commission discussed the buffer and 

recommended that that buffer assure that:  vegetation is hardy, fast-growing, and 

effective as a means of screening the parking and loading areas, headlights from trucks, 

and the buildings from adjacent properties.   
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Staff reviewed the proposed buffer plan and finds that the vegetative materials 

proposed will provide an effective buffer and will be reasonability quick growing.  

Staff recommends the following changes for the fence (see Attachment 6):  

o The fence should be extended to further screen loading bays and dumpster 

o The fence should be constructed of wood with stone pilasters to increase 

the sturdiness of the fence and to connect with the existing fence and 

signage design currently within the Oaklawn at Stratford development.    

 

Staff will be discussing these recommendations with the applicant prior to the 

Council work session and will provide an update at the meeting. 

 

8. Proffer lighting plan and pole placements and heights.  The applicant presented a 

lighting exhibit on August 7 and included a proffer (Proffer #V.20 – Land Bay B Outdoor 

Lighting in August 6 proffers).  The exhibit (Attachment 7) is proffered and provides for 

the following requirements: interior parking lot lighting levels shall not exceed 1.0 foot 

candle in areas 1 and 5.0 in area 2 as designated on the lighting exhibit. Pole heights are 

limited to 20 feet.    

 

Staff notes that the Zoning Ordinance only addresses maximum foot candle levels at 

the property line which is 0.5 and maximum pole height in parking areas which is 25 

feet.  The proffered requirements therefore, exceed what is required in the ordinance 

for maximum interior foot candles and the maximum height for light pole.  

 

The applicant proposed revisions to Proffer #V.20 on August 7:  

 

The outdoor lighting in Land Bay B shall be installed in substantial conformance 

with the attached exhibit prepared by MGMA and dated August 6, 2014.  The 

light poles in the shaded area of the Land Bay B denoted by the numeral “1” 

shall be a maximum of 20-feet tall, and lighting levels shall be a maximum of 1.0 

foot candles. The shaded area of Land Bay B denoted by the numeral “2” shall 

have maximum lighting levels of 5.0 foot candles. 

 

Staff recommends approval of this revised proffer language.   

 

9. Proffer limits on truck turning out of Land Bay B southward on Hope Pkwy.  

Proffer #V.19 was revised in the August 6 draft to include Proffer #V.19.A.1. b. which 

requires truck traffic to turn left onto Hope Parkway when exiting the property.  This 

recommendation has been addressed. No further changes are necessary. 

 

10. Proffer building elevations as presented on August 7. Proffer #V.14. states that 

buildings constructed on Land Bay B will be in substantial conformance with the 

elevations.  The proffer should be updated to reflect the revision date of the elevations 

that were shown to the PC on August 7. 
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11. Proffer future light intensity industrial to be approved by ZA.  This is done in Proffer 

#V.19.B which states the applicant shall provide “measures to mitigate noise, heavy 

truck traffic, odor, fumes, and other potential nuisances of any light industrial use shall 

be provided subject to the Zoning Administrator’s reasonable determination of 

sufficiency.” This language is consistent with Town of Leesburg Zoning Ordinance 

guidance for Light Intensity Industrial uses in section 8.6.2. 

 

Attachments 

 

1. Planning Commission Staff Report dated July 31, 2014 

2. Planning Commission Staff Report dated August 7, 2014 

3. Concept Plan dated July 1, 2014 

4. Proffers dated August 6, 2014 

5. Buffer Plan dated August 5, 2014 

6. Staff Recommendations for changes to Landscape Plan 

7. Site Lighting Plan dated August 6, 2014 

8. Building Elevations dated August 7, 2014 

9. Applicant’s Response Letter dated August 6, 2014 

10. TLZM-2014-0004 Draft Ordinance 

11. Written Public Comments – July 31, 2014 

12. Written Public Comments – August 7, 2014 

 

 

 



 

    

 Date of Meeting: July 31, 2014 
 

TOWN OF LEESBURG 

PLANNING COMMISSION PUBLIC HEARING 

 

SUBJECT:  TLZM-2014-0004, Oaklawn at Stratford 

  

STAFF CONTACT: Irish Grandfield, AICP, Senior Planner, DPZ 

 

APPLICANT:    Oaklawn LLC 

 

PROPOSAL: An application to amend the approved proffers and concept development 

plan to change uses and phasing without increasing overall density.  

 

PLANNING COMMISSION CRITICAL ACTION: August 7, 2014 

 

RECOMMENDATION: Recommendation pending responses from the applicant. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1.  Oaklawn at Stratford 
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I. APPLICATION OVERVIEW:  The Applicant, Oaklawn LLC and Oaklawn 

Development LLC, is requesting an amendment to the approved Concept Plan and  

proffers for the Oaklawn at Stratford project to add land uses, modify transportation 

phasing, reallocate permitted uses among various Land Bays, and amend the proffer 

requiring H-2 Corridor Design approval for development in Land Bay B. From the 

Town and Applicant perspectives there are three primary purposes for this 

amendment:  First, to make use changes to allow a high profile corporate 

headquarters to begin construction shortly in Oaklawn Land Bay B; second, to 

accelerate the construction of Hope Parkway as a secondary access for the residents 

of Stratford; and third, to increase flexibility for uses in various land bays to increase 

economic viability of the development and to stimulate economic growth. 

 

The subject property consists of vacant commercial land in Oaklawn Land Bays A, B, 

C, D, G, and MUC2. The site includes 94.7 acres bordered by the Dulles Greenway to 

the west, the Stratford residential development to the north, the Oaklawn at Stratford 

residential development to the east, Battlefield Parkway and the Leesburg Municipal 

Airport to the south. Approximately 78 acres of the property are zoned Planned 

Employment Center District (PEC) and the remaining 16.5 acres is zoned Planned 

Residential Community (PRC). The rezoning application request is to amend the 

approved Concept Development Plan and proffers as follows: 

 

•  Revise the transportation and development phasing plan regarding the unbuilt 

portions of Hope Parkway. (Note:  all other proffered road improvements have 

already been constructed.) 

•  Amend the permitted uses by allowing Light Intensity Industrial uses to locate 

in Oaklawn Land Bays A and B, add Recreational Facility uses in either Land 

Bay A or B, and a Repair Service Establishment and Service Station without 

gas pumps in Oaklawn Land Bay D. 

• Reallocate permitted office and other commercial uses among the Oaklawn 

Land Bays to accommodate the added uses. 

•  Allow the approved hotel/motel/conference center in Land Bay B to be in 

either Land Bay A or B. 

•  Amend the proffer requiring H-2 Corridor Design approval for development 

in Land Bay B. 

 

Two parcels that were originally part of the Oaklawn commercial development have 

been sold and are not part of this rezoning application. The two parcels are 525 

Trimble Way (Northwest Federal Credit Union) and 306 Kellys Ford Plaza 

(Southside Oil LLC). Overall, a total of 1,549,500 square feet of commercial 

development is proposed in the PEC and PRC Zoning Districts combined (this figure 

includes the square footage of the two excluded parcels). There is no increase in the 

approved density because the total development square footages do not change from 

previous approvals. The allowable overall density is 0.40 and the proposed overall 

density is 0.38. Individual lots may have a maximum density of 0.60 provided the 

overall density is not exceeded. Table 1 below summarizes the planning, zoning, and 

land uses for the various Oaklawn Land Bays included in this application. 
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Table 1. Oaklawn at Stratford Land Use 

 

Land Bay Parcels & Address Planned Land Use 

& Zoning 

Proposed Uses 

(highlighted uses are new) 

A 233388942 

None 

 

Regional Office 

PEC 

Office, light industrial, data 

center, support uses, 

recreational facility,  hotel 

and restaurant uses  

B 233396464 

None 

233396106 

None 

Regional Office 

PEC 

Office, light industrial, data 

center, support uses,  

recreational facility and/or 

hotel (if not located in Land 

Bay A); Convenience retail 

uses not exceeding a total of 

30,000 square feet (to the 

extent not located in Land 

Bays MUC 2 and/or MUC 5) 

C 233296350 

501 Trimble Plaza 

233200550 

534 Trimble Plaza 

233299822 

524 Trimble Plaza 

Regional Office 

PEC 

Office, light industrial, data 

center, car wash, support 

services, bank with drive-

through, restaurant, fast food 

restaurant with drive-through, 

automobile service station 

with convenience store 

and/or car wash & 8 fueling 

stations 

D 233203806 

304 Kelly’s Ford 

Plaza 

233101658 

309 Kelly’s Ford 

Plaza 

233198457 

311 Kelly’s Ford 

Plaza 

 

Office/Light 

Industrial 

PEC 

Office, light industrial, data 

center, car wash, support 

services, bank with drive-

through, restaurant, fast food 

restaurant with drive-through, 

automobile service station 

with convenience store 

and/or car wash & 8 fueling 

stations or a repair service 

establishment for vehicle 

repair 

G 233290512 

None 

Regional Office 

Office/Light 

Industrial 

PEC 

Open Space 

MUC1 233302941 Office/Light 

Industrial 

PRC 

Park 

MUC2 233302511 – None 

233301486 - None 

233304276 - None 

Office/Light 

Industrial 

PRC 

Restaurant, service station or 

repair facility, convenience 

retail, office, support uses 
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On-line Information: All information submitted by the applicant for this application 

as well as review materials generated by staff during the review of the application can 

be found on the Oaklawn at Stratford Project Page on the Department of Planning and 

Zoning website at this link: http://www.leesburgva.gov/index.aspx?page=1987. 

 

Compressed Review Time: This rezoning application was prompted when a growing 

corporation with both an office and a light industrial component (fully enclosed) 

expressed intent to locate in Leesburg within Land Bay B of the Oaklawn 

development. However, the current concept development plan and proffers for 

Oaklawn do not permit the light industrial component within the preferred location.  

The Town Council discussed the potential location of this corporate entity in 

Leesburg and found substantial economic benefits should ensue therefrom, and 

further, that it also provided an opportunity to obtain the planned Hope Parkway link 

to Miller Drive, an important road network connection to the residents in the 

Southwest quadrant of the Town, more quickly than under existing proffers. In an 

effort to address both economic development and transportation connection 

opportunities in this area Town Council has directed staff to process this application 

on a compressed schedule due. Staff received this application on July 3, 2014 and 

following action by the Planning Commission the Town Council will hold a public 

hearing on August 12, 2104. The Town and County have signed a Non-Disclosure 

Agreement in regards to the identity of the corporate tenant.  

 

The initial development of the corporate headquarters consists of up to 185,000 s.f. of 

office, research and development, and light assembly uses in Oaklawn Land Bay B 

for roughly 270 employees. The proposal is for one office building toward the front 

of the site and one production building located at the rear of the site. Parking will be 

provided in front and along the sides of the two buildings. Loading facilities and trash 

service facilities will be located behind the production building.  

 

This is a rapidly growing company that is projected to add between 100 and 150 new 

jobs in the next five years and there is the possibility of expansion of the corporate 

headquarters onsite in the future. Development of the corporate headquarters will 

include construction of Hope Parkway as a four-lane roadway between the Stratford 

residential community and Miller Drive providing a much needed secondary access to 

the Stratford development. The applicant has proposed some other changes to the 

Oaklawn plan and proffers which are intended to further attract economic interest in 

the Oaklawn development. These changes are discussed further in this report. 

 

 

II. CURRENT SITE CONDITIONS: This application includes fourteen separate 

properties all of which are undeveloped.  The parcels are identified as Loudoun 

County Parcel Identification Numbers (PINs) 233-38-8942, 233-39-6464, 233-39-

6106, 233-30-2511, 233-30-1486, 233-30-4276, 233-29-0512, 233-29-6350, 233-29-

9822, 233-20-0550, 233-20-3806, 233-19-8457, 233-10-1658, and 233-30-2941 at the 

http://www.leesburgva.gov/index.aspx?page=1987
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following addresses: 524 and 534 Trimble Plaza, as well as 304, 309, and 311 Kellys 

Ford Plaza. Several of the other parcels have no assigned addresses to date. 

 

Rough grading was completed several years ago over most of the application 

properties as part of onsite road construction of Battlefield Parkway, Miller Drive, 

Oaklawn Drive, Brown Roan Drive, and access ramps to Dulles Greenway.  As a 

result of this grading, the site is mostly open land with few trees (see Figure 2. Aerial 

View). The site contains the remnants of several structures (such as a farmhouse, silo 

and outbuildings) in Land Bay A from its previous farm use.  

 

Most of the planned road network for the development is in place with the notable 

exception of Hope Parkway between the Stratford residential development and 

Battlefield Parkway. Oaklawn has a northbound exit ramp from the Dulles Greenway 

to Miller Drive and a northbound access ramp to the Dulles Greenway from Miller 

Drive. Southbound entrance and exit ramps for Dulles Greenway are located offsite 

on Battlefield Parkway. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2. Aerial View 



TLZM-2014-0004, Oaklawn at Stratford  

Planning Commission Public Hearing Staff Report 

July 31, 2014 

Page 6 

 

 

 

III. ZONING HISTORY: The project was originally rezoned on June 22, 1988 to 

Planned Employment Center (PEC) and Planned Residential Community (PRC) 

under ZM-116. Several additional amendments were made to ZM-116 (ZM-130, ZM-

138, ZM-161 and ZM-01-05) but ZM-159 approved on June 10, 2003 dealt 

specifically with the subject property and separated it from the rest of the Stratford 

residential development. Specifically, ZM-159 amended the Concept Plan and 

Proffers to allow residential development in lieu of commercial development for the 

eastern portion of the Oaklawn development and an accelerated road construction 

phasing plan. TLZM-2005-0002 approved on February 20, 2007 further amended the 

concept plan and proffers by adding service station and convenience retail uses; 

increasing the flexibility in the location of various uses; amending the transportation 

phasing; and increasing the allowable size of the daycare center in Land Bay D.  This 

rezoning seeks to amend the ZM-159/TLZM-2005-0002 proffers and concept Plan. 

 

 

Figure 3. Zoning 
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USES ON ADJACENT PROPERTY:  The site is bordered by the Dulles Greenway to 

the west, the Stratford residential development to the north, the Oaklawn residential 

development to the east, and Battlefield Parkway and the Leesburg Municipal Airport to 

the south (see figure 3.). Directly adjacent to Land Bays A and B is homeowner’s 

association land of Stratford. Just beyond the strip of HOA land north of Land Bay A is 

the multifamily unit development of Stratford Club. North of Land Bay B are single 

family detached homes of Stratford. Northeast of Land Bay B is the pond at Stratford 

with additional single family detached homes across the pond. With the exception of a 

daycare center on the southeast corner of Battlefield Parkway and Miller Drive, the area 

to the east is composed of single-family attached homes. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4. Surrounding Land Uses 
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IV. STAFF ANALYSIS 

A. Review Summary:  
Resolved Review Items: Staff reviewed two separate submissions of the 

application in a very compressed timeframe. Consistent with the agreed upon 

schedule, a third submission was received on Wednesday July 23. As a result of 

staff review, the application has been revised to: 

 

 Clarify proffers to assure that applicant commitments for road 

construction will be appropriately timed with land development activity in 

Oaklawn and that network connections will be made. 

 Ensure consistency between the proffers and Concept Development Plan.  

 Provide increased buffering and screening adjacent to Stratford. 

 Establish a cash equivalent contribution to the Town in the event the Town 

opts to build any proffered road sections prior to Oak lawn’s phasing 

trigger. 

 Set performance standards for newly proposed light industrial uses in 

Land Bays A and B. 

 Address architectural elements of the corporate headquarters in Land Bay 

B to ensure compatibility with the character of Leesburg. 

   

Unresolved Review Items/Outstanding Issues: While significant progress has 

been made on a number of issues, staff believes there are a number of remaining 

issues to be addressed (see attachment 9, July 24, 2014 letter to applicant). These 

issues are also discussed in detail in various sections of this staff report below. 

 

B. Town Plan Compliance:  The Town of Leesburg Zoning Ordinance (TLZO) 

Section 3.3.15 requires an assessment of how the proposed uses comply with 

applicable provisions of the Town Plan. The site is located in the Town Plan’s 

Southeast Policy area and is identified on the Town Plan Land Use Policy Map as 

“Regional Office” (Land Bays A, B, C, and G) and “Community Office/Light 

Industrial” (Land Bays D, MUC1, and MUC2)  (see Figure 5). A small portion of 

the proffered park (Land Bay MUC1) is planned for low density residential. 

 

The Oaklawn rezoning was approved prior to the adoption of the current Town 

Plan and as a proffered rezoning has a vested right to the uses established in that 

rezoning regardless of potential conflicts with the objectives of the Town Plan. 

Because of this, staff evaluation for Town Plan compliance focuses on the new 

proposed light industrial and recreational facility uses in Land Bays A and B.  
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Figure 5. Town Plan Designated Land Use 

 

Regional Office: Stated intentions for Regional Office include to “help meet the 

need for a broad spectrum of local and regional employment that offers high 

paying jobs and supports a balanced tax base” and to “provide flexibility in uses 

so that light industrial and high tech uses may be permitted where compatible 

with other Regional Office uses (Town Plan, p. 6-24). Described land uses 

include “office, including corporate headquarters, emerging technologies 

facilities, other public and private sector office uses, hotels, conference centers, 

and higher education facilities and other major office users (Town Plan, p.6-25). 

The proposed light industrial use is an emerging technology use that involves 

some assembly but not any traditional manufacturing. Staff finds that this use is 

consistent with the policies of the Town Plan but the Regional Office Uses states 

“Light industrial and high tech uses are appropriate provided that issues related to 

compatibility, emissions, outdoor storage and traffic are effectively addressed 

(TP, p. 6-25).  

 

Although the proposed recreational use is not listed per se as an envisioned use in 

the Regional Office land use, acceptable land uses do include health clubs. The 

intent of the policy is to recognize that recreational services can be compatible 

with office use when provided for employees within the regional office 

development. The applicant has stated that the proposed recreational use may be 

used by employees in the office development but also may also be used by 

children and adults in the Leesburg community. In any case, Staff notes that 

recreational use is recognized by the Town Plan as a component of Regional 
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Office use and it is also an allowable use in the PEC zoning district, which is the 

current zoning of Land Bays A and B where recreational uses are proposed. 

 

Additional policies in the Town Plan provide for a desired density of 0.35 – 1.0 

FAR (p. 6-25) consistent with the proposed overall proposed density of 0.38 and 

maximum individual Land Bay density of 0.60 for Oaklawn.  The Town Plan also 

states that “site design should conform to H-2 district design guidelines” (p.6-25). 

Subject to appropriate design, the proposed light industrial use for a corporate 

headquarters of emerging technologies in Land Bay B also complies with these 

objectives. The proposed recreational facility will also meet both the density and 

design policies since an overall Oaklawn proffer requires the facility to gain H-2 

district design approval from the Board of Architectural Review.    

 

Community Office: The only new use proposed in the Community Office planned 

land use area of Oaklawn is essentially a variant of an already approved use in 

Land Bay D.  The approved “Service Station with gas pumps” use will be 

expanded to provide flexibility in order to allow “Service Station without gas 

pumps” or “repair facility” instead. As mentioned previously, this is a proffered 

rezoning with vested rights for the “Service Station with gas pumps” and the 

proposed change to allow a service station without gas pumps or a repair facility 

in lieu of the stated use is consistent with what was envisioned in the original 

rezoning. 

 

Design guidance for Community Office in the Town Plan includes:  

 

 The site should be designed architecturally and functionally as a well-

integrated unit. 

 Landscaping should be provided in addition to landscaping and buffer 

ordinance requirements.  

 Architecture should be compatible with and reflective of character, 

materials, and features of Leesburg. (Town Plan, p. 6-30)  

 

A comprehensive landscape plan for Oaklawn exceeds Zoning Ordinance 

standards for buffering on public roads. Design and architecture will be addressed 

by the proffer requiring H-2 district design approval from the Board of 

Architectural Review for all development.  

 

Economic Development: The proposed corporate headquarters will further a 

number of Town Plan Economic Development objectives (Chapter 8) including: 

  

Objective #1 “Promote economic development that builds upon the strengths 

of the Town and region”  

 

c. “Give priority to emerging technologies, homeland security, corporate 

offices, research and development and higher education…”   
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f. “Encourage compatible office and light industrial uses in the area 

surrounding the Leesburg Executive Airport.” 

 

Objective #2 “Promote a diversified economic base which takes advantage of 

emerging opportunities.” 

 

“a. Support economic development that creates jobs that match the 

occupational needs of the Town’s residents.” 

 

Objective #3 “Promote business and employment growth that enhances the 

quality of life and maintains the character of the Town.” 

 

“e. Promote businesses that contribute to the Town’s revenues and 

employment that provides high wages.” 

 

The other proposed land use changes should increase the economic viability of the 

property and each also furthers certain of these economic objectives. 

 

C. New Land Uses: Three new land uses are proposed as part of the rezoning. The 

first is to allow a “repair service establishment” in lieu of the approved service 

station in Land Bay D (a separate gas station already has special exception 

approval for Land Bay C). The added use would allow vehicle repair so that a tire 

shop that performs a wide range of automobile repair services could locate in 

Land Bay D. Staff believes that the impacts of the repair service establishment are 

similar to that of the service station with or without gas pumps. The repair service 

establishment will be subject to the use standards of TLZO Sec. 9.3.29. 

 

The second proposed land use is a recreational facility up to 120,000 square feet. 

A recreational facility may include such things as tennis, racquetball, or 

basketball courts; skating rinks, and gymnasiums. This use is being added as an 

option in either Land Bay A or B. If a recreational facility is built, it would be 

subject to the use standards of TLZO Sec. 9.3.21 and the total square footage of 

the facility would be subtracted from what would otherwise be allowable in the 

Land Bay. 

 

The third new use proposed is that of Light Intensity Industrial for Land Bays A 

and B. This use is already approved for Land Bays C and D. Pursuant to TLZO 

Sec. 8.6.2 a “Light Intensity Industrial” use is one “rendered unobjectionable 

because noise, heavy truck traffic, odor, fumes and other potential nuisances are 

effectively mitigated by performance standards set out in the ordinance 

establishing the use.” Staff has requested the applicant proffer to submit at the 

time of site plan a list of measures to mitigate noise, heavy truck traffic, odor, 

fumes, and other potential nuisances of any light industrial for the Zoning 

Administrator’s reasonable determination of sufficiency (whatever decision the 

Zoning Administrator makes would be appealable to Town Council should the 

applicant disagree with the interpretation). If the applicant does not provide such a 
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proffer staff recommends that the requirement be stated in the ordinance 

establishing the use that would be adopted by Town Council as part of the 

rezoning approval.  

 

D. Traffic Analysis: The Proffer Amendment substantially changes the 

transportation phasing for Oaklawn based on an amendment to the Traffic Impact 

Analysis (TIA) showing sufficiency of the road network for the proposed 

intensity of development in each phase. The Department of Public Works 

Transportation Division reviewed the TIA and concurs with the findings of the 

study (“Oaklawn at Stratford Addendum to the Transportation Phasing Analysis” 

prepared by Gorove/Slade Associates date May 23, 2002 and revised through July 

8, 2014). The TIA conclusions include justification for the proffered phasing.  

 

To date, Oaklawn has constructed significant public road improvements beyond 

what was needed for the current development and in advance of the transportation 

phasing in the current proffers. Those road improvements include a 4-lane divided 

section of Battlefield Parkway (when only a 2-lane section was required), 4-lane 

section of Miller Parkway, and 2-lane road sections of Oaklawn Drive and Brown 

Roan Way.  

 

The connection of Hope Parkway from the Stratford residential development to 

Miller Drive is generally viewed as a desirable improvement. However, there is 

some concern about increased usage of the road through the neighborhood once 

the connection is made. At the request of homeowners in Stratford, staff will be 

taking an item forward to the Standing Residential Traffic Committee on August 

4
th

 evaluating measures that can be taken to mitigate any negative traffic speed 

impacts resulting from opening Hope Parkway between Stratford and Miller 

Drive. One consideration will be re-striping of Hope Parkway through Stratford to 

one lane in each direction in order to reduce the occurrence of speeding. 

 

E. Buffering and Screening: For planned district developments such as this, the 

zoning ordinance allows buffering and screening to be established as part of the 

rezoning as opposed to following the buffer matrix table in TLZO Sec. 12.8.3. 

The original rezoning of this site set the buffers and screening as shown in the 

approved plans. With the addition of proposed light intensity industrial uses in 

Land Bays A and B, the buffering and screening deserves further evaluation 

particularly where these Land Bays border residential neighborhoods at Stratford.   

 

Except for Land Bays A and B adjacent to Stratford and the park in MUC1, the 

applicant proposes retaining all previously approved buffering and screening. In 

Land Bays A and B, the applicant is proposing a modification of the approved 

buffering and screening as discussed below. 

 

Modification Request: One Zoning Ordinance modification has been requested 

for Screening and Buffering (TLZO Sec. 12.8.3) pursuant to the provisions of 

8.2.2.E (“Planned Development Rezoning Plans, Zoning Modifications”). Town 
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Council has the authority to approve the request upon a finding that the 

modification achieves an innovative design, improves upon the existing 

regulations, or otherwise exceeds the public purpose of the existing regulation.  

 

Existing buffering and screening was established as part of the initial rezoning. 

For Land Bays A and B adjacent to the Stratford residential neighborhood the 

approved buffers are as follows: 

 

 In Land Bay A adjacent to the Park site in MUC1 and the pond at 

Stratford, no buffering and screening is required between Oaklawn Drive 

and the northeast property corner. 

 Along the northern boundary of Land Bay A from the pond at Stratford to 

Hope Parkway a 25-foot wide buffer with ½ S3 screening. 

 In Land Bay B between Hope Parkway and the Dulles Greenway a 17.5-

foot wide buffer with ½ S3 screening. 

 

The modification request is to provide the following buffer in lieu of TLZO Sec. 

12.8.3 in Land Bays A & B adjacent to the Stratford residential community (also 

see Concept Development Plan sheets 1 and  4 as well as summary table below): 

 

 Modified Buffer #1: The buffer shall be 37.5 feet wide adjacent to light 

intensity industrial uses and 25 feet for other uses permitted to locate in 

Land Bay B. The screening shall consist of off-set evergreen trees to 

screen parking and loading areas from off-site properties planted no more 

than three vertical feet below the adjacent curb elevation and of sufficient 

height at the time of planting sufficient to screen truck headlights serving 

the site. 

 Modified Buffer #2: The buffer shall be 32 feet wide adjacent to light 

intensity industrial uses and 25 feet for other uses permitted to locate in 

Land Bay B.  The screening shall consist of a six-foot high solid wooden 

fence located in the buffer yard such that a single row of evergreen trees 

can be planted on the outside of the fence facing the adjacent residential 

property.  The evergreens shall be planted no more than three vertical feet 

below the adjacent curb elevation.  

 Modified Buffer #3: The buffer shall be 15 feet wide and located between 

the curb and the retaining wall.  The screening shall consist of a six-foot 

high solid wooden fence located in the buffer yard such that a single row 

of evergreen trees can be planted on the outside of the fence facing the 

adjacent residential property. The evergreens shall be planted no more 

than three vertical feet below the adjacent curb elevation. 

 Modified Buffer #4: The buffer shall be 37.5 feet wide for light intensity 

industrial uses and 25 feet for other uses permitted to locate in Land Bay 

B. The screening shall consist of a four-foot high berm (measured from 

the adjacent curb elevation) planted with evergreen trees to screen parking 
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and loading areas from off-site properties and to prevent headlights from 

shining into adjacent residences. 

 Modified Buffer #5: The buffer shall be 37.5 feet wide for light intensity 

industrial uses and 25 feet for other uses permitted to locate in Land Bay 

A.  The screening shall be an S3 screen as set forth in Section 12.8.6 of the 

Zoning Ordinance. 

 

Land Bay Section Approved 

Buffer & 

Screening 

Proposed Buffer 

for Light 

Industrial 

Maximum 

Required by 

TLZO Sec. 

12.8.3 

A: MUC1 boundary north 

200 feet to Land Bay A 

dogleg  

Zero buffering 

and screening 

Mod 1: 37.5’ 

double row of 

evergreens 

75’ S3 

A: Land Bay A dogleg to 50 

feet from northeast Land 

Bay corner 

Zero buffering 

and screening 

Mod 2: 32’ solid 

wood fence, single 

row of evergreens 

75’ S3 

A: Northeast Land Bay 

corner 150 feet to west   

25’ ½ S3 Mod 3: 15’ solid 

wood fence, single 

row of evergreens 

75’ S3 

A: 150 feet from northeast 

Land Bay corner to 

Hope Parkway   

25’ ½ S3 Mod 4: 37.5’ 4’ 

berm, evergreens 

75’ S3 

B: Hope Parkway to Dulles 

Greenway 

17.5’ ½ S3 Mod 5: 37.5’ with 

full S3 buffer 

75’ S3 

 

Table 2. Land Bay A & B Buffer and Screening Adjacent to Residential 

 

 

The applicant’s statement for justifying the modification request cites the 

following conditions in favor of the modification: 

 

 Land Bays A & B will have a mix of commercial, office, light industrial, 

and recreational uses for which the exact location of each is not known at 

this time making it difficult to plan development of these Land Bays. 

 The applicant is providing buffer-yards along all public street frontages 

although not required by ordinance. 

 A 50-foot wide building setback is provided between Land Bays A & B 

and the adjacent Stratford residential community. 

 

Staff has evaluated the modification request and notes the following: 

 

1. Compared to the approved screening and buffering of the original 

rezoning for this site, the modification results in an increased 

screening and buffering in Land Bays A and B adjacent to Stratford. 
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2. The proposed use of fences and berms provides superior screening to 

that of vegetation alone. 

3. The applicant has indicated an inability to design the site to meet 

TLZO Sec. 12.8.3 while still meeting the requirements necessary for 

the build-to-suit corporate headquarters in Land Bay B.  

4. Drainage easement requirements and topography in the northeast 

portion of the site create a challenging situation where strict adherence 

to the buffering and screening provisions of TLZO Sec. 12.8.3 would 

result in the loss of use of a significant area of the site. 

 

Staff recommends the provision of solid fencing in Buffer Modification Area 1 

and then could support approval of the modification request.  Staff’s major 

concern is the impact of other, as yet unknown light industrial uses on the 

adjacent Stratford residential uses. A buffer adequate for the corporate entity 

desiring to locate in Land Bay B may not be adequate for a less clean light 

industrial user.  Therefore, in combination with what applicant proposes on the 

Concept Plan and in the proffers for these buffers, staff also desires language that 

keeps the Town Council’s ability to mitigate the impacts of future uses as 

discussed under Section V.I Proffers below. 

 

F. Public Utilities:  The site is served adequately by sewer and water and there 

are no issues related to provision of public utilities to the site. 
 

G. Architecture: In order to expedite approval of the corporate headquarters in 

Land Bay B, the proffer amendment includes removal of a requirement to 

obtain BAR approval for compliance with the H-2 Design Guidelines in Land 

Bay B. The statement of justification indicates that in lieu of BAR approval the 

applicant is seeking a recommendation from the Planning Commission and 

subsequent approval from Town Council for the building elevations as part of 

this rezoning request. The applicant has submitted building elevations (see 

attachment 4) and staff has recommended a number of changes to better meet 

the H-2 design guidelines. Those design changes are listed below.  

 

Both the Office and Production Buildings: 

 A clearly detailed and defined parapet/cornice should be added to both 

buildings. 

 Use real brick on all building elevations, not a simulated-brick stucco or 

textured pre-cast panel.  

 

Office Building: 

 Use the larger textured precast parapet or cornice currently shown on 

some portions of the building on all bays that feature brick elevations. 

This larger parapet or cornice should also include additional architectural 

detail such as stepped height changes in the parapet/cornice line, brackets, 

dentils, and/or corbels to distinguish and differentiate it from other 

horizontal features on the building. 
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 The ground floor should be taller in height, more architecturally elaborate 

in detail, and capped by a stringcourse or secondary cornice to distinguish 

and differentiate it from other floors of the building. 

 Eliminate the crisscross effect created by the vertical and horizontal bands 

on the east and west elevations of the office building and on the façade 

(west elevation) of the production building which disrupts continuity 

between the ground floor and cornice/parapet. Also break up the large 

horizontal bands between floors on the north and south elevations of the 

office building. 

 Entrances on the west, south and north elevations of the office building 

should be further projected or recessed or have extended canopies added. 

 Changes in the parapet/cornice line on all elevations of the office building 

and on the façade (west elevation) of the production building should be 

added as a visible roof element. 

 The main entrance door on the center of the west elevation on the office 

building needs to be modified to be substantial in construction, relate to 

the materials and detailing of windows and other related building 

elements, and provide the building with visual interest and enhance its 

sense of scale. 

 Larger expanses of windows on the office building should be reduced in 

size.  

 

Production Building: 

 Expand the size and massing of the central entrance bay to be larger than 

the adjacent bays and clearly define the entrance. 

 Use changes in position, texture, and color to break-up the vast expanses 

of textured pre-cast panels on all elevations of the production building. 

 Articulate the expanses of textured pre-cast panels on all elevations of the 

production building through changes in position, texture, and color to 

promote a better sense of scale and clearly express three-part organization. 

The stunted brick pilasters located on all elevations of the production 

building should be extended to the top of the wall and connected by 

horizontal brick bands to better communicate the three-part organization. 

 The stunted brick pilasters located on the flanking bays on the façade of 

the production building should be increased in height to avoid a confusing 

appearance.   
 

H. Fiscal Impact: Information regarding fiscal impacts related to the proposed 

corporate facility on Land Bay B was submitted to the Town. This information 

is confidential due to the need to keep the identity of the corporate entity 

confidential per the non-disclosure agreement that was agreed to by the Town 

and County. As such, submission requirements for a Fiscal Impact Study were 

waived based on the inherent positive fiscal impact of the proposed use that 

will be generated for the Town. The new facility is expected to generate an 

additional $450,000 - $500,000 over a ten year period in real estate tax for the 
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Town. The fiscal impact is further enhanced by the increase in jobs. Other 

changes will lead to more development sooner in the commercial land bays and 

will also have a positive fiscal impact. 
 

I. Proffers: The existing proffers applicable to the Property will be replaced in 

their entirety by a new set of proffers.  Areas of Oaklawn at Stratford not under 

Applicant’s control (and therefore not part of the property) will be subject to 

the existing ZM-159 and TLZM-2005-0002 proffers.  TLZO Sec. 3.3.16 states 

in part, “As part of an application for a rezoning, a property owner may 

voluntarily proffer in writing the provision of reasonable conditions to apply in 

addition to the requirements provided for in the applicable regulations.” (See 

also Sec. 15.2-2303.A of the Code of Virginia, 1950, as amended.) The 

proffers have been reviewed with this standard in mind. Note that all existing 

proffers that have not been fully satisfied are retained although some have been 

modified. Staff recommends the following changes (see also attachment 9): 

 

1. Light Intensity Industrial Uses and Mitigation:  Applicant proposes 

Proffer # V.19 Light Intensity Industrial Uses in Land Bays A and B on 

page 13. Staff believes the proffer is insufficient because it does not meet 

the applicable ordinance standard for mitigating potential impacts of light 

industrial uses on adjacent residential properties. TLZO Sec. 8.6.2 PEC 

Permitted Uses states that light intensity industrial is permitted “so long as 

the use is rendered unobjectionable because noise, heavy truck traffic, 

odor, fumes and other potential nuisances are effectively mitigated by 

performance standards set out in the ordinance establishing the use.” In 

this case the Applicant is requesting unknown light industrial uses directly 

adjacent to single-family detached and multi-family residential uses with 

reduced buffers.  There are only two ways future light intensity industrial 

uses can be held to this standard:  One is to list the potential uses and 

proffer specific measures to mitigate specific impacts.  Because Applicant 

is not in a position to list these uses at this time, this option is not 

available. The second option is to proffer the mechanics of judging the 

nuisance mitigation at the time a particular light industrial use is known.  

That is, to allow the Town Council to mitigate the impact of a light 

industrial use on adjacent residential neighborhoods when it is proposed in 

the future.  Staff recommends that the proffer be revised to state that 

“measures to mitigate noise, heavy truck traffic, odor, fumes, and other 

potential nuisances of any light industrial use shall be provided subject to 

the Zoning Administrator’s reasonable determination of sufficiency.”   

Mitigation of potential nuisances is particularly relevant here because 

Applicant has requested a 50%  reduction (75 feet reduced to 37.5 feet) in 

the required buffer width for Land Bay A and most of Land Bay B with a 

reduction to as little as 15 feet for a portion of Land Bay B.  Staff believes 

the requested buffer reductions can be justified but only if the Town 

maintains the ability to require appropriate measures to modify the 

negative impact of each light industrial use. 
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2. Repair Service Establishments:  Proffer #I.4.B.7 on page 3 lists “repair 

service establishments”.  Because the Zoning Administrator has opined 

that in the PEC District a “repair service establishment” can include a 

“vehicle and/or equipment repair facility”, this blanket inclusion would 

mean that Applicant could add additional vehicle repair facilities in the 

various land bays.  In some cases, additional conditions would be 

necessary to mitigate impacts of the use on adjacent residential uses.  

Therefore, staff recommends that this language be revised to read “Repair 

service establishments with vehicle and/or equipment repair facility 

limited to one facility located in Land Bay D.” 

 

3. Remove Bonded Language: Proffers #II.9 and #II.10 references to 

“bonded for construction” and “bonded or constructed” need to be revised 

to specify the roads sections will be constructed rather than just bonded. 

The justification for the revised transportation phasing is that the Traffic 

Impact Analysis (TIA) shows that the road network can support the level 

of development allowable in the proffered phase. This TIA analysis is 

based on roads actually in place not those that are simply bonded. The 

point of the phasing plan is to obtain the remaining roadway 

improvements when they are needed according to the TIA and to ensure 

the road is in place to serve the developed land bays. Staff recommends 

either revising “constructed or bonded for construction” to read 

“constructed”; or to read “constructed or bonded for construction but in no 

case shall an occupancy permit be issued in any land bay for which roads 

have not been substantially completed, meaning the placement of all 

pavement (with the exception of the final surface course) with all required 

signage and all pavement markings installed, and authorization to open the 

particular road section by the Town of Leesburg.” 

 

4. Cash Equivalent:  The applicant has committed in Proffer #II.10.E Cash 

Equivalent Contribution on page 9 to reimbursement for proffered 

transportation improvements in Phases 2, 3 and 4 that are built by the 

public prior to the proffered trigger mechanism that would require 

Oaklawn to construct the improvement. However, the proffer gives the 

Applicant five (5) years to reimburse the Town, even though they would 

have been obligated to pay the full cost of the road to get that first zoning 

permit had the public not constructed the road.  Staff recommends a 

payment in two (2) annual installments instead of five.  This is to 

reimburse the public for its expenditure that has directly benefitted the 

private developer in a more reasonable time frame and thereby decrease 

Town carrying costs. 
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V. Rezoning Approval Criteria: 

 

A. Zoning Ordinance Section 3.3.15 establishes the following criteria for the 

Planning Commission and Town Council to use, in addition to other 

reasonable considerations, in making their decision regarding approval or 

disapproval of a zoning map amendment application.  Listed below are the 

specific criteria with staff response.   

 

1. Consistency with the Town Plan, including but not limited to the Land 

Use Compatibility policies. – As discussed in the Town Plan section of 

this report, staff finds the proposal generally consistent with the policies 

of the Town Plan. As noted in this report, the proposed recreational use is 

not specifically listed in Regional Office however ‘health club’ is noted. 

The intent of the Plan is to provide for recreational use for the employees 

of an office development. The applicant’s proposed recreational use could 

be for employees in Oaklawn, but it is also for other members of the 

public. As noted, the Zoning Ordinance does allow recreational facilities. 

The proposal meets the design and density guidance and furthers the 

economic development objectives of the Plan.  

 

2. Consistency with any binding agreements with Loudoun County, as 

amended, or any regional planning issues, as applicable. - There are no 

applicable binding agreements or inconsistent regional planning issues. 

 

3. Mitigation of traffic impacts, including adequate accommodation of 

anticipated motor vehicle traffic volumes and emergency vehicle access. – 

Subject to the proffered road improvements and phasing, the traffic 

impact analysis shows the proposal provides appropriate access and 

mitigates anticipated traffic impacts. 
 

4. Compatibility with surrounding neighborhood and uses. – As discussed in 

the buffering and screening analyses and proffers section of this report, 

staff believes the applicant could commit to measures to further mitigate 

impacts of the proposed use. Staff believes that the proposed use is not 

inherently incompatible and recommends the applicant proffer additional 

commitments to ensure compatibility. 
 

5. Provision of adequate public facilities. - Adequate public facilities in the 

case of utilities exist and in the case of transportation will be provided 

through proffers. 

 

B. Zoning Ordinance Section 8.2.2.F lists additional rezoning plan approval criteria 

for planned developments. Staff also finds that the Planned Development 

Rezoning Approval Criteria of TLZO Sec. 8.2.2.F are also met by this proposal 

as outlined below.  
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Criteria 8.2.2.F Analysis 

1. Achieves core planning 

objectives of health, safety, and 

welfare 

Yes – As discussed in this report. 

2. Characterized by superior 

architecture and site design  

Yes – As discussed in this report. 

3. Historic or archeological 

resources identified/protected  

Resources unlikely due to significant re-

grading of site and absence of any 

structures. 

 

 

VII. FINDINGS FOR APPROVAL: 

1. The rezoning application is in general conformance with the policies of the Town 

Plan.  

2. The approval criteria of Zoning Ordinance Section 3.3.15 have been satisfied for 

TLZM-2013-0003. 

3. The approval criteria of TLZO Sec. 8.2.2.F have been satisfied for TLZM-2013-

0003. 

4. The proposal would serve the public necessity, convenience, general welfare and 

good zoning practice.  

 

VIII. SAMPLE DRAFT MOTIONS: 

 

Approval  

I move that rezoning application TLZM 2014-0004, Oaklawn at Stratford, be 

forwarded to the Town Council with a recommendation of approval subject to the 

findings in the July 31, 2014 staff report, the Proffer Statement dated June 30, 2014 

and revised through July 23, 2014, and the concept development plans dated July 1, 

2104 and revised through July 23, 2014 on the basis that the Approval Criteria of 

Zoning Ordinance Sections 3.3.15 and 8.2.2.F have been satisfied and that the 

proposal would serve the public necessity, convenience, general welfare and good 

zoning practice.  

 

Denial 

I move that rezoning application TLZM 2014-0004, Oaklawn at Stratford, be 

forwarded to the Town Council with a recommendation of denial on the basis that the 

Approval Criteria of Zoning Ordinance Section 3.3.15 and 8.2.2.F have not been 

satisfied due to the following reasons________________________. 
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ATTACHMENTS: 

1.  Rezoning plat dated July 1, 2014 and revised through July 23, 2014  

2.  Statement of Justification dated July 3, 2014 and revised through July 16, 2014  

3. Proffers dated June 30, 2014 and revised through July 23, 2014 

4. Building Elevations  

5.  Modification Request dated July 3, 2014 and revised through July 23, 2014 

6.   1rst Submission Consolidated Comments Letter 

7. Applicant Response to First Submission Consolidated Comments 

8. 2
nd

 Submission Consolidated Comments Letter 

9.  July 24, 2014 3
rd

 Submission Outstanding Issues Letter to Applicant 
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Attachment 1: Concept Development Plan 
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Attachment 2: Statement of Justification 

 

TLZM 2014-0004, OAKLAWN 
APPLICATION FOR CONCEPT PLAN AND PROFFER AMENDMENT  

 
STATEMENT OF JUSTIFICATION 

 
JULY 3, 2014 

REVISED JULY 16, 2014 
 

 
Introduction 

 
Oaklawn, LLC has filed an amendment to the concept plan and proffer 

statement for a 93.6 acre, non-residential portion of the Oaklawn mixed-use 
community.  The property is located between the Dulles Greenway, the Route 15 
Bypass and Sycolin Road and straddles Battlefield Parkway.  The property is 
zoned PEC, Planned Employment Community and PRC/MUC, Planned 
Residential Community/Mixed Use Center and is subject to the proffers 
associated with #ZM-159 and TLZM-20005-0002.  The property to the north is 
the Stratford residential community.   

 
The applicant is requesting a Concept Plan Amendment and Proffer 

Amendment to #ZM-159 and TLZM-2005-0002 to revise the transportation 
phasing plan based on the roads the applicant has constructed in Oaklawn and 
to amend some of the uses permitted in Oaklawn to respond to current market 
conditions. 

 
The primary impetus for this amendment is a prospective user proposing 

to construct its international corporate headquarters office, research and 
development, and hi-tech light assembly/manufacturing in Land Bay B. These 
amendments are proposed to accommodate this user and make other 
adjustments for purposes of economic development and acceleration of services 
within Oaklawn.    

    
1. Nature of the Request and Proposed Uses 

 
The non-residential portion of Oaklawn currently is approved for 109,000 

square feet in the PRC/MUC district and 1,440,500 square feet in the PEC 
district.  The proffers would also permit up to 60,000 square feet of office and 
retail uses in the PRC/MUC district to locate in the PEC district, in which case the 
maximums would adjust to 49,000 square feet in the PRC district and 1,500,500 
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square feet in the PEC district. The proposed amendment maintains these 
square footages. The specific changes proposed include: 

 

 Adds the light intensity industrial use to Land Bays A and B and 
reallocates the permitted business, professional, and governmental 
offices and light intensity industrial permitted square footages 
between Land Bays A and B. 

 Permits the hotel/motel and conference center uses in either Land 
Bay A or B. 

 Adds a recreational facility as a permitted primary use to either 
Land Bay A or B. 

 Permits a “service station” use (as opposed to only an automobile 
service station use) in Land Bay D. 

 Revises the phasing plan to reflect the roads currently built in 
Oaklawn and the level of development these roads can support, 
and provides a phasing plan for the remaining Hope Parkway 
roadway to be built in three phases. 

 The previously proffered road improvements and land dedications 
which have been completed have been removed from the proffer 
statement. 

 Remove the portion of Land Bay B from the H-2 Corridor Design 
Guidelines and review and approval by the BAR for the buildings 
for which elevations are submitted with this zoning amendment 
application, to be reviewed and approved as part of this zoning 
amendment application. 

 
2. Transportation 

 
Oaklawn is served by an excellent road network already constructed by 

the developers of Oaklawn, which includes Battlefield Parkway through the 
property, Miller Drive, and the Dulles Greenway interchange. Nearly all of the 
transportation improvements proffered under ZM #159 have been constructed, 
with the exception of Hope Parkway. The transportation improvements already 
constructed under the existing proffers (ZM #159) have been included in the 
revised proffers as the Phase 1 transportation improvements, with associated 
levels of development included in Phase 1.  The four lanes of Hope Parkway 
between Miller Drive and the existing terminus of Hope Parkway now constitute 
the Phase 2 improvements with associated levels of development included in 
Phase 2, including the new user in Land Bay B.  Two lanes of Hope Parkway 
between Battlefield Parkway and Miller Drive constitute Phase 3 and the 
remaining two lanes of Hope Parkway between Battlefield Parkway and Miller 
Drive constituting Phase 4. 
    
3. Impacts on Adjacent Uses and Measures Proposed to Mitigate such 

Impacts 
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 The proposed amendments retain essentially the same mix and level of 
uses in the land bays under the current concept plan for Oaklawn.  The 
international corporate headquarters, office, research and development, high 
tech, light assembly/manufacturing use will locate in Land Bay B and may 
displace some of the other uses previously proposed for Land Bay B.  The 
recreational facility proposed in this amendment will locate in Land Bay A or B.  
The concept plan and proffers address appropriate setbacks and buffering and 
screening, where these uses abut the adjoining Stratford residential community.  
 
4. Area Calculations for Each Use 

 
The proposed revised proffers maintain the 109,000 square foot maximum 

nonresidential floor area in the PRC/MUC district and the 1,440,500 square foot 
maximum in the PEC district.  Sheet 1 of the concept plan includes the site 
tabulation table, which contains the maximum possible floor area of each use in 
each land bay. 

 
5. Proposed Building Floor Area Ratio (FAR) 
 
The application is maintaining the .4 maximum overall FAR and the .6 maximum 
FAR on an individual lot. 
 
6. Relationship of the Proposal to the Town Plan 
 

 The proposed mixed use center affirms and implements the vision of the 
Leesburg Town Plan adopted on June 26, 2012.  The property is located in the 
Southeast Planning Area and is designated for Regional Office and Office/Light 
Industrial uses, which the current zoning, concept plan and proffers implement.  
The proposed amendments to the concept plan and proffers are in keeping with 
the current zoning, but revise the phasing, the uses in some of the land bays, 
and adds a new recreational facility use to Land Bay A. These revisions are in 
keeping with the Southeast Planning Area objectives. 
 
 Objective 1 is to “[E]ncourage Regional Office use, which includes 
corporate headquarters, emerging technology facilities, hotels, conference 
centers and higher educational facilities, …between the Leesburg Executive 
Airport and Dulles Greenway.” The proposed amendments are designed to 
facilitate a corporate headquarters facility with an associated high-tech, light 
assembly/manufacturing use to locate in Oaklawn in fulfillment of this objective.  
The applicant anticipates that this major user will attract a hotel use, since the 
user generates business travelers from all over the world to this facility.     

 
Oaklawn and the proposed amendments also promote the intent of the 

Regional Office designation as follows: 
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1. To help meet the need for a broad spectrum of local and regional 
employment that offers high paying jobs and supports a balanced tax 
base.   
 

The user coming to Land Bay B provides such jobs and tax base. 
 

4. To provide a high degree of regional and local transportation 
accessibility… 

 
Oaklawn is located between the Dulles Greenway, the Route 15 Bypass, Sycolin 
Road and the property straddles Battlefield Parkway, providing unsurpassed 
regional road access to the property.  Furthermore, Miller Drive within the 
property is completed and the proffers provide for the construction of Hope 
Parkway connecting to Stratford to occur as part of the development of Land Bay 
B. 

5. To encourage development along the major gateway corridors into 
Town… 

 
Oaklawn is situated along the Dulles Greenway gateway corridor into Town.  The 
proposed development, including the corporate headquarters, is appropriate to 
this gateway location.  
 

To provide an option, additional retail and service uses …, where the 
Town determines that it promotes compatibility with residential areas, reduces 
automobile tariff, and/or provides a multi-activity environment. 

 
The current Oaklawn plan provides these retail and services, which will be 
maintained. An additional recreational facility use is being added to provide the 
multi-activity environment convenient to the employment use and the adjacent 
residential communities, but with good regional transportation access for users 
coming from the broader Leesburg area. 
 
 To provide flexibility in uses so that light industrial and high tech uses may 
be permitted where compatible with other Regional Office uses. 
 
The proposed amendment provides Oaklawn this flexibility, which will enable 
them to attract a corporate headquarter user with the need for a high-tech, light 
assembly/manufacturing facility to co-locate with the corporate office use.  
 
7. Justifications for the Required Approval Criteria 
 .   

A. Consistency with the Town Plan, including but not limited to the Land 
Use Compatibility policies 
 

The original #ZM-159 was determined to be consistent with the Town Plan, and 
the proposed amendments maintain essentially the same uses included in #ZM-
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159.  Section 6, above, provides a more complete discussion of consistency with 
the Town Plan.  
 

B. Consistency with any binding agreements with Loudoun County, as 
amended, or any regional planning issues, as applicable 

 

There are no agreements with Loudoun County with respect to Oaklawn, and 
there are no regional planning issues affected by the proposed proffer and 
concept plan amendments. 

 

C. Mitigation of traffic impacts, including adequate accommodation of 
anticipated motor vehicle traffic volumes and emergency vehicle 
access 
 

The current Oaklawn proffers were designed to mitigate the traffic impacts by 
including a detailed road phasing plan with associated development levels 
accompanying each phase.  Most of these roadways have been built, and this 
application is amending the phasing plan to reflect the built roadways and the 
level of development these roads can accommodate and is revising Phases 2, 3 
and 4 to reflect future roadway phasing and associated development.  The 
amendments maintain the same road improvements and levels of development 
approved under the current proffers and concept plan.  

 

D. Compatibility with surrounding neighborhood and uses 
 
The proposed amendment maintains the same uses and level of development 
approved under the current proffers and concept plan.  A new recreational facility 
use is proposed for Land Bay A, which is compatible with the adjacent Stratford 
community.  Land Bay B is being revised to accommodate the light assembly/ 
manufacturing use associated with the corporate headquarters locating on the 
property.  This use will have no more impact on the Stratford community than the 
currently approved uses would have. 

 

E. Provision of adequate public facilities 
 
The provision of adequate public facilities was addressed during #ZM-159.  The 
proposed amendment application does not alter the provision of adequate public 
facilities, other than revising the phasing of the proffered road improvements, 
since these proffered roadways were built well-ahead of the development that the 
roadways could support.  The revised phasing maintains adequate levels of 
service throughout the development of Oaklawn. 

 

8. Any Proposed Variations or Modifications of Submittal Requirements 
 

This request is submitted as a separate document but part of the 
application submission package.  
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9. Traffic Impact Analysis 
 

An Addendum to the Transportation Phasing Analysis prepared by 
Gorove/Slade Associates, Inc. dated June 26, 2014 is submitted as a 
separate document but part of the application submission package. This 
addendum updates the Transportation Phasing Analysis dated May 23, 
2002 that was submitted as part of #ZM-159, the zoning application that is 
being amended. 
 

10. Section 8.2.2.F. Approval Criteria: 
 
1. No PD Rezoning Plan shall be considered unless the Town 

Council first approves the concept plan and finds the proposed 
planned development promotes the public health, safety and 
welfare.   The applicant shall show and the Town Council shall 
find that a proposed planned development: 
 
a. Is in conformity with the Town Plan. 

 
The original #ZM-159 was determined to be consistent with the Town Plan, and 
the proposed amendments maintain essentially the same uses included in #ZM-
159.  Section 6, above, provides a more complete discussion of consistency with 
the Town Plan.  
 

b. Achieves the purposes of Section 1.5 and Section 8.1.1, as 
well or better than would development under other zoning 
district regulations. 

 
The property already has been zoned to the PEC and PRC Mixed-Use Center 
zoning districts. The proposed amendments do not change the zoning district 
categories.    
 

c. Could not be accomplished through other methods, such as 
variances or rezoning to a conventional zoning district. 

 
The property already has been zoned to the PEC and PRC Mixed-Use Center 
zoning districts. The proposed amendments do not change the zoning district 
categories. 

 
d. Is compatible with the surrounding neighborhood. 

 
The proposed amendments maintain the same uses and level of development 
approved under the current proffers and concept plan.  A new recreational facility 
use is proposed for Land Bay A, which is compatible with the adjacent Stratford 
community.  Land Bay B is being revised to accommodate the light assembly/ 
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manufacturing use associated with the corporate headquarters locating on the 
property.  This use will have no more impact on the Stratford community than the 
currently approved uses would have. 
 

e. Mitigates conflicts of use with adverse impacts on existing and 
planned development. 

 
The proposed amendments do not alter the project with respect to impacts on 
existing and planned development, and no adverse impacts are anticipated.  The 
fifty-foot building and parking setbacks are being maintained where Land Bays A 
and B abut the Stratford residential community.  The total and maximum building 
square footages and building heights are not being altered.  

 
f. Provides adequate public facilities and amenities. 

 
The current zoning for the property provides for adequate public facilities and 
amenities, and these features are not being altered by the proposed 
amendments. 
 

g. Adequately accommodates anticipated motor vehicle traffic 
volumes including emergency vehicle access. 

 
The proffered road improvements from #ZM-159 have either been completed or 
are being continued under the proposed amended proffers.  The road phasing 
plan is being revised to reflect the level of streets already constructed and to 
permit a commensurate level of development that can be supported by these 
streets. Roadways and interior land bays will be designed to accommodate 
emergency vehicle access. 
 

h. Preserves existing vegetation to the greatest extent possible. 
 

The property already has been cleared and there is virtually no existing 
vegetation to be preserved. Street trees are being provided as part of the 
streetscape landscaping along all public streets as a landscape feature through- 
out Oaklawn.  

 
i. Mitigates unfavorable topographic and geological conditions. 

 
There are no unfavorable topographic or geological conditions on the Subject 
Property. 
 
 
 

j. Includes appropriate noise attenuation measures. 
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Noise attenuation measures are not anticipated, and the noise standards 
contained in the zoning ordinance will be adhered to.  
 

2. Planned Development Districts shall be characterized by superior 
architectural treatment and site planning as measured by the 
following criteria: 

 
a. Architectural treatment should avoid massive, monolithic and 

repetitive building types, facades and setbacks. 
 
Elevations for the prospective building in Land Bay B will be provided with the 
zoning amendment application, demonstrating compliance with this criterion. The 
remainder of the property is subject to the H-2 Guidelines and review and 
approval by the BAR. 

 
b. Landscaping should increase the visual quality of building 

design, open space, vehicular and pedestrian areas and 
screen areas of low visual interest (such as storage and 
delivery areas) from public view.  
 

Oaklawn is implementing an attractive streetscape landscaping plan along the 
entire public roadway frontage and already has installed such landscaping along 
the roads that have been built.  Buffer-yards are provided along all street 
frontage, which normally is required only along the side and rear property lines or 
along only collector or higher classification streets. 

 
c. Street and parking systems should contribute to the aesthetic 

character of the development. 
 
The proposed amendments do not alter the parking as shown on the approved 
concept plan for #ZM-159. 

 
d. Signs should be subject to uniform regulations, be compatible 

with the design and scale of development and contribute to 
the visual character of the development. 

 
Signage will meet the requirements of the Zoning Ordinance and will be designed 
to complement the architecture. With the exception of Land Bay B, signs will be 
subject to the H-2 Guidelines. 
 

e. Neighborhood retail commercial and office uses where 
provided should blend architecturally with surrounding 
residential uses or be appropriately separated by distance, 
screening or topography. 
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The proposed amendments do not alter the location of the neighborhood retail 
commercial and office uses, which will continue to be subject to the H-2 
Guidelines and BAR review and approval. 

 
f. Open space, recreation and other public facilities should be 

integrated with the organizational scheme of the neighborhood 
and town. 

 
The proposed amendments do not alter the open space, recreation and other 
public facilities included in the plan approved under #ZM-159.  The proposed 
amendments do include the ability to locate a private recreational facility in Land 
Bays A or b.   

  
g. Pedestrian and bicycle circulation systems should be included 

to assure safe and convenient access between properties and 
with the neighborhood. 

 

The proposed amendments do not alter the pedestrian and bicycle circulation 
systems included in the plan approved under #ZM-159. 

 
h. Nonresidential uses should be located on arterial or collector 

streets without creating through traffic in residential areas. 
 

The proposed amendments do not alter the location of the land bays where 
nonresidential uses may locate.  

 
i. Site plan should be arranged to maximize the opportunity for 

privacy and security by residents. 
 

The Stratford residents are protected by common open space buffers on the 
Stratford property and by building and parking setbacks with screening and 
buffering on Land Bays A and B. 

 
3. Applicant shall provide the following information prior to approval 

to determine if there are historic and/or archeological resources 
of local, state or national significance that are worthy of 
protection on the proposed site: 

 
The property already has been cleared and graded and the proposed 
amendments do not alter the areas that may be developed under #ZM-159.   
 
11. Conclusion 
  

 The proposed amendments to the Oaklawn proffers and concept 
plan will enable uses providing major economic development enhancements to 
the Town to locate in Oaklawn in a timely manner.  The proposed recreation 
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facility will provide a needed service and amenity for Oaklawn/Stratford as well 
as the greater Leesburg community by providing recreation facilities not available 
in this part of Loudoun County.  The road phasing plan is being revised to reflect 
the fact that the applicant has constructed the majority of the proffered roadways 
in Oaklawn well-ahead of schedule, with the remaining roadways to be 
constructed commensurate with the appropriate level of development. For these 
reasons, the applicant respectfully requests staff support and Planning 
Commission and Town Council approval for this signature project. 
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Attachment 3. Proffers  

 

TLZM-2014-0004 PROFFER STATEMENT 

SUBMITTED BY 

OAKLAWN, LLC AND OAKLAWN DEVELOPMENT PARTNERS, LLC 

IN CONNECTION WITH APPROVAL BY THE TOWN OF LEESBURG OF A 

 

CONCEPT PLAN AMENDMENT AND PROFFER CONDITION AMENDMENT 

 

TO THE STRATFORD PRC AND PEC ZONING APPROVED IN REZONING 

APPLICATION #ZM-159 

 

June 30, 2014 

July 16, 2014 

July 23, 2014 

  

Pursuant to Section 15.2-2303 et seq. of the Code of Virginia (1950), as amended, 

and Section 3.3.16 of the Zoning Ordinance of the Town of Leesburg (hereinafter 

referred to as the “Zoning Ordinance”), Oaklawn, LLC, Oaklawn Development 

Partners, LLC, Oaklawn at Leesburg Owners Association and their successors in 

interest (hereinafter referred to as the “Applicant”), who constitute the applicant 

herein and fee simple owners of approximately 93.6  acres of land described as 

Loudoun County Tax Map Parcels PIN#s 233-38-8942, 233-39-6464, 233-39-6106, 

233-30-2511, 233-30-1486, 233-30-4276, 233-29-6350, 233-29-9822, 233-20-0550, 

233-20-3806, 233-19-8457, 233-10-1658, 233-30-2941and 233-29-0512 

(collectively, the “Property”) and who are seeking approval by the Town of Leesburg 

(hereinafter referred to as the “Town”) of a proffer condition amendment and concept 

plan amendment to the PRC and PEC zoning applicable to the Property as approved 

by the Town in Rezoning Application #ZM-159 (the “Rezoning”), hereby submit the 

following voluntary proffers which are contingent upon Town approval of this above-

referenced proffer condition amendment and concept plan amendment referenced 

herein as #TLZM-2014-0004. 

 

 I. Land Use 

 

1.  Relationship to Prior Stratford Proffers 

 

The proffers and the amendments to Rezoning Application #ZM-159 proposed under 

TLZM-2014-0004 do not apply to the portions of the Stratford Planned Residential 

Community (PRC) that are not part of the Property nor do they apply to the 

residential lots within Oaklawn zoned PRC Mixed-Use Center. Additionally, the 

following parcels also remain subject to #ZM-159 and TLZM-2005-0002: 233-29-

7610, 233-20-7049, 233-20-7427, 233-20-0977, 233-20-3672, and 233-19-5156. 

Further, these proffers and these amendments supersede all prior approved proffers 
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that have previously governed the Property. The Stratford Proffers and Concept Plan 

previously accepted by the Town in Rezoning Application #ZM-95, as amended in 

Rezoning Application #ZM-116, Rezoning Application #ZM-130, Rezoning 

Application #ZM-138, Rezoning Application #ZM-161, and Rezoning Application 

#ZM-2002-05 Rezoning Application #ZM 2005-0002 are rescinded and superseded 

by the proffers and rezoning plans set forth in this Rezoning Application #TLZM-

2014-0004 for the Property. 

2. Concept Plan 

 

Development of the Property shall be in substantial conformance with the 

Rezoning/Concept Plan, prepared by Paciulli, Simmons and Associates and dated 

July 1, 2014 and revised through July 23, 2014. The Rezoning/Concept Plan shall 

control the use, layout, and configuration of the Property, with reasonable allowances 

to be made for engineering and design alteration and to meet Town zoning, 

subdivision and land development regulations. 

 

3. PRC Mixed-Use Center District 

 

The Applicant proffers that the development in Land Bays MUC 1, 2 and 5 in the 

PRC Mixed-Use Center district of the Property (including the Oaklawn parcels not 

subject to this rezoning application) shall consist of a maximum of 109,000 square 

feet of nonresidential uses, which shall be broken down approximately as follows: 

1.)  Eating establishments (in land bay MUC 2) - up to a maximum of 30,000 square 

feet. 

2.) Neighborhood, community and specialty retail and office uses (in Land Bays 

MUC 2 and/or MUC 5) shall not exceed a total of 30,000 square feet each. (These 

uses or any combination thereof also may locate as an alternative in Land Bay B 

located in the PEC District.) 

3.) Service station with convenience food store and/or car wash (in Land Bay MUC 

2) -   up to a maximum of 5,000 square feet and eight fueling stations.  (This use may 

locate as an alternative in Land Bay C located in the PEC District.) 

4.) Park/open space – minimum 4.0 acres 

 

4. PEC District 

 

The Applicant proffers that the amount of commercial development in the 101.9 ± 

acre PEC district of Oaklawn shall not exceed 1,440,500 square feet (or 1,500,500 

square feet if the full 60,000 square referenced in proffer 1.3.2, above, locates in 

Land Bay B) (including the Oaklawn parcels not subject to this rezoning application) 

and shall be broken down approximately as follows: 

 

A. Permitted Uses - A maximum of 1,378,500 square feet (or 1,408,500 square feet 

if the office uses referenced in proffer 1.3.2, above, locates in Land Bay B) may be 

used for primary uses as follows: 
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1.) Business, professional and governmental offices and light intensity industrial (in 

land bays A and B) ­ up to 832,500 square feet. The Applicant may allocate this 

square footage between Land Bays A and B provided Land Bay A does not exceed a 

maximum of 600,000 square feet and Land Bay B does not exceed a maximum of 

300,000 square feet and the combined total for Land Bays A and B does not exceed 

832,000 square feet.  

2.) Office, light intensity industrial uses including but not limited to flex­industrial 

space, data centers, storage and distribution and light manufacturing and assembly (in 

Land Bays C and D) – up to 436,000 square feet. 

3.) Hotel/motel and conference center (in Land Bays A or B) - these uses may 

include up to 150 guest rooms along with restaurants, meeting rooms and similar uses 

interior to the hotel structure and/or a freestanding conference center. If the hotel 

and/or motel and conference center uses are developed and exceed 110,000 square 

feet, then the maximum permitted office square footage, in the land bay where the 

hotel/motel and/or conference center uses are located will be reduced accordingly by 

the amount of hotel/motel and/or conference center uses above 110,000 square feet. 

4.) A recreational facility (in Land Bays A or B) – up to 120,000 square feet. The 

square footage developed for the recreational facility shall reduce the amount of 

office and light intensity industrial uses permitted in these land bays by an equivalent 

up to the maximum of 120,000 square feet.  The recreational facility shall not include 

outdoor lighted playing fields. 

 

B.  Support Uses - A maximum of 62,000 square feet (or 92,000 square feet if the 

retail uses referenced proffer 1.3.2, above, locates in Land Bay B) may be permitted 

as support uses as permitted in the PEC district under Section 8.6.3 and listed as 

follows: 

 

1.) Eating establishments - up to 30,000 square feet in Land Bays A, C and D. 

2.) Fast food eating establishments with drive-through window- up to 8,000 square 

feet in Land Bays C and D. 

3.) Drive-through bank- up to 4,000 square feet in Land Bay C. 

4.) Two service stations, each of which may include a convenience retail food store 

and/or car wash facilities up to a maximum of 5,000 square feet and eight fueling 

stations, with one located in Land Bay D and one located in Land Bay C. As an 

alternative to the service station, a repair service establishment (automobile repair) 

may locate in Land Bay D.  

5.) Stand-alone car wash facilities - up to 10,000 square feet in Land Bay C.  

6.) Personal services  

7.) Repair service establishments  

8.) Pharmacies, retail pharmacies  

9.) Health clubs and spas 

 

II. Transportation 

 

5.   Right-of-Way Dedication 
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The Applicant shall dedicate the following public road rights of way, which is the 

remaining right-of-way to be dedicated pursuant to the proffer statement from the 

#ZM-159 rezoning application: 

 

A. A 70-foot typical right-of-way section for Hope Parkway between the northern 

Property boundary and Miller Drive to the Town. 

B. A 90-foot typical right-of-way section of Hope Parkway between Miller Drive 

and Battlefield Parkway to the Town. Any permanent or temporary easements 

required by the Town’s Sycolin Road CIP Project. 

 

All proffered right-of-way dedication is free and clear of all encumbrances with no 

reservations to the grantor. All proffered right-of-way dedication shall occur in 

accordance with the phasing plan specified in Proffer 10. Notwithstanding the 

Applicant’s phasing plan, any of these proffered dedications shall be provided at any 

time upon written request of the Town and at no cost to the Town, provided the 

Town, TRIP II or others have approved construction plans for the improvements to 

be constructed within the right-of-way.  All proffered road dedications are typical 

sections and additional road dedication will be provided by the Applicant, at no cost 

to the Town and as required by the Town, to accommodate sidewalks, medians and 

turn lanes.   

 

6.  Acquisition of Off-Site Right-of Way 

The Applicant shall acquire any needed off-sight right-of-way not owned by the 

Applicant for the road improvements identified in Proffer 10 below, where possible. 

Where right-of-way and/or easements necessary for construction of proffered 

improvements cannot be obtained either i) voluntarily through donation or proffer to 

the Town; or ii) through purchase at fair market value by the Applicant, the Applicant 

shall request that the Town, upon written request to the Town Manager and Zoning 

Administrator, acquire such right-of-way and/or easements by appropriate eminent 

domain proceedings by the Town, with all costs associated with the eminent domain 

proceedings to be borne by the Applicant, including but not limited to land 

acquisition costs, in accordance with procedures established by Town.  The initiation 

of such eminent domain proceedings is solely within the discretion of the Town. 

Should the Town refuse or fail to allow for its power of eminent domain to be used so 

as to allow for acquisition of this off-site right-of-way within six (6) months of the 

receipt of a written request from the Applicant, the Applicant shall provide a cash 

equivalent contribution of the land value of such right-of-way, the associated road 

improvements and land acquisition costs in an amount equivalent of two percent 

(2%) of the land value in fulfillment of these proffers.  Should the Town choose to 

exercise its power of eminent domain and acquires the off-site  right-of-way within 

nine (9) months of receipt of a written request from the Applicant, the Applicant will 

then construct the road improvements that required the off-site right-of-way.  

                                     

7. Roadway Construction 
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The Applicant shall design and construct Hope Parkway as shown on the 

Rezoning/Concept Plan in accordance with Town of Leesburg and Virginia 

Department of Transportation (VDOT) standards.  This roadway will be constructed 

in accordance with the Phasing Plan contained in Proffer 10 at no cost to the Town, 

unless otherwise stipulated in the Agreement between the Town and the Applicant 

dated August X, 2014 (hereinafter, the “Agreement”). The roadway will be 

constructed as continuous extensions of public streets with no isolated segments 

constructed and will be designed to accommodate curb, gutter, sidewalks, medians, 

storm drains, turn lanes, and street lights in accord with Town ordinances in effect at 

the time of construction plan approval.  All street improvements shall be provided in 

accordance with the Town's Design and Construction Standards Manual (DCSM) 

standards. The Hope Parkway improvements will be constructed as follows: 

 

A four-lane divided typical road section from Battlefield Parkway to the intersection 

with Miller Drive, transitioning to a four-lane undivided road section north of Miller 

Drive to the Property boundary connecting with the existing Hope Parkway. The 

design for Hope Parkway shall insure that the connection to Battlefield Parkway is 

consistent with Town and VDOT standards. The Applicant shall construct the 

segment of Hope Parkway between Battlefield Parkway and Miller Drive at no cost 

to the Town.  The Applicant shall construct the segment of Hope Parkway between 

Miller Drive and the existing terminus of Hope Parkway in the Stratford community 

pursuant to the Agreement.  

 8. Signalization 

 

The Applicant's contributions to the traffic signals required to support the 

development shall be made in the percentages provided below.  Where the percentage 

is identified as 100%, the Applicant shall have the obligation for the design and 

construction of the signal.  Where the percentage identified is a percentage less than 

100%, and the design of the traffic signal has not been provided by others, the 

Applicant will prepare the design for the signal for review and approval by the Town, 

the cost of which shall be included in the Applicant’s Contribution.  The remainder of 

the Applicant’s share of the contribution, if any, will be funded directly to the Town 

of Leesburg as a cash contribution.  All proffered traffic signal construction will be 

approved by the Town and constructed by the Applicant in accordance with the 

phasing plan in Proffer 10, if warrants are met.  Such signals shall include the design 

and installation of the signals at intersections with interim conditions (two lanes) and 

at the ultimate condition (four lanes). If warrants are not met by the time specified in 

the phasing plan, then the Applicant shall prepare the design for the signal for review 

and approval by the Town and shall provide a cash contribution for the cost of the 

signal at the time specified in the phasing plan. 

 

A. Battlefield Parkway and Hope Parkway   100% 

B. Hope Parkway/Miller Drive/Dulles Greenway ramp 100% 

          

              9. Timing of Proffered Transportation Improvements 
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Proffer 10 below sets forth a phasing plan that specifies the road improvements that 

will be made during each phase of the development of Oak Lawn and that also 

specifies the level of development, which may occur during that phase.  In addition, 

each of the phases set forth in Proffer 10 below specifies the land bay, the type of use 

and the maximum permitted square footage for each use that may develop during that 

phase. The transportation improvements specified in the phases are sequential and 

cannot be developed out of order; however the transportation improvements may be 

constructed in advance of the development they are intended to serve (e.g., Phase 2 

road improvements may be constructed once Phase 1 road improvements are made 

even though the maximum Phase 1 development potential has not been achieved). In 

addition, land bay development may take place for any of the phases, once the 

transportation improvements for that phase and any prior phases have been made 

regardless of whether prior land bay development has occurred (e.g., Phase 2 

development may occur once Phase 1 and Phase 2 road improvements are made, even 

if no Phase 1 land bay development has occurred). Land bay development may 

proceed once the transportation improvements for that phase have been constructed 

or bonded for construction, except as provided for in the Agreement. All proffered 

road improvements specified for each phase shall be approved by the Town and 

bonded for construction by the Applicant prior to Town approval of the first 

development plan or subdivision for any of the uses that the phasing plan specifies 

may be constructed during that phase.  

 

             10. Phasing 

 

The Applicant shall provide public street improvements in accordance with the 

following phasing plan.   

 

A. Phase One 

  

1) Phase 1. The road improvements listed in sub-paragraph a), below, have been 

completed as of the date of this proffer statement, which means that the all of the 

Phase I development listed in Paragraph 10.A.2 below may be constructed as of the 

date of this proffer statement. 

 

a) The Phase 1 improvements shall include construction of: 

 

(i) The northbound exit ramp of the Dulles Greenway/Battlefield Parkway 

interchange to Miller Drive/Hope Parkway.  

 

(ii) The southbound entrance ramp of the Dulles Greenway/ Battlefield Parkway 

interchange accessed in the interim from Tolbert Lane until such time as the 

Battlefield Parkway interchange is constructed by the owners of the Dulles 

Greenway.  This entrance shall include right and left tum lanes on Tolbert Lane. 

 

(iii) Dedication of up to a maximum of 50 feet for a typical right-of­ way section for 

Sycolin Road along the Property's frontage on Sycolin Road. 
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(iv) The northern two-lane section of the four-lane divided Battlefield Parkway 

between Sycolin Road and Tolbert Lane or Battlefield Parkway interchange, if 

constructed or bonded for construction. Battlefield Parkway will make a full 

transition in accordance with the DCSM.  A four-lane approach to the intersection 

with Sycolin Road shall be constructed if Battlefield Parkway at Sycolin Road on the 

east side of Sycolin Road is constructed as a four-lane section. 

 

(v)  The traffic signal at Battlefield Parkway and Miller Drive.  

 

(vi)   A contribution of 15% of the cost of the traffic signal at Tolbert Lane and 

Evergreen Mills Road. 

 

(vii)   The traffic signal at Tolbert Lane and the Dulles Greenway southbound on-

ramp.  

 

(viii) The four-lane undivided section of Miller Drive between Hope Parkway and 

Battlefield Parkway 

 

(ix) The four-lane undivided section of Miller Drive between Battlefield Parkway and 

Tolbert Lane 

 

(x) The southern two lanes of the four-lane divided section of Battlefield Parkway 

between Sycolin Road and Tolbert Lane or the Dulles Greenway/Battlefield Parkway 

interchange, if constructed by others. 

 

 

b) Phase 1   improvements shall include construction of: 

 

(i) Land Bay C:   Up to 10,000 s.f. free-standing car wash 

Up to 4,000 s.f. fast food eating establishment with drive- through window 

Up to 10,000 s.f. eating establishment uses 

Up to 4,000 s.f. bank with drive­through  

One service station with convenience retail food store and/or car wash up to a 

maximum of 5,000 s.f. and up to eight fueling stations 

Up to 15,000 s.f. retail pharmacy with drive-through window 

Any of the other support uses listed in proffer 4.B, above 

 

ii) Land Bay D:   Up to 200,000 s.f. office and  light intensity industrial  

                                    uses  

Up to 4,000 s.f. fast food eating establishment with drive- through window 

One service station that may include a convenience retail food  store and/or car wash 

up to a maximum of 5,000  s.f. and up to eight fueling stations, or a repair service 

establishment (automobile repair), but is not  required to include these facilities  

Up to 10,000 s.f. eating establishment uses 

Any of the other support uses listed in proffer 4.B, above 
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iii) Land Bay MUC 1:       Park – minimum of 4.0 acres 

  

iv) Land Bay MUC 2: Up to 30,000 s.f. eating establishment uses 

Up to 30,000 s.f. neighborhood, community or specialty retail uses  

Up to 30,000 s.f. office uses  

(The retail and/or office uses also may locate in Land  

Bays MUC 5 or B or any combination thereof.) 

 Any of the other support uses listed in proffer 4.B, above 

(v) Land MUC 5:            Up to 10,000 s.f. child care center 

 

B. Phase Two 

 

1) Phase 2  

 

a) Phase 2 improvements shall include construction of: 

 

(i) The traffic signal at Hope Parkway/Miller Drive/Dulles Greenway ramp. 

(ii) The four-lane undivided section of Hope Parkway between the intersection of 

Miller Drive and the northern Property boundary connecting with the existing Hope 

Parkway section pursuant to the Agreement, also including the transition from Hope 

Parkway to Ramp A.   

                                          

b) The development that may occur once the Phase 2 roadway improvements are 

constructed or bonded for construction will include: 

 

(i) All of the Phase 1 development listed in Proffer 10.A.1.b, above 

 

(ii) Land Bay A:            Up to 120,000 s.f. recreational facility (which also 

                                  may locate alternatively in Land Bay B) 

Up to 110,000 s.f. hotel/motel/conference center use (which also may locate 

alternatively in Land Bay B) 

   

(iii) Land Bay B:             Up to 300,000 s.f. office and light intensity industrial 

uses 

 

(iv) Land Bay C:              Up to 150,000 s.f. office and light intensity industrial  

uses 

 

2) Interim Phase 2 

 

a) Notwithstanding the improvements listed in Proffer 10.A.1.a, above, and only if 

the Town fails to perform its obligations under the Agreement, the Applicant may 

construct the eastern two-lane section of Hope Parkway between Miller Drive and the 

Land Bay B entrance in order to provide road access to a Land Bay B user of no 



TLZM-2014-0004, Oaklawn at Stratford  

Planning Commission Public Hearing Staff Report 

July 31, 2014 

Page 41 

 

 

greater than 185,000 s.f. without completing all of the Phase 2 improvements listed in 

Proffer II.10.B.1.a, above. 

 

b) If interim Phase 2 is implemented, then development of more than 185,000 s.f. in 

Land Bay B shall proceed in accordance with Phases 2, 3 and 4 as listed in Proffer 

II.10.B.1.a, above.  

 

If Applicant fails to perform its obligations under the Agreement, Interim Phase 2 

shall be an option for the Applicant only if the Town also fails to perform its 

obligations as set forth in Proffer II.10.B.2.a, above; otherwise, development shall 

proceed in accordance with Phases 2, 3 and 4 as listed in Proffer II.10.B.1.A, above. 

[THIS LANGUAGE MAY CHANGE DUE TO AGREEMENT LANGUAGE.]  

                                                     

C. Phase Three 

 

1) Phase 3  

 

a) Phase 3 improvements shall include construction of: 

 

(i) A two-lane section of the four-lane divided Hope Parkway from Miller Drive to 

Battlefield Parkway. 

 

(ii) The traffic signal at Battlefield Parkway and Hope Parkway. 

 

b) The development that may occur once the Phase 3 roadway improvements are 

constructed or bonded for construction will include: 

 

(i) All of the Phase 1 and Phase 2 development listed in Proffers 10.A.1.b and 

10.B.1.b, above 

 

(ii)  Land Bay A:            Up to 280,000 s.f. office use, and light intensity industrial  

                                                                        Up to 10,000 s.f. eating establishment 

uses 

 

Land Bay C: Up to 86,000 s.f. office and light intensity industrial uses  

  

D. Phase 4 

 

1) Phase 4 road improvements shall include construction of the remaining two lanes 

of the four-lane divided roadway section of Hope Parkway between Miller Drive and 

Battlefield Parkway. 

 

2) The development that may occur once the Phase 4 roadway improvements are 

constructed or bonded for construction will include up to 300,000 s.f.  of office uses. 

 

E. Cash Equivalent Contribution 
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If the road improvements specified under Phases 3 and 4, above, are completed by 

others, the Applicant shall provide the cash equivalent contribution for the cost of 

providing these improvements, upon reaching the development thresholds specified 

in Phases 3 and 4, above.  More specifically, prior to approval of the zoning permit 

for any of the development permitted under proffer 10.C.1.b (i) and (ii), above, and 

the road improvements specified under proffer 10.C.1.a (i) and (ii) have been 

constructed by the Town, the Applicant shall contribute the cash equivalent of the 

cost to construct those improvements to the Town in the amount of the contribution 

to be determined as evidenced by paid receipts or invoices or similar documentation 

for the costs incurred to construct such improvements.  In addition, prior to approval 

of the zoning permit for any of the development permitted under proffer 10.D.2, 

above, and the road improvements specified under proffer 10.D.1, above, has been 

constructed by others, the Applicant shall contribute the cash equivalent of the cost to 

construct those improvements to the Town of Leesburg, the amount of the 

contribution to be determined as evidenced by paid receipts or invoices or similar 

documentation for the costs incurred to construct such improvements and as escalated 

according to the Consumer Price Index. The payment of this cash equivalent 

contribution as escalated shall be paid in five equal installments at one-year intervals 

from the date of the first payment.  This proffer also shall apply to Phase 2 in the 

event Hope Parkway is constructed by others, but not under the terms of the 

Agreement. 

  

III. Community Facilities 

 

11. Fire/Rescue Contribution 

 

The Applicant agrees that prior to obtaining each zoning permit for individual 

commercial and office buildings to be constructed on the Property, the Applicant 

shall pay the Town a one-time contribution in the sum of TEN CENTS ($0.10) per 

gross square foot of commercial and office development construction on the Property 

as a nonrefundable cash donation for the benefit of fire and rescue facilities providing 

service to the Property, which monies will be provided by the Town to fund fire and 

rescue services. Notwithstanding the above, no payments under this paragraph shall 

be required for any buildings to be devoted to uses such as non-profit owned 

buildings, non-profit day care facilities, religious buildings, fire and rescue facilities, 

library, post office, non-profit health care, or governmental service facilities.  The 

obligation to provide this contribution shall cease at such time as the provision of fire 

and rescue services is no longer provided by predominantly volunteer organizations 

or as such time as a tax payment for these services is adopted by either the Town of 

Leesburg or County of Loudoun that is levied on the Property.  This contribution 

shall be adjusted from the date of approval of this rezoning application at a rate equal 

to any fluctuations in the Consumer Price Index.  

 

12. Pedestrian Network 
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The Property shall be served by a pedestrian network as depicted on the Pedestrian 

Network Plan on Sheet 6 of 8 of the Rezoning/Concept Plan and as follows: 

  

A. Along Hope Parkway: Either an eight-foot wide asphalt trail or five-foot wide 

sidewalk shall be constructed on both sides of Hope Parkway to be determined in 

accordance with Section 7-710 of the DCSM at the time of the first site plan approval 

fronting Hope Parkway. 

 

B. Along roadways internal to land bays:  Either an eight-foot wide asphalt trail or 

five-foot wide sidewalk shall be constructed along roadways internal to the land bays 

in the locations shown on the Pedestrian Network Plan on Sheet 5 of the 

Rezoning/Concept Plan.  The type of sidewalk or trail will be determined in 

accordance with Section 7-710 of the DCSM at the time of the first preliminary 

development plan approval fronting these roadways in each land bay.  

 

C.  Each sidewalk/trail segment will be constructed as part of the site plan for each 

land bay or portion of land bay with road frontage containing a portion of the 

pedestrian network. 

 

IV. Leesburg Municipal Airport 

 

13. Runway Protection Zone 

 

The Applicant shall restrict the use of the area designated as the ''Runway Protection 

Zone" ("RPZ") on the Rezoning/Concept Plan as follows: 

 

A. Within the Object Free Area and the Object Free Area Extension, as defined by 

the Federal Aviation Administration (FAA), there will be no development with the 

exception of driveways or roads accommodating moving vehicles and landscaping, 

provided that all species planted remain below any height limitations as proscribed by 

the FAA. 

 

B. Within the Controlled Activity Areas, as defined by the FAA, there shall be no 

development with the exception of roads, driveways, parking, sidewalks and related 

landscaping, provided that all species planted remain below any height limitations as 

proscribed by the FAA. 

 

C. The Applicant reserves the right to perform maintenance in this area (i.e., 

mowing) as determined necessary by the Applicant. 

 

D. The Applicant understands that lighting within the Runway Protection Zone may 

be required for the installation of new runway landing guidance systems and agrees 

to permit the Town of Leesburg to install such lighting within the Runway Protection 

Zone as required by the FAA and agrees to adapt any on-site lighting to meet FAA 

requirements, if necessary. 
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E. Should the Town of Leesburg in conjunction with the FAA alter its plans for a 

runway landing guidance system that would result in a smaller Runway Protection 

Zone than that depicted on Sheet 4 of the Rezoning/Concept Plan, then the resulting 

land areas shall be considered to be part of the land bay in which they are located and 

may be developed in accord with the development program for that land bay. 

  

 

V. Other 

  

 

14.  Architectural Guidelines 

 

In order to ensure that development of Oaklawn at Stratford is in conformance with 

the criteria set forth in Section 8.2.F.2 of the Zoning Ordinance, development of the 

Property shall adhere to the Town of Leesburg H-2 Corridor Design Guidelines dated 

March 1, 1990 with review and approval of all structures in these land bays by the 

Town's Board of Architectural Review and with the right to appeal that Board's 

decision to the Town Council. In addition to demonstrating architectural 

conformance with the H-2 Corridor Design Guidelines, all buildings shall screen 

rooftop mechanical equipment (i.e., HVAC units) from view from the public streets. 

Notwithstanding the foregoing, any development occurring in Land Bay B shall be 

excluded from review and approval by the Board of Architectural Review for which 

building elevations have been submitted concurrent with this rezoning application.  

These elevations afford the opportunity for the building design to be reviewed and 

approved as part of the rezoning application rather than during a subsequent review 

process. 

 

15.  Special Uses 

 

In accordance with Section 8.6.4 of the Leesburg Zoning Ordinance, special 

exception approval is hereby granted in the PEC district for one drive-through lane 

associated with each of the two fast­ food restaurants, and a car wash associated with 

an automobile service station in Land Bay D.  

 

16.  Setback Areas 

  

The Rezoning/Concept Plan shows setback areas along public roads and Property 

boundaries on Sheet 4.  These setback areas are intended to be primarily open space 

areas, and no building or parking areas shall be permitted within the setback area. 

Landscaping, as depicted on the Rezoning/Concept Plan, shall be the primary feature 

of the setback areas with sidewalks, trails, driveway crossings and utilities also 

permitted within the setback area. 

 

17.  Utilities 
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The Applicant agrees to grant water line easements through Land Bay A upon written 

request of the Town at no cost to the Town at a mutually agreed upon location that 

does not interfere with the Applicant's ability to develop Land Bay A as set forth in 

this rezoning/concept plan application.  The Applicant shall pay for costs associated 

with the relocation of any existing Town utilities that are necessitated by the 

development of the Property.  The Applicant shall adhere to Town policies and 

regulations for on-site and off-site utility improvements required by the development 

of the Property. 

 

18.  Land Bays A and B Screening 

 

The Applicant shall provide buffer yards and screening where Land Bays A and B are 

located adjacent to the Stratford residential community as follows and as depicted on 

Sheet 4 of the Concept Plan: 

 

A. Modified Buffer #1: The buffer shall be 37.5 feet wide adjacent to light intensity 

industrial uses and 25 feet for other uses permitted to locate in Land Bay B. The 

screening shall consist off-set evergreen trees to screen parking and loading areas 

from off-site properties planted no more than three vertical feet below the adjacent 

curb elevation and of sufficient height at the time of planting sufficient to screen 

truck headlights serving the site. 

 

B. Modified Buffer #2: The buffer shall be 32 feet wide adjacent to light intensity 

industrial uses and 25 feet for other uses permitted to locate in Land Bay B.  The 

screening shall consist of a six-foot high solid wooden fence located in the buffer 

yard such that a single row of evergreen trees can be planted on the outside of the 

fence facing the adjacent residential property.  The evergreens shall be planted no 

more than three vertical feet below the adjacent curb elevation.  

 

C. Modified Buffer #3: The buffer shall be 15 feet wide and located between the curb 

and the retaining wall.  The screening shall consist of a six-foot high solid wooden 

fence located in the buffer yard such that a single row of evergreen trees can be 

planted on the outside of the fence facing the adjacent residential property. The 

evergreens shall be planted no more than three vertical feet below the adjacent curb 

elevation. 

 

D. Modified Buffer #4: The buffer shall be 37.5 feet wide for light intensity industrial 

uses and 25 feet for other uses permitted to locate in Land Bay B. The screening shall 

consist of a four-foot high berm (measured from the adjacent curb elevation) planted 

with evergreen trees to screen parking and loading areas from off-site properties and 

to prevent headlights from shining into adjacent residences. 

 

E. Modified Buffer #5: The buffer shall be 37.5 feet wide for light intensity industrial 

uses and 25 feet for other uses permitted to locate in Land Bay A.  The screening 

shall be an S3 screen as set forth in Section 12.8.6 of the Zoning Ordinance.  
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19.  Light Intensity Industrial Uses in Land Bays A and B 

 

In the event a light intensity industrial use locates in Land Bays A or B, the use shall 

adhere to the following performance standards in addition to the requirements in the 

Zoning Ordinance and other applicable Town ordinances and the other commitments 

contained in these proffers: 

 

A. Screening will be provided to screen any loading areas from view of public streets 

and property developed with residential dwellings. Such screening shall be installed 

so as to effectively mitigate truck headlights that could shine into residential 

dwellings. 

 

B. Dumpster containers shall be secured so as to mitigate odors and prevent rodent 

infiltration. 

 

C. No dust, fumes or smoke above ambient levels may be detectable on adjacent 

properties, and no noxious odors shall be emitted beyond any boundary lines of the 

use. 

 

20.  Other 

 

Approval of this application TLZM-2014-0004 does not express or imply any waiver 

or modification of the requirements set forth in the Subdivision and Land 

Development Regulations, the Zoning Ordinance, or the Design and Construction 

Standards Manual, except as expressly approved in application TLZM-2014-0004, 

and all final plats, development plans, and construction plans shall remain subject to 

these applicable Town regulations. 

 

  

The undersigned Owners of record of the Property, do hereby voluntarily proffer the 

conditions stated above, which conditions shall be binding on the Owner, its 

successors and assigns, and all owners of any portions of the Property and shall have 

the effect specified in Section 15.2-2297, et seq. of the Code of Virginia (1950), as 

amended. 

 

Witness the following signatures and seals this             day of _________, 2014. 
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Attachment 4. 
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Attachment 5. 

 

TLZM 2014-0004, OAKLAWN 

APPLICATION FOR CONCEPT PLAN AND PROFFER AMENDMENT  

 
Zoning Ordinance Modification Request 

JULY 3, 2014 

REVISED JULY 16, 2014 

REVISED JULY 23, 2014 

 

The applicant is requesting the following Zoning Ordinance modifications pursuant 

to Section 8.2.2.E of the Zoning Ordinance.  The zoning application these 

modification requests accompany is to amend the concept plan and proffers for a 

current PRN Mixed Use Center and PEC zoned property.   

 

III. Zoning Ordinance Sections to be Modified 

Section 12.8.3 Buffer-Yard Matrix 

The buffer-yard matrix describes the requirements for screening and buffer between 

adjoining land uses. 

 

Table 12.8.3 sets forth the minimum buffer yard width and the required screen type as 

follows: 

 

Residential (Ra or Rc) adjacent to office (Cb): 35’ buffer with S3 screen 

Residential (Ra or Rc) adjacent to hotel (Cc): 50’ buffer with S3 screen 

Residential (Ra or Rc) adjacent to industrial (Ina): 75” buffer with S3 screen 

Institutional (Ia) adjacent to office (Cb): 25’ buffer with S2 screen 

Institutional (Ia) adjacent to hotel (Cc): 50’ buffer with S2 screen 

Institutional (Ia) adjacent to industrial (Ina): 75’ buffer with S2 screen 

 

Requested Modification 

 

Rather than follow Table 12.8.3 to determine the required buffer-yard between uses, the 

applicant is requesting to apply the buffer-yards as shown on Sheet 4 of the Rezoning 

Plan for Land Bays A and B as follows: 

 

 

Modified Buffer #1: The buffer shall be 37.5 feet wide adjacent to light intensity 

industrial uses and 25 feet for other uses permitted to locate in Land Bay B. The 

screening shall consist off-set evergreen trees to screen parking and loading areas 

from off-site properties planted no more than three vertical feet below the adjacent 
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curb elevation and of sufficient height at the time of planting sufficient to screen 

truck headlights serving the site. 

Modified Buffer #2: The buffer shall be 32 feet wide adjacent to light intensity 

industrial uses and 25 feet for other uses permitted to locate in Land Bay B.  The 

screening shall consist of a six-foot high solid wooden fence located in the buffer 

yard such that a single row of evergreen trees can be planted on the outside of the 

fence facing the adjacent residential property.  The evergreens shall be planted no 

more than three vertical feet below the adjacent curb elevation.  

Modified Buffer #3: The buffer shall be 15 feet wide and located between the curb 

and the retaining wall.  The screening shall consist of a six-foot high solid wooden 

fence located in the buffer yard such that a single row of evergreen trees can be 

planted on the outside of the fence facing the adjacent residential property. The 

evergreens shall be planted no more than three vertical feet below the adjacent curb 

elevation. 

Modified Buffer #4: The buffer shall be 37.5 feet wide for light intensity industrial 

uses and 25 feet for other uses permitted to locate in Land Bay B. The screening 

shall consist of a four-foot high berm (measured from the adjacent curb elevation) 

planted with evergreen trees to screen parking and loading areas from off-site 

properties and to prevent headlights from shining into adjacent residences. 

Modified Buffer #5: The buffer shall be 37.5 feet wide for light intensity industrial 

uses and 25 feet for other uses permitted to locate in Land Bay A.  The screening 

shall be an S3 screen as set forth in Section 12.8.6 of the Zoning Ordinance.  

Justification for Modification 

 

Land Bays A and B are approved or proposed for a mix of several uses including office, 

light intensity industrial, hotel/motel/conference center and recreational facility.  Each 

combination of these uses would result in a different buffer-yard requirement. Instead, the 

applicant is setting forth proposed buffer-yards around the perimeter of these two land 

bays that would apply to any combination of these uses locating in the land bay.  Since 

each land bay is intended to work as a cohesive plan buffer-yards between users internal 

to the land bay are not needed.  Screening for particular aspects of uses may be needed 

(i.e., equipment or dumpsters), but full buffer-yards would not be needed.  The applicant 

is providing buffer-yards along all public street frontages, which is not required, to 

maintain the unified street landscaping scheme throughout Oaklawn.  Furthermore, the 

50-foot setback and buffer-yard between Land Bays A and B and the Stratford residential 

community approved under #ZM-159 are being retained. Stratford HOA-owned open 

space provides additional separation between Land Bay B and Stratford. 
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Attachment 6 

 

July 11, 2014 

 

Ms. Christine Gleckner 

Walsh, Colucci, Lubely, Emerich, & Walsh, PC 

1 E. Market St., Suite 300 

Leesburg, VA 20176 

 

 

RE: Rezoning TLZM-2014-0004, Oak Lawn at Stratford 

First Submission Consolidated Comments Letter  

 

Ms. Gleckner: 

 

Staff has completed its first-submission review for conformance with Town plans and 

regulations. This letter is a consolidation of staff comments by topic for ease of use by all 

parties. Only those comments that require a response or an acknowledgment from 

Applicant are included below. This review is based on the materials submitted on June 

30, 2014 which include a statement of justification, proffers, a buffer modification 

request, and a rezoning plan set.  

 

I. GENERAL 

 

1. Project Identification: This project has been assigned project number TLZM-

2014-0004, Oaklawn at Stratford. Update the plans, proffers and statement of 

justification to reflect the name and number. 

2. Statement of Justification: The statement of justification should be amended as 

follows: 

a. The last bullet under section one indicates that building elevations will be 

submitted for “staff review.” It does not indicate under what criteria they will 

be judged or approved. Will this be specified in the proffers?  If not, it should 

be along with clearly giving staff authority for approval subject to some 

criteria (such as the H-2 guidelines and criteria listed in Comment #10 of this 

letter). 

b. The last sentence in section 3 should describe how the development will be 

appropriately screened including referencing a specific design or proffer. 

3. Permitted Use Tabulation: Ensure that the proffers, permitted use tabulations on 

the Concept Plan, and amended transportation phasing analysis all are consistent 

regarding uses, intensity (maximum square footage), and phasing. Clarification is 

needed in the proffers as to whether Land Bay A is proposed to have light 

industrial uses as shown on the Concept Plan. 

 

4. Modification Request: The applicant is requesting a buffer yard modification of 

TLZO Sec. 12.8.3. The request should reference the enabling regulation TLZO Sec. 
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8.2.E that allows such modification. Also, clearly state the width and type of 

required buffer yard and same for the proposed modification. 
 

5. Land Bays A & B Buffering and Screening to Residential Uses: The Concept 

Plan shows proposed S-3 buffers along the northern boundaries of Land Bays A 

and B as 17.5 feet and 25 feet respectively. What is required for the allowable 

light industrial uses adjacent to residential is a 75-foot S-3 buffer (TLZO Sec. 

12.8.3). A modification request has been submitted to reduce the buffers with the 

stated justification that Land Bays A & B have a wide range of permissible uses 

each with a different buffer requirement. Staff believes that the proposed 

modifications are insufficient particularly if a light industrial use is located 

adjacent to the residential areas. Staff can support a modification to provide one-

half of the required buffer based on the use that is proposed. In this scenario, the 

applicant would be required to provide a 37.5 foot S-3 buffer if the proposed use 

at the time of site plan submission is Light Industrial (half of the required 75 foot 

buffer) and a 25-foot S-3 buffer if instead the proposed use is Commercial (half of 

the required 50 foot buffer). Under no scenario should the buffer be less than 25 

feet for either land bay in this location. 

 

6. Land Bay B Screening Adjacent to Hope Parkway (west) and Lake 

(northeast): The Concept Plan proposes no buffer for Land Bay B adjacent to 

Hope Parkway. While none is required by the Zoning Ordinance what was 

previously approved for this site was a 10-foot S-2 buffer. In conversations 

between staff and the applicant, the applicant has stated that the buffer reduction 

is necessary to accommodate a “build to suit” light industrial corporate 

headquarters with the appearance of an office building. Staff has indicated that the 

buffer to residential neighborhood to the northeast was more important than a 

buffer to Hope Parkway and indicated a willingness to support the buffer 

reduction of Hope Parkway if the applicant demonstrates sufficient buffering and 

screening of the HOA lands and residential uses to the northeast. It is imperative 

that the applicant commit through plans and/or proffers to provide effective 

screening of this area at the northeast corner of Land Bay B.  

 

7. Land Bay D Buffer & Screening: The currently approved buffer adjacent to 

Miller Drive for the north section of Land Bay D is 12.5 feet. The Concept Plan 

shows that being reduced to 10 feet. Staff does not support the reduction 

particularly in light of a potential Repair Service Establishment (vehicle repair) 

use in this location across Miller Drive from a residential neighborhood. A 

minimum of a 12.5 foot wide S-2 buffer must be retained here.  

 

8. H-2 Historic District Guidelines: In order to facilitate expedient processing of 

the high-priority economic development use proposed in Land Bay B, the 

applicant is proposing to modify their existing proffer to remove the land bay 

from H-2 standards and therefore no longer require BAR approval for Land Bay 

B only. In other land Bays BAR approval is required in accordance with the 
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proffers of TLZM-1999-0159. The applicant will need to submit an application 

for a certificate of appropriateness to the Board of Architectural Review (BAR) 

with individual site plans for development in the other land bays. 

 

9. Service Station Use in Land Bay D: If the applicant desires to have the 

flexibility to locate an automobile service provider who will perform a wide range 

of repairs then the use table and proffers should add the term “Repair Service 

Establishment (vehicle repair)” as an option to the stated “service station with or 

without gas pumps” use.  

 

10. Gateway Design: Town Plan guidance is that Regional Office development 

should be compatible with Leesburg’s character as established by the more 

traditional urban core (Regional Office Intent Statement #5, page 6-24). Since 

BAR approval will not be required for development of Land Bay B design issues 

in Land Bay B need to be addressed now as part of this rezoning. Building 

elevations for the corporate headquarters proposed in Land Bay B were submitted 

as part of the rezoning application. Incorporation of some of the following would 

bring the design into conformance with the character of Leesburg: 

 

 Three-part building design (ground floor, upper floors, roof or parapet) 

 Recessed or projected entries 

 Individual human sized windows 

 Balconies, columns, covered walkways, or other building façade 

projections or recesses 

 Textured and traditional building materials 

 Visible roof elements 

 Complexity of massing 

 Traditional building colors 

 Effective screening of service and delivery areas, as well as mechanical 

equipment (items taken from the H-2 Design Guidelines) 

 

11. Pedestrian Circulation: Clarify the widths of proposed sidewalks and trail 

facilities for the site and identify clearly on the plan and proffers. Current standard 

widths are 5’ (not 4-feet as stated in proffers) and 8’ (not 6’) respectively. Also 

update Proffer 12 to specify walkways and trails will meet current requirements 

(TLZO Sec. 11.2.) 

 

12. MUC1 Area Proposed for Vehicle Access to Land Bay B: Ensure that the total 

park area of MUC1 is at least 4.0 acres in size after subtracting out the area 

proposed for vehicle access. 

 

13. SWM Note:  Update Note 11 of the Concept Plan (“Stormwater Runoff”) on the 

coversheet to state as follows:  
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It is anticipated that all land bays within this Zoning Map Amendment will 

maintain the same storm flows, outfall locations and maximum level of 

imperviousness as shown on the previously approved stormwater 

management design for water quality and quantity within the existing 

Stratford lakes.  Any deviations from these approved plans may result in 

the requirement of additional stormwater management facilities.  Also, 

any uses deemed as “Hot Spots” (such as, but not limited to automotive 

service stations, car washes and/or auto repair facilities) may require 

additional “onsite” water quality devices according to the current version 

of the Town of Leesburg DCSM. 

 

14. Transportation Phasing/Traffic Study: The addendum to the transportation 

phasing analysis must be updated to evaluate all proposed uses. Specifically, the 

analysis is missing the 10,000 s.f. stand-alone car wash and some square footage 

of the proposed recreational facility. 

 

15. Queuing Analysis: Appendices C and D of the addendum to the transportation 

phasing analysis do not include the queuing analysis for the intersections under 

evaluation. Please provide this missing information (DCSM 7-111.(1).D.8.a). 

 

16. Off-Site Transportation Contribution:  The Town Plan in Appendix B Off-Site 

Transportation Contribution suggests a contribution be made to regional and off-

site road improvements based on the square footage of proposed uses.  In this 

case, Applicant has constructed regional road improvements (such as two full 

lanes of Battlefield Parkway and Dulles Greenway ramps) and will build 

additional improvements based on the proposed proffers.  Staff believes the value 

of the regional improvements already constructed and to be constructed by 

Applicant satisfies this cash contribution. 

 

II. PROFFERS 

17. Ordinance References and Terms: Updated all Zoning Ordinance references 

and terms as necessary to reflect the current Zoning Ordinance sections. 

 

18. Proffer Numbering and References: Check to make sure references to proffers 

are consistent with the Roman numeral headings and Arabic numeral items. For 

example, references to “Proffer 1” should be corrected to “Proffer I.”  

 

19. Park Acreage:  There is a conflict regarding park acreage – in Proffer 3 the 

proffer specifies a minimum of 4.0 acres, whereas in Proffer 10 it just references 

“Park”.  The acreage should be put in all places.  Also, the Concept Plan shows 

the Park acreage as “4.0±” acres.  This inconsistency should be corrected. 

 

20. Excluded Properties. In Proffer # I.1, it states “The proffers and the 

amendments associated with Rezoning Application #ZM-159 do not apply to 
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the portions of the Stratford Planned Residential Community (PRC) that are 

not part of the Property.”  I note that the “Property” as described in the first 

paragraph does not contain certain lots within the PEC and PRC Districts 

that have been sold by Applicant, such as the credit union lot with PIN #233-

29-7610.  These properties are subjected to ZM-159.  The language should 

be revised to exclude these particular parcels subject to #ZM-159 and 

TLZM-2005-0002 from this rezoning. 

 

21. Right of Way Dedications: Demonstrate that deleted commitments of Proffer 

#5 related to dedication for ramp A-1 have been fully met to justify striking this 

language from the proffers. If so, then Proffer #5 should be revised to read 

““Right-of-way needed for the construction of Ramp A-1 as shown on Exhibit 

B also will be provided upon the written request of the TRIP II Limited 

Partnership or its successors.” 

 

22. Light Intensity Industrial Uses: One result of this rezoning will be to allow light 

industrial uses in Land Bays A and B where they were not permitted before. The 

applicant needs to address how potential impacts associated with the use will be 

mitigated adjacent to the residential neighborhood of Stratford. Staff suggests that 

proffer language be added to state measures to mitigate noise, heavy truck traffic, 

odor, fumes, and other potential nuisances of any light industrial use shall be 

provided subject to the Zoning Administrator’s reasonable determination of 

sufficiency (Land Use General Objective 2, Town Plan, p. 6-5).  TLZO Sec. 8.6.2 

PEC Permitted Uses states that light intensity industrial is permitted “so long as 

the use is rendered unobjectionable because noise, heavy truck traffic, odor, 

fumes and other potential nuisances are effectively mitigated by performance 

standards set out in the ordinance establishing the use.” In this case the Applicant 

is requesting unknown light industrial uses directly adjacent to single-family 

detached and multi-family residential uses with reduced buffers.  The only way 

future light intensity industrial uses can be held to this standard is to proffer the 

mechanics of  judging the nuisance mitigation. 

 

23. Screening: The proffers should contain mitigation measures to screen the single-

family detached units north and east of Land Bay B from any adverse impacts 

from light industrial uses being introduced into the land bay. Staff suggests a 

commitment shown graphically on the Concept Development Plan and described 

in the proffers that deals with the aesthetic impacts by providing an opaque screen 

through a combination of fencing, retaining walls, green walls, and landscaping 

for any potential loading area or truck travel lanes along the rear and side of the 

buildings. (Land Use General Objective 2, Town Plan, p. 6-5). 
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24. Truck Traffic:  In order to protect nearby residential uses, staff recommends 

limiting the hours for heavy truck traffic to the site to 7:00 am to 10:00 pm. (Land 

Use General Objective 2, Town Plan, p. 6-5). 

 

25. Phasing and Uses:  In Proffer #10, the phases should include all uses listed in 

Proffer 4, including the secondary uses contained in Proffer 4.B. 

 

26. Interim Phase 2:  Proffer #10.B.2, an “Interim Phase 2” is proposed that would 

permit the development of Land Bay B with Hope Parkway simply being bonded 

rather than constructed to the Stratford residential neighborhood. The primary 

purpose of this amendment was to secure the corporate tenant for Land Bay B 

while accelerating the construction of Hope Parkway for the residents of 

Stratford.  Staff recommends that this phase be deleted as it does not achieve one 

of the Town’s primary purposes with the proffer amendment for Oaklawn.  

Applicant has stated that the proffer is a contingency intended to apply only in 

case the Town fails to uphold its obligation under the referenced Agreement 

between Oaklawn and the Town.  Staff understands this but believes the terms of 

the Agreement itself should provide for this contingency. The Town has similar 

concerns about what could result if Applicant fails to perform its obligations 

under the Agreement but Staff believes these, too, should be contained within the 

Agreement. Further consideration of the terms of that Agreement by both parties 

should resolve this issue. 

 

27. Transportation Phases 3 and 4:  The Transportation phasing as modified by 

Applicant in proffer #10 puts the obligation to build Hope Parkway from Miller 

Drive to Battlefield Parkway and the associated traffic signal into Phases 3 and 4 

– the last two phases only after over 900,000 square feet of commercial 

development at Oaklawn. Currently, the Applicant is obligated to construct two 

lanes of this segment and install the light prior to any development in Land Bay 

B, and to build the western two lanes prior to any development in Land Bay A. 

This link is important to provide another access to Battlefield Parkway to 

distribute traffic. It is unknown when if ever there will be sufficient demand to 

reach the triggers causing the road construction for Phases 3 and 4. Staff 

recommends that the phasing proffer be revised to get two lanes of Hope Parkway 

from Miller Drive to Battlefield Parkway and the associated traffic signal at an 

earlier point in the overall Oaklawn development. Staff provided preliminary draft 

proffer issues to the applicant on July 3, 2014. One of those comments had to do 

with reimbursement for public costs should it be necessary for the Town to build 

the proffered Hope Parkway roadway section between Miller Drive and 

Battlefield Parkway prior to the Phase 3 trigger identified in the proffers. If the 

applicant does not change the phasing as suggested above, the issue of potential 

public construction of the road section and applicant reimbursement remains and 

should be addressed in the Memorandum of Understanding for transportation 

improvements between Oaklawn and the Town. 
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28. Architecture:  As currently proposed, Proffer #14 Architectural Guidelines is 

insufficient to assure the quality of architecture is consistent with H-2 Design 

guidelines in Land Bay B as was originally proffered. Not only that but staff 

doubts that the part of the proffer addressing Land Bay B could be met since the 

only other buildings at Oaklawn are a daycare and drive-through bank which 

have few similarities in style to the proposed corporate headquarters. 

Commitments to architecture should be made as part of this rezoning request 

(consistent with Comment #10 in this letter). The proffer should be revised to 

reflect these commitments. 

 

29. Fire & Rescue Contribution:  Staff notes that in three recent rezonings when a 

contribution is given it is typically twenty cents ($0.20) per square foot of 

commercial use. 

 

30. Recreational Facility Lighting:  Land Bay A is located beneath the final 

approach path to Runway 17 of Leesburg Executive Airport which is equipped 

with an Instrument Landing System (ILS).  As aircraft using the ILS approach the 

airport at night or during periods of low visibility, high mast outdoor lighting 

units could dangerously impact a pilot’s visual orientation with the runway. In 

addition to aviation concerns, high mast outdoor lighting is incompatible with the 

adjacent residential uses at Stratford. For these reasons the proffers should clearly 

state that there will be no outdoor lighting of recreational facilities. (Land Use 

Southeast Planning Area Objective 4, p. 6-19 and General Objective 2, Town 

Plan, p. 6-5). 

 

31. Runway Protection Zones: Recreational facilities such as golf courses, sports 

fields, amusement parks and other places of public assembly are not compatible 

uses within the RPZ. The proffers should clearly state that the proposed 

recreational facility will be located outside of the RPZ. 

 

32. Mechanical Equipment:  Add a proffer to screen rooftop mechanical 

equipment such as HVAC units (Land Use General Objective 2, Town Plan, p. 

6-5). 

 

33. Explain Revision:  In Proffer #4.B, explain why the language in parentheses 

regarding reduced square footage for certain scenarios is being eliminated. 

 

III. ISSUES AT THE TIME OF SITE PLAN 
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34. Lighting Plan: The applicant should submit a lighting plan at the time of site plan 

submittal to help show safe nighttime conditions and mitigated impacts on 

adjacent residential areas. 

 

35. Sidewalks and Trails: All sidewalks should be located within the R-O-W; all 

trails should be located in public access easements outside of the R-O-W.  

 

36. Aviation Obstruction Clearance: Consistent with Federal Regulation Title 14 

Part 77, the applicant should submit proposed construction to an aeronautical 

study by the FAA - Obstruction Evaluation and Airport Airspace Analysis and 

receive a Determination of No Hazard to Air Navigation. 

 

37. Utility Availability and Fees: As a matter of policy, the Town of Leesburg does 

not commit availability of water and sewer capacity prior to issuance of zoning 

permits and collection of all fees. Proposed use will require payment of water and 

sewer availability, pro-rata and connection fees as applicable prior to issuance of 

a zoning permit. Contact Lisa Smith, at 703-771-2762 for calculation of fees. 

 

38. Fire & Rescue Issues: Site access, structural makeup, and landscaping can 

potentially impact emergency vehicle access/operation and should be carefully 

addressed at the time of site plan review. 

 

We will meet Tuesday July 15 at 2:00 to discuss these comments. Please let me know if 

you have any questions. 

 

Regards, 

 

 

James P. (“Irish”) Grandfield, AICP 

Senior Planner 
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Attachment 7 

 
 

Christine Gleckner, AICP 

Land Use Planner 

(571) 209-5776 

cgleckner@thelandlawyers.com 

July 16, 2014 

 
Via Courier 
 

Irish Grandfield, Environmental Planner 

Town of Leesburg Department of Planning and Zoning 

25 West Market Street 

Leesburg, Virginia 

 

Re: TLZM-2014-0004, Oaklawn Proffer and Concept Plan Amendment 

 

Dear Irish: 

 

Following are the applicant’s responses to the consolidated comment letter dated July 11, 

2014 

 

I. GENERAL 

 

1. Project Identification: This project has been assigned project number TLZM-

2014-0004, Oaklawn at Stratford. Update the plans, proffers and statement of 

justification to reflect the name and number. 

 

Response: Revised as recommended. 

 

2. Statement of Justification: The statement of justification should be amended as 

follows: 

a. The last bullet under section one indicates that building elevations will be 

submitted for “staff review.” It does not indicate under what criteria they will 

be judged or approved. Will this be specified in the proffers?  If not, it should 

be along with clearly giving staff authority for approval subject to some 

criteria (such as the H-2 guidelines and criteria listed in Comment #7 of this 

letter). 

 

Response: This matter is addressed in the proffers. Land Bay B will remain under H-

2 guidelines and BAR review except for the buildings for which elevations are included 
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with this amendment.  These building elevations are to be approved as part of this 

amendment. 

 

b. The last sentence in section 3 should describe how the development will be 

appropriately screened including referencing a specific design or proffer. 

Response: Revised as recommended by referring to the proffers and concept plan where 

these are specifically addressed. 

 

3. Permitted Use Tabulation: Ensure that the proffers, permitted use tabulations on 

the Concept Plan, and amended transportation phasing analysis all are consistent 

regarding uses, intensity (maximum square footage), and phasing. Clarification is 

needed in the proffers as to whether Land Bay A is proposed to have light 

industrial uses as shown on the Concept Plan. 

 

Response: Revised as recommended. 

 

4. Modification Request: The applicant is requesting a buffer yard modification of 

TLZO Sec. 12.8.3. The request should reference the enabling regulation TLZO Sec. 

8.2.E that allows such modification. Also, clearly state the width and type of 

required buffer yard and same for the proposed modification. 

 

Response: Revised as recommended. 

 

5. Land Bays A & B Buffering and Screening to Residential Uses: The Concept 

Plan shows proposed S-3 buffers along the northern boundaries of Land Bays A 

and B as 17.5 feet and 25 feet respectively. What is required for the allowable 

light industrial uses adjacent to residential is a 75-foot S-3 buffer (TLZO Sec. 

12.8.3). A modification request has been submitted to reduce the buffers with the 

stated justification that Land Bays A & B have a wide range of permissible uses 

each with a different buffer requirement. Staff believes that the proposed 

modifications are insufficient particularly if a light industrial use is located 

adjacent to the residential areas. Staff can support a modification to provide one-

half of the required buffer based on the use that is proposed. In this scenario, the 

applicant would be required to provide a 37.5 foot S-3 buffer if the proposed use 

at the time of site plan submission is Light Industrial (half of the required 75 foot 

buffer) and a 25-foot S-3 buffer if instead the proposed use is Commercial (half of 

the required 50 foot buffer). Under no scenario should the buffer be less than 25 

feet for either land bay in this location. 

 

Response: The applicant is proposing a 20 foot buffer for these land bays. The 

applicant is providing this buffer within a fifty-foot setback along the northern property 

boundaries. 

 

6. Land Bay B Screening Adjacent to Hope Parkway (west) and Lake 

(northeast): The Concept Plan proposes no buffer for Land Bay B adjacent to 
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Hope Parkway. While none is required by the Zoning Ordinance what was 

previously approved for this site was a 10-foot S-2 buffer. In conversations 

between staff and the applicant, the applicant has stated that the buffer reduction 

is necessary to accommodate a “build to suit” light industrial corporate 

headquarters with the appearance of an office building. Staff has indicated that the 

buffer to residential neighborhood to the northeast was more important than a 

buffer to Hope Parkway and indicated a willingness to support the buffer 

reduction of Hope Parkway if the applicant demonstrates sufficient buffering and 

screening of the HOA lands and residential uses to the northeast. It is imperative 

that the applicant commit through plans and/or proffers to provide effective 

screening of this area at the northeast corner of Land Bay B.  

 

Response: The applicant has included proposed screening in this submission. 

 

7. Land Bay D Buffer & Screening: The currently approved buffer adjacent to 

Miller Drive for the north section of Land Bay D is 12.5 feet. The Concept Plan 

shows that being reduced to 10 feet. Staff does not support the reduction 

particularly in light of a potential Repair Service Establishment (vehicle repair) 

use in this location across Miller Drive from a residential neighborhood. A 

minimum of a 12.5 foot wide S-2 buffer must be retained here.  

 

Response: Revised as recommended. 

 

8. H-2 Historic District Guidelines: In order to facilitate expedient processing of 

the high-priority economic development use proposed in Land Bay B, the 

applicant is proposing to modify their existing proffer to remove the land bay 

from H-2 standards and therefore no longer require BAR approval for Land Bay 

B only. In other land Bays BAR approval is required in accordance with the 

proffers of TLZM-1999-0159. The applicant will need to submit an application 

for a certificate of appropriateness to the Board of Architectural Review (BAR) 

with individual site plans for development in the other land bays. 

 

Response: The applicant will submit COA applications for BAR review for all 

buildings except the ones for which elevations have been included in this application. 

 

9. Service Station Use in Land Bay D: If the applicant desires to have the 

flexibility to locate an automobile service provider who will perform a wide range 

of repairs then the use table and proffers should add the term “Repair Service 

Establishment (vehicle repair)” as an option to the stated “service station with or 

without gas pumps” use.  

 

Response: Revised as recommended. 
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10. Gateway Design: Town Plan guidance is that Regional Office development 

should be compatible with Leesburg’s character as established by the more 

traditional urban core (Regional Office Intent Statement #5, page 6-24). Since 

BAR approval will not be required for development of Land Bay B design issues 

in Land Bay B need to be addressed now as part of this rezoning. Building 

elevations for the corporate headquarters proposed in Land Bay B were submitted 

as part of the rezoning application. Incorporation of some of the following would 

bring the design into conformance with the character of Leesburg: 

 

 Three-part building design (ground floor, upper floors, roof or parapet) 

 Recessed or projected entries 

 Individual human sized windows 

 Balconies, columns, covered walkways, or other building façade 

projections or recesses 

 Textured and traditional building materials 

 Visible roof elements 

 Complexity of massing 

 Traditional building colors 

 Effective screening of service and delivery areas, as well as mechanical 

equipment (items taken from the H-2 Design Guidelines) 

 

Response: Revised elevations are included in this submission. 

 

11. Pedestrian Circulation: Clarify the widths of proposed sidewalks and trail 

facilities for the site and identify clearly on the plan and proffers. Current standard 

widths are 5’ (not 4-feet as stated in proffers) and 8’ (not 6’) respectively. Also 

update Proffer 12 to specify walkways and trails will meet current requirements 

(TLZO Sec. 11.2.) 

 

Response: Revised as recommended. 

 

12. MUC1 Area Proposed for Vehicle Access to Land Bay B: Ensure that the total 

park area of MUC1 is at least 4.0 acres in size after subtracting out the area 

proposed for vehicle access. 

 

Response: A minimum of 4.0 acres for the park has been retained.    

            

            

      

13. SWM Note:  Update Note 11 of the Concept Plan (“Stormwater Runoff”) on the 

coversheet to state as follows:  

 

It is anticipated that all land bays within this Zoning Map Amendment will 

maintain the same storm flows, outfall locations and maximum level of 
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imperviousness as shown on the previously approved stormwater 

management design for water quality and quantity within the existing 

Stratford lakes.  Any deviations from these approved plans may result in 

the requirement of additional stormwater management facilities.  Also, 

any uses deemed as “Hot Spots” (such as, but not limited to automotive 

service stations, car washes and/or auto repair facilities) may require 

additional “onsite” water quality devices according to the current version 

of the Town of Leesburg DCSM. 

 

Response: Revised as recommended. 

 

14. Transportation Phasing/Traffic Study: The addendum to the transportation 

phasing analysis must be updated to evaluate all proposed uses. Specifically, the 

analysis is missing the 10,000 s.f. stand-alone car wash and some square footage 

of the proposed recreational facility. 

Response: Revised as recommended. 

 

15. Queuing Analysis: Appendices C and D of the addendum to the transportation 

phasing analysis do not include the queuing analysis for the intersections under 

evaluation. Please provide this missing information (DCSM 7-111.(1).D.8.a). 

 

Response: This information will be provided with the next submission. 

 

16. Off-Site Transportation Contribution:  The Town Plan in Appendix B Off-Site 

Transportation Contribution suggests a contribution be made to regional and off-

site road improvements based on the square footage of proposed uses.  In this 

case, Applicant has constructed regional road improvements (such as two full 

lanes of Battlefield Parkway and Dulles Greenway ramps) and will build 

additional improvements based on the proposed proffers.  Staff believes the value 

of the regional improvements already constructed and to be constructed by 

Applicant satisfies this cash contribution. 

 

Response: The applicant appreciates that the significant transportation improvements 

proffered by Oaklawn satisfy this requirement. 

 

II. PROFFERS 

17. Ordinance References and Terms: Updated all Zoning Ordinance references 

and terms as necessary to reflect the current Zoning Ordinance sections. 

 

Response: Revised as recommended. 

 

18. Proffer Numbering and References: Check to make sure references to proffers 

are consistent with the Roman numeral headings and Arabic numeral items. For 

example, references to “Proffer 1” should be corrected to “Proffer I.”  
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Response: Revised as recommended. 

 

19. Park Acreage:  There is a conflict regarding park acreage – in Proffer 3 the 

proffer specifies a minimum of 4.0 acres, whereas in Proffer 10 it just references 

“Park”.  The acreage should be put in all places.  Also, the Concept Plan shows 

the Park acreage as “4.0±” acres.  This inconsistency should be corrected. 

 

Response: Revised as recommended. 

 

20. Excluded Properties. In Proffer # I.1, it states “The proffers and the 

amendments associated with Rezoning Application #ZM-159 do not apply to 

the portions of the Stratford Planned Residential Community (PRC) that are 

not part of the Property.”  I note that the “Property” as described in the first 

paragraph does not contain certain lots within the PEC and PRC Districts 

that have been sold by Applicant, such as the credit union lot with PIN #233-

29-7610.  These properties are subjected to ZM-159.  The language should 

be revised to exclude these particular parcels subject to #ZM-159 and 

TLZM-2005-0002 from this rezoning. 

Response: Revised as recommended. 

 

21. Right of Way Dedications: Demonstrate that deleted commitments of Proffer 

#5 related to dedication for ramp A-1 have been fully met to justify striking this 

language from the proffers. If so, then Proffer #5 should be revised to read 

““Right-of-way needed for the construction of Ramp A-1 as shown on Exhibit 

B also will be provided upon the written request of the TRIP II Limited 

Partnership or its successors.” 

 

Response: Proffers have been revised to include this ROW dedication. 

 

22. Light Intensity Industrial Uses: One result of this rezoning will be to allow light 

industrial uses in Land Bays A and B where they were not permitted before. The 

applicant needs to address how potential impacts associated with the use will be 

mitigated adjacent to the residential neighborhood of Stratford. Staff suggests that 

proffer language be added to state measures to mitigate noise, heavy truck traffic, 

odor, fumes, and other potential nuisances of any light industrial use shall be 

provided subject to the Zoning Administrator’s reasonable determination of 

sufficiency (Land Use General Objective 2, Town Plan, p. 6-5).  TLZO Sec. 8.6.2 

PEC Permitted Uses states that light intensity industrial is permitted “so long as 

the use is rendered unobjectionable because noise, heavy truck traffic, odor, 

fumes and other potential nuisances are effectively mitigated by performance 

standards set out in the ordinance establishing the use.” In this case the Applicant 

is requesting unknown light industrial uses directly adjacent to single-family 

detached and multi-family residential uses with reduced buffers.  The only way 
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future light intensity industrial uses can be held to this standard is to proffer the 

mechanics of judging the nuisance mitigation. 

 

Response: The applicant has included performance standards in the proffers. 

 

23. Screening: The proffers should contain mitigation measures to screen the single-

family detached units north and east of Land Bay B from any adverse impacts 

from light industrial uses being introduced into the land bay. Staff suggests a 

commitment shown graphically on the Concept Development Plan and described 

in the proffers that deals with the aesthetic impacts by providing an opaque screen 

through a combination of fencing, retaining walls, green walls, and landscaping 

for any potential loading area or truck travel lanes along the rear and side of the 

buildings. (Land Use General Objective 2, Town Plan, p. 6-5). 

 

Response: The proposed buffering and screening is included in the proffer statement. 

 

24. Truck Traffic:  In order to protect nearby residential uses, staff recommends 

limiting the hours for heavy truck traffic to the site to 7:00 am to 10:00 pm. (Land 

Use General Objective 2, Town Plan, p. 6-5). 

 

Response: The applicant is proposing a performance standard for screening truck 

headlights to protect residential uses. 

25. Phasing and Uses:  In Proffer #10, the phases should include all uses listed in 

Proffer 4, including the secondary uses contained in Proffer 4.B. 

 

Response: Revised as recommended. 

 

26. Interim Phase 2:  Proffer #10.B.2, an “Interim Phase 2” is proposed that would 

permit the development of Land Bay B with Hope Parkway simply being bonded 

rather than constructed to the Stratford residential neighborhood. The primary 

purpose of this amendment was to secure the corporate tenant for Land Bay B 

while accelerating the construction of Hope Parkway for the residents of 

Stratford.  Staff recommends that this phase be deleted as it does not achieve one 

of the Town’s primary purposes with the proffer amendment for Oaklawn.  

Applicant has stated that the proffer is a contingency intended to apply only in 

case the Town fails to uphold its obligation under the referenced Agreement 

between Oaklawn and the Town.  Staff understands this but believes the terms of 

the Agreement itself should provide for this contingency. The Town has similar 

concerns about what could result if Applicant fails to perform its obligations 

under the Agreement but Staff believes these, too, should be contained within the 

Agreement. Further consideration of the terms of that Agreement by both parties 

should resolve this issue. 
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Response: The proffer continues to include this proffer, but has been revised to make 

clear it would only apply in case the town does not provide the needed road 

improvement. 

 

27. Transportation Phases 3 and 4:  The Transportation phasing as modified by 

Applicant in proffer #10 puts the obligation to build Hope Parkway from Miller 

Drive to Battlefield Parkway and the associated traffic signal into Phases 3 and 4 

– the last two phases only after over 900,000 square feet of commercial 

development at Oaklawn. Currently, the Applicant is obligated to construct two 

lanes of this segment and install the light prior to any development in Land Bay 

B, and to build the western two lanes prior to any development in Land Bay A. 

This link is important to provide another access to Battlefield Parkway to 

distribute traffic. It is unknown when if ever there will be sufficient demand to 

reach the triggers causing the road construction for Phases 3 and 4. Staff 

recommends that the phasing proffer be revised to get two lanes of Hope Parkway 

from Miller Drive to Battlefield Parkway and the associated traffic signal at an 

earlier point in the overall Oaklawn development. Staff provided preliminary draft 

proffer issues to the applicant on July 3, 2014. One of those comments had to do 

with reimbursement for public costs should it be necessary for the Town to build 

the proffered Hope Parkway roadway section between Miller Drive and 

Battlefield Parkway prior to the Phase 3 trigger identified in the proffers. If the 

applicant does not change the phasing as suggested above, the issue of potential 

public construction of the road section and applicant reimbursement remains and 

should be addressed in the Memorandum of Understanding for transportation 

improvements between Oaklawn and the Town. 

 

Response: The proffer has been revised to provide a cash contribution if the town 

chooses to construct this roadway before the proffer triggers are reached. 

28. Architecture:  As currently proposed, Proffer #14 Architectural Guidelines is 

insufficient to assure the quality of architecture is consistent with H-2 Design 

guidelines in Land Bay B as was originally proffered. Not only that but staff 

doubts that the part of the proffer addressing Land Bay B could be met since the 

only other buildings at Oaklawn are a daycare and drive-through bank which 

have few similarities in style to the proposed corporate headquarters. 

Commitments to architecture should be made as part of this rezoning request 

(consistent with Comment #10 in this letter). The proffer should be revised to 

reflect these commitments. 

 

Response: The applicant will submit COA applications for BAR review for all 

buildings except the ones for which elevations have been included in this application. 

 

29. Fire & Rescue Contribution:  Staff notes that in three recent rezonings when a 

contribution is given it is typically twenty cents ($0.20) per square foot of 

commercial use. 
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Response: The proffer has not been revised. 

 

30. Recreational Facility Lighting:  Land Bay A is located beneath the final 

approach path to Runway 17 of Leesburg Executive Airport which is equipped 

with an Instrument Landing System (ILS).  As aircraft using the ILS approach the 

airport at night or during periods of low visibility, high mast outdoor lighting 

units could dangerously impact a pilot’s visual orientation with the runway. In 

addition to aviation concerns, high mast outdoor lighting is incompatible with the 

adjacent residential uses at Stratford. For these reasons the proffers should clearly 

state that there will be no outdoor lighting of recreational facilities. (Land Use 

Southeast Planning Area Objective 4, p. 6-19 and General Objective 2, Town 

Plan, p. 6-5). 

 

Response: Revised as recommended. 

 

31. Runway Protection Zones: Recreational facilities such as golf courses, sports 

fields, amusement parks and other places of public assembly are not compatible 

uses within the RPZ. The proffers should clearly state that the proposed 

recreational facility will be located outside of the RPZ. 

 

Response: This proffer has not been revised, and it clearly states what activities are 

permitted in the RPZ. 

 

32. Mechanical Equipment:  Add a proffer to screen rooftop mechanical 

equipment such as HVAC units (Land Use General Objective 2, Town Plan, p. 

6-5). 

 

Response: Revised as recommended. 

 

33. Explain Revision:  In Proffer #4.B, explain why the language in parentheses 

regarding reduced square footage for certain scenarios is being eliminated. 

 

Response: Applicant will discuss this with staff. 

 

III. ISSUES AT THE TIME OF SITE PLAN 

34. Lighting Plan: The applicant should submit a lighting plan at the time of site plan 

submittal to help show safe nighttime conditions and mitigated impacts on 

adjacent residential areas. 

 

35. Sidewalks and Trails: All sidewalks should be located within the R-O-W; all 

trails should be located in public access easements outside of the R-O-W.  
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36. Aviation Obstruction Clearance: Consistent with Federal Regulation Title 14 

Part 77, the applicant should submit proposed construction to an aeronautical 

study by the FAA - Obstruction Evaluation and Airport Airspace Analysis and 

receive a Determination of No Hazard to Air Navigation. 

 

37. Utility Availability and Fees: As a matter of policy, the Town of Leesburg does 

not commit availability of water and sewer capacity prior to issuance of zoning 

permits and collection of all fees. Proposed use will require payment of water and 

sewer availability, pro-rata and connection fees as applicable prior to issuance of 

a zoning permit. Contact Lisa Smith, at 703-771-2762 for calculation of fees. 

 

38. Fire & Rescue Issues: Site access, structural makeup, and landscaping can 

potentially impact emergency vehicle access/operation and should be carefully 

addressed at the time of site plan review. 

 

Response: Comments noted.   

 

 

Sincerely, 

 

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

 

 

 

Christine Gleckner, AICP 

Land Use Planner 

 

Enclosures 

 

Cc:  Andrew Shuckra, Keane Enterprises 

 David Neumann, Trammell Crow 

 Jack Williams, Paciulli, Simmons 

 Chris Tacinelli, Gorove/Slade 

 Randy Minchew, Walsh, Colucci 
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Attachment 8 

 

 

July 21, 2014 

 

Ms. Christine Gleckner 

Walsh, Colucci, Lubely, Emerich, & Walsh, PC 

1 E. Market St., Suite 300 

Leesburg, VA 20176 

 

 

RE: Rezoning TLZM-2014-0004, Oak Lawn at Stratford 

Second Submission Consolidated Comments Letter  

 

Ms. Gleckner: 

 

Staff has completed its second-submission review for conformance with Town plans and 

regulations. This letter is a consolidation of staff comments by topic for ease of use by all 

parties. Only those comments that require a response or an acknowledgment from 

Applicant are included below. This review is based on the materials submitted on July 

16, 2014 which include a statement of justification, proffers, a buffer modification 

request, and a rezoning plan set.  

 

1. Modification Request (original comment #4): Sentence one in paragraph 2 

under the header “Requested Modification” on the Zoning Ordinance 

Modification Request sheet is unclear and needs to be revised. It looks like the 

intent is to request a 20-foot modified buffer along all areas where residential uses 

abut land Bays A or B. Please revise language as necessary for clarity as well as 

in response to staff comments below. 

 

2. Land Bays A & B Buffering and Screening to Residential Uses (original 

comments #5 & 23): Staff had requested that the modification request for 

buffering and screening provide an effective screen. Staff suggested provision of 

at a minimum at least one-half of the required buffer based on the use that is 

proposed. Further, due to elevation differences onsite, staff indicated that the 

screening for the northeast portion of the lot adjacent to the stormwater 

management pond needed to be atop a retaining wall (otherwise the plants will be 

below the building being screened).  

 

Instead, the applicant’s revised modification request is to provide a 20-foot wide buffer 

with modified screening adjacent to residential uses on Land Bays A and B. The 

modified screening would consist of a double row of pine trees should the adjacent use in 

Land Bay A or B be light industrial; otherwise the screening would consist of an S-2 or 

S-3 buffer as designated in the Zoning Ordinance. Staff continues to believe the proposal 

provides insufficient buffering and screening for the adjacent residential uses. Also, it is 

essential that the screening be planted at an elevation similar to the building and truck 
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travel lanes it is intended to screen. Staff recommends the applicant’s proffer include the 

following commitments: 

 

 Provision of a minimum of a 37.5 foot wide screened buffer for light 

industrial uses adjacent to residential uses. 

 Screening plant material planted at an elevation no more than 3 vertical 

feet below the elevation of the building and truck travel lanes intended to 

be screened and on a slope no greater than 2:1. 

 At the time of planting the screening material taller than the height of the 

headlights of truck traffic expected to service the site. 

 The material should be specified as “evergreen screening with possible 

other plantings agreeable to the Town to be determined at the time of site 

plan.” 

 Provision of amended soils for the entire buffer area, irrigation and/or 

other measures to ensure rapid, healthy growth of the planting materials. 

 The proposed language in Proffer #V.18 Land Bays A and B Screening on 

page 12 should be revised in accordance with the comments above.  

Language such as “the Applicant shall provide, to the extent feasible 

through reasonable engineering, to screen the light intensity industrial use 

with a double row of evergreen trees . . .” does not provide sufficient 

guarantee that even the proposed 20-foot buffer will be installed. Rather 

than speculate on what is meant by “reasonable engineering”, this 

language should be removed from the proffer. 

 

3. Architecture and Design (original comments #28 & #10): Proffer #V.14 

Architectural Guidelines states that all development shall be subject to BAR 

review in accordance with the H-2 Design Guidelines, even on Land Bay B except 

for the two buildings for which elevations have been submitted. To better meet 

the H-2 Design Guidelines for the submitted elevations of these two buildings, 

staff recommends consideration of the following potential design changes: 

 

Both Buildings: 

 A clearly detailed and defined parapet/cornice should be added to both 

buildings. 

 Use real brick on all building elevations, not a simulated-brick stucco or 

textured pre-cast panel.  

 

Office Building: 

 Use the larger textured precast parapet or cornice currently shown on 

some portions of the building on all bays that feature brick elevations. 

This larger parapet or cornice should also include additional architectural 

detail such as stepped height changes in the parapet/cornice line, brackets, 

dentils, and/or corbels to distinguish and differentiate it from other 

horizontal features on the building. 
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 The ground floor should be taller in height, more architecturally elaborate 

in detail, and capped by a stringcourse or secondary cornice to distinguish 

and differentiate it from other floors of the building. 

 Eliminate the crisscross effect created by the vertical and horizontal bands 

on the east and west elevations of the office building and on the façade 

(west elevation) of the production building which disrupts continuity 

between the ground floor and cornice/parapet. Also break up the large 

horizontal bands between floors on the north and south elevations of the 

office building. 

 Entrances on the west, south and north elevations of the office building 

should be further projected or recessed or have extended canopies added. 

 Changes in the parapet/cornice line on all elevations of the office building 

and on the façade (west elevation) of the production building should be 

added as a visible roof element. 

 The main entrance door on the center of the west elevation on the office 

building needs to be modified to be substantial in construction, relate to 

the materials and detailing of windows and other related building 

elements, and provide the building with visual interest and enhance its 

sense of scale. 

 Larger expanses of windows on the office building should be reduced in 

size.  

 

Production Building: 

 Expand the size and massing of the central entrance bay to be larger than 

the adjacent bays and clearly define the entrance. 

 Use changes in position, texture, and color to break-up the vast expanses 

of textured pre-cast panels on all elevations of the production building. 

 Articulate the expanses of textured pre-cast panels on all elevations of the 

production building through changes in position, texture, and color to 

promote a better sense of scale and clearly express three-part organization. 

The stunted brick pilasters located on all elevations of the production 

building should be extended to the top of the wall and connected by 

horizontal brick bands to better communicate the three-part organization. 

 The stunted brick pilasters located on the flanking bays on the façade of 

the production building should be increased in height to avoid a confusing 

appearance.   

 

4. Pedestrian Circulation (original comment #11):  
a. The typical sections on sheet 5 of the plans should show an 8-foot wide trail 

width not 6-foot.  Currently the sections still include 6’ trail width labels.   

b. Expand new Note 2 on sheet 5 of the plans to specify that trails/shared use 

paths located outside the ROW will be located within an appropriately sized 

easement.   
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c. Proffer #III.12 language notes DCSM 7-720 with regard to either sidewalk or 

trail/shared use path construction.  When referring to sidewalk construction, 

DCSM 7-710 would apply. Update the proffer language as appropriate. 

d. The reference to the pedestrian network is to “the Pedestrian Network Plan on 

Sheet 6 of 8 of the Rezoning Concept Plan . . .”  However, the Concept Plan 

has only five (5) sheets -  the “6 of 8” reference is from TLZM-1959..  If this 

sheet is to be incorporated into the Concept Plan, then this reference must be 

changed as necessary to explain that. 

 

5. SWM Note (original comment #13):  Update Note 11 of the Concept Plan 

(“Stormwater Runoff”) on the coversheet to state as follows:  

 

It is anticipated that all land bays within this Zoning Map Amendment will maintain the 

same storm flows, outfall locations and maximum level of imperviousness as shown on 

the previously approved stormwater management design for water quality and quantity 

within the existing Stratford lakes.  Any deviations from these approved plans may result 

in the requirement of additional stormwater management facilities.  Also, any uses 

deemed as “Hot Spots” (such as, but not limited to automotive service stations, car 

washes and/or auto repair facilities) may require additional “onsite” water quality 

devices according to the current version of the Town of Leesburg DCSM. 

 

6. Light Intensity Industrial Uses (original comment #22): In response to staff’s 

request to identify how potential impacts associated with the use will be mitigated 

adjacent to the residential neighborhood of Stratford, the applicant has added 

Proffer # V.19 Light Intensity Industrial Uses in Land Bays A and B on page 12. 

Staff believes the proffer is insufficient and notes the following:  

 

a. In regards to noise (part A of the proffer), the proffer appears to state only that 

the applicant will meet the noise standards of the Zoning Ordinance. Either 

remove this proffer if it is only committing to what is already required or 

clarify how this proffers goes above and beyond the noise requirements of the 

Zoning Ordinance. Staff notes that Applicant is requesting a 73%  reduction 

(75 feet reduced to 20 feet) in the required buffer width, so meeting the 

current noise standards still results in a reduction of the mitigation normally 

required for light industrial uses adjacent to residential uses. 

b. Part B of the proffer referencing screening and should be revised to reflect the 

commitments staff has requested in Comment #2 above.  

c. Part C appears to be impossible to achieve. Please clarify how emissions can 

be vented away from the residential uses when the wind is blowing toward the 

residences. 

  

Staff continues to recommend that proffer language clearly state measures to mitigate 

noise, heavy truck traffic, odor, fumes, and other potential nuisances of any light 

industrial use shall be provided subject to the Zoning Administrator’s reasonable 

determination of sufficiency. TLZO Sec. 8.6.2 PEC Permitted Uses states that light 

intensity industrial is permitted “so long as the use is rendered unobjectionable because 
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noise, heavy truck traffic, odor, fumes and other potential nuisances are effectively 

mitigated by performance standards set out in the ordinance establishing the use.” In this 

case the Applicant is requesting unknown light industrial uses directly adjacent to single-

family detached and multi-family residential uses with reduced buffers.  The only way 

future light intensity industrial uses can be held to this standard is to proffer the 

mechanics of  judging the nuisance mitigation. 

 

7. Truck Traffic (original comment #10): In order to protect nearby residential 

uses, staff continues to recommend limiting the hours for truck traffic to the site. 

Staff suggests the hours be limited to 7:00 am to 10:00 pm.  

 

8. Excluded Properties (original comment #20): In Proffer # I.1, it states “The 

proffers and the amendments associated with Rezoning Application #ZM-159 do 

not apply to the portions of the Stratford Planned Residential Community (PRC) 

that are not part of the Property, nor do they apply to the residential lots within 

Oaklawn zoned PRC Mixed-Use Center.”  In effect, this says that ZM-159 does 

not apply to the excluded land that is not part of the “Property”. Isn’t the exact 

opposite the case?  Does not #ZM-159 still apply to the excluded portions?  If not, 

what proffered rezoning still applies?  This must be clarified. Also, where are PIN 

#s 233-20-7049 and 233-20-7427?  They are not listed on the Rezoning Plat. 

 

9. Correct Date: In Proffer #I.2, in the first line on page 2 the Concept Plan date is 

referenced as “June 27, 2014”.  However, the submitted Concept Plan is dated 

“July 1, 2014”.  The reference should be corrected to read “dated July 1, 2014 and 

revised through -------.” 

 

10. Restore Previous Proffer Language:  In Proffer #I.3 on page 2, various changes 

are made to the uses in the PRC and PEC Districts that were not previously 

discussed with staff.  Specifically, Proffer #3.2 “Convenience retail and office 

uses (in land bays MUC 2 and/or MUC 5) – shall not exceed a total of 30,000 s.f. 

each” has been revised to read “Convenience Neighborhood community and 

specialty retail and office uses (in Land Bays MUC 2 and/or MUC 5) shall not 

exceed a total of 30,000 s.f. square feet each. (These uses or any combination 

thereof also may locate as an alternative in Land Bay B located in the PEC 

District.)”  Several issues:  First, Applicant is attempting to permit PRC uses in 

Land Bay B of the PEC District – mixing district uses is not permissible without 

an ordinance amendment.  Second, the advertisement does not mention the 

possibility of 30,000 s.f. of PRC uses in Land Bay B of the PEC District so this 

change must be eliminated and the previous language restored. This should be 

done for the bank use in Proffer #3.3 as well. 

 

11. Restore Previous Proffer Language:  In Proffer #I.4 on page 2, in line 2, the 

following language has been added “”(or 1,500,500 square feet if the full 60,000 

square feet [feet] referenced in proffer 1.3.2, above, locates in Land Bay B) 

including the Oaklawn parcels not subject to this rezoning application)”.  Again, 

as stated in the comment above, this seeks to put PRC uses in the PEC District 
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and has not been advertised as a proposed change to the district.  Therefore, 

restore the previous language.  

 

12. Restore Previous Proffer Language:  In Proffer #I.4.A restore the language in 

the June 30 proffers so that Proffer #4.A reads “Permitted Primary Uses – A 

maximum of 1,378,500 square feet may be used for primary uses as follows.” 

 

13. Restore Previous Proffer Language:  In Proffer #I.4.B on page 3, partially 

restore the language in the June 30 proffers so that Proffer #4.B reads “Secondary 

Support Uses – A maximum of 62,000 square feet may be permitted as support 

uses as permitted in the PEC District under Section 8.6.3 and listed as follows:” 

for reasons stated in comments above. 

 

14. Bank:  Proffer #I.4.B.3 allows a drive-through bank in Land Bay C on the 

condition “if not located in land bay MUC 5 located in the PRC District”.  Proffer 

#I.3.2 the mixed use center allows  “Bank with drive-through facility (in Land 

Bay C) . . .”  It is confusing to mention a bank only allowed in Land Bay C of the 

PEC District in the proffer describing uses in the PRC District.  Staff recommends 

either the deletion of Proffer #I.3.2 or, if applicant desires to maintain the option 

for a bank in Land Bay MUC 5, then revise I.3.2 to read “Bank with drive-

through facility in Land Bay MUC 5 (if not located in land bay C located in the 

PEC District).” 

 

15. Repair Service Establishments:  Proffer #I.4.B.7 on page 3 lists “repair service 

establishments”.  Because the Zoning Administrator has opined that in the PEC 

District a “repair service establishment” can include a “vehicle and/or equipment 

repair facility”, this blanket inclusion would mean that Applicant could add 

additional vehicle repair facilities in the various land bays.  In some cases, 

additional conditions would be necessary to mitigate impacts of the use on 

adjacent residential uses.  Therefore, staff recommends that this language be 

revised to read “Repair service establishments with vehicle and/or equipment 

repair facility limited to one facility located in Land Bay D.” 

 

16. Agreement Date:  On page 4 in Proffer #II.7 and elsewhere as necessary, fill in 

the actual date of the Agreement when known. 

 

17. Remove Bonded Language: Proffers #II.9 and #II.10 references to “bonded for 

construction” and “bonded or constructed” need to be revised to specify the roads 

sections will be constructed rather than just bonded. The justification for the 

revised transportation phasing is that the Traffic Impact Analysis (TIA) shows 

that the road network can support the level of development allowable in the 

proffered phase. This TIA analysis is based on roads actually in place not those 

that are simply bonded. Leaving bonding language in the proffers invalidates the 

TIA.  The point of the phasing plan is to obtain the remaining roadway 

improvements when they are needed according to the Traffic Impact Analysis and 

to ensure the road is in place to serve the developed land bays.  
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18. Exhibits:  On pages 5 and 6 Proffer #II.10 references Exhibits B and C.  This 

should be provided. 

 

19. Allowed Uses: In Proffer #II.10.A.1.B.(i) on page 7, Applicant has added the 

language “Any other support uses listed in Proffer #4.B above”.  This is an 

addition to the existing proffers and staff requests applicant to further explain the 

intent of this language.  Is the intent to add the balance of the square footage (of 

the 62,000 allowed for support uses) to Land Bay C – and add uses including 

“10,000 s.f. of stand-alone car wash facilities, personal services, repair services 

(including vehicle repair facilities) and Health clubs and spas in Phase 1?  

 

20. Transportation Improvements (original comment #27): The applicant has 

committed in Proffer #II.10.E Cash Equivalent Contribution on page 9 to 

reimbursement for proffered transportation improvements in Phases 3 and 4 that 

are built by the public prior to the proffered trigger mechanism that would require 

Oaklawn to construct the improvement. This proffer should not be limited to 

Phases 3 and 4 but should apply to Phase 2 as well to cover the contingency that 

Hope Parkway is not constructed as anticipated in the Memorandum of 

Agreement. Revise the proffer as necessary to apply to Phase 2. Also, the 

reimbursement should be based on the actual receipts for those improvements 

plus any adjustments for CPI.  

 

21. Fire & Rescue Contribution:  Staff notes that in three recent rezonings when a 

contribution is given it is typically twenty cents ($0.20) per square foot of 

commercial use. 

 

22. Interim Phase 2:  Applicant has modified Interim Phase 2 in Proffer #II.10.B.2.a) 

on page 8 to state that it shall only be implemented if the Town fails to perform 

under the Agreement.  However, the proffer as written is not acceptable for 

several reasons.  First, it states “. . . in order to provide road access to a Land Bay 

B user of greater than 100,000 s.f. without completing all of the Phase 2 

improvements . . .”  This language is open ended, and could allow any amount of 

square footage above 100,000 s.f.  It is known that the company who seeks 

development of Land Bay B has a maximum amount of square footage it wishes 

to develop on the northern portion of Land Bay B above Oaklawn Drive - that is 

the figure that should be used in the proffer.   Therefore, the proffer should be 

revised to read:   

 

a) Notwithstanding the improvements listed in Proffer II.10.A.1.a, above, 

and only if the Town fails to perform its obligations under the 

Agreement, the Applicant may construct the eastern two-lane section 

of Hope Parkway between Miller Drive and the Land Bay B entrance 

in order to provide road access to a Land Bay B user of no greater than 

100,000 135,000 s.f. [for example] without completing all of the Phase 

2 improvements listed in Proffer 10.A.1.b, II.10.B.1.a, above.  
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b) Upon bonding the road improvements listed in Proffer 10.A.2a, above, 

up to 175,000 s.f. of office and light intensity industrial use may occur 

in Land Bay B. If Interim Phase 2 is implemented, then development 

of more than 135,000 [for example] square feet in Land Bay B shall 

proceed in accordance with Phases 2, 3 and 4 as listed in Proffer 

II.10.B.1.a, above. 

c) If Applicant fails to perform its obligations under the Agreement, 

Interim Phase 2 shall be an option for the Applicant only if the Town 

also fails its obligations as set forth in Proffer #II.10.B.2.a above; 

otherwise, development shall proceed in accordance with Phases 2, 3 

and 4 as listed in Proffer II.10.B.1.a, above. 

 

Staff notes that some of the suggested language of this proffer may be rendered 

unnecessary by the specific language of the Agreement that is under discussion between 

the Town and Applicant.  The issue is raised here to make clear what happens should the 

Town fail, should both parties fail, or should only the Applicant fail to meet obligations 

under the Agreement. 

 

23. Correct Reference: Proffer #I.3.3 referencing Land Bay C is in a section titled 

“PRC Mixed Use Center.” Land Bay C is in the PEC District and this reference 

needs to be moved to Proffer  #I.4. 

 

 

If Applicant wishes changes made in response to these comments to be included in the 

Planning Commission public hearing staff report such revisions must be received no later 

than noon on Wednesday, July 23, 2014. 

 

Please let me know if you have any questions.   

 

Regards, 

 

 

James P. (“Irish”) Grandfield, AICP 

Senior Planner 

 

 

 

cc: File 
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Attachment 9 

 

July 24, 2014 

 

Ms. Christine Gleckner 

Walsh, Colucci, Lubely, Emerich, & Walsh, PC 

1 E. Market St., Suite 300 

Leesburg, VA 20176 

 

 

RE: Rezoning TLZM-2014-0004, Oak Lawn at Stratford 

Third Submission Consolidated Comments Letter  

 

Ms. Gleckner: 

 

Staff has completed its third-submission review for conformance with Town plans and 

regulations. This letter is a consolidation of staff comments by topic for ease of use by all 

parties. Only those comments that require a response or an acknowledgment from 

Applicant are included below. This review is based on the materials submitted on July 

23, 2014 which include a statement of justification, proffers, a buffer modification 

request, and a rezoning plan set.  

 

1. Land Bays A & B Buffering and Screening to Residential Uses (original 

comments #5 & 23): Staff notes the applicant’s revised modification request, 

plans, and proffers are an effort to address staff’s previous concerns related to 

provision of sufficient buffering and screening for the adjacent residential uses. 

The revisions to the modification request make significant progress toward 

addressing the issues. Staff recommends the following changes to the applicant’s 

buffering and screening Proffer #18 Land Bays A and B Screening on page 12: 

 

 Provide a solid fence for modification area 1. 

 Screening plant material shall be planted on a slope no greater than 2:1. 

 Provide amended soils for the buffer planting area, irrigation and/or other 

measures to ensure rapid, healthy growth of the planting materials. 

 

2. Architecture and Design – Land Bay B (original comments #28 & #10): 
Proffer #V.14 Architectural Guidelines on page 14 states that all development 

shall be subject to BAR review in accordance with the H-2 Design Guidelines, 

even on Land Bay B except for the two buildings for which elevations have been 

submitted. These elevations identify a three-story office building and a one-story 

“production” building. To better meet the H-2 Design Guidelines for the 

submitted elevations of these two buildings, staff recommends consideration of 

incorporation of some of the following potential design changes: 
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Both Buildings: 

 A clearly detailed and defined parapet/cornice should be added to both 

buildings. 

 Use real brick on all building elevations, not a simulated-brick stucco or 

textured pre-cast panel.  

 

Office Building: 

 Use the larger textured precast parapet or cornice currently shown on 

some portions of the building on all bays that feature brick elevations. 

This larger parapet or cornice should also include additional architectural 

detail such as stepped height changes in the parapet/cornice line, brackets, 

dentils, and/or corbels to distinguish and differentiate it from other 

horizontal features on the building. 

 The ground floor should be taller in height, more architecturally elaborate 

in detail, and capped by a stringcourse or secondary cornice to distinguish 

and differentiate it from other floors of the building. 

 Eliminate the crisscross effect created by the vertical and horizontal bands 

on the east and west elevations of the office building and on the façade 

(west elevation) of the production building which disrupts continuity 

between the ground floor and cornice/parapet. Also break up the large 

horizontal bands between floors on the north and south elevations of the 

office building. 

 Entrances on the west, south and north elevations of the office building 

should be further projected or recessed or have extended canopies added. 

 Changes in the parapet/cornice line on all elevations of the office building 

and on the façade (west elevation) of the production building should be 

added as a visible roof element. 

 The main entrance door on the center of the west elevation on the office 

building needs to be modified to be substantial in construction, relate to 

the materials and detailing of windows and other related building 

elements, and provide the building with visual interest and enhance its 

sense of scale. 

 Larger expanses of windows on the office building should be reduced in 

size.  

 

Production Building: 

 Expand the size and massing of the central entrance bay to be larger than 

the adjacent bays and clearly define the entrance. 

 Use changes in position, texture, and color to break-up the vast expanses 

of textured pre-cast panels on all elevations of the production building. 

 Articulate the expanses of textured pre-cast panels on all elevations of the 

production building through changes in position, texture, and color to 

promote a better sense of scale and clearly express three-part organization. 

The stunted brick pilasters located on all elevations of the production 



TLZM-2014-0004, Oaklawn at Stratford  

Planning Commission Public Hearing Staff Report 

July 31, 2014 

Page 80 

 

 

building should be extended to the top of the wall and connected by 

horizontal brick bands to better communicate the three-part organization. 

 The stunted brick pilasters located on the flanking bays on the façade of 

the production building should be increased in height to avoid a confusing 

appearance.   

 

3. Pedestrian Circulation (original comment #11): The typical sections on sheet 5 

of the plans should show an 8-foot wide trail width not 6-foot.  Currently the 

sections still include 6’ trail width labels.   

 

4. Light Intensity Industrial Uses (original comment #22):  Applicant proposes 

Proffer # V.19 Light Intensity Industrial Uses in Land Bays A and B on page 13. 

Staff believes the proffer is insufficient because it does not meet the applicable 

ordinance standard for mitigating potential impacts of light industrial uses on 

adjacent residential properties. TLZO Sec. 8.6.2 PEC Permitted Uses states that 

light intensity industrial is permitted “so long as the use is rendered 

unobjectionable because noise, heavy truck traffic, odor, fumes and other 

potential nuisances are effectively mitigated by performance standards set out in 

the ordinance establishing the use.” In this case the applicant is requesting 

unknown light industrial uses directly adjacent to single-family detached and 

multi-family residential uses with reduced buffers.  There are only three ways 

future light intensity industrial uses can be held to this standard:   

 

 One is to list the potential uses and proffer specific measures to mitigate 

specific impacts.  Because applicant is not in a position to list these uses at 

this time, this option is not available.  

 The second option is to proffer the mechanics of judging the nuisance 

mitigation at the time a particular light industrial use is known.  That is, to 

allow the Town Council to mitigate the impact of a light industrial use on 

adjacent residential neighborhoods when it is proposed in the future.  Staff 

recommends that the proffer be revised to state that “measures to mitigate 

noise, heavy truck traffic, odor, fumes, and other potential nuisances of 

any light industrial use shall be provided subject to the Zoning 

Administrator’s reasonable determination of sufficiency.”   Mitigation of 

potential nuisances is particularly relevant here because applicant has 

requested a 50%  reduction (75 feet reduced to 37.5 feet) in the required 

buffer width for Land Bay A and most of Land Bay B with a reduction to 

as little as 15 feet for a portion of Land Bay B.  Staff believes the 

requested buffer reductions can be justified but only if the Town maintains 

the ability to require appropriate measures to modify the negative impact 

of each light industrial use.  

 Third, if applicant will not proffer a standard, the Town has the legal right 

consistent with TLZO sec. 8.2.6 to include language in the ordinance 

adopting the use that the Zoning Administrator shall have the right to 

require reasonable standards at the time of initial site plan submission to 
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mitigate noise, heavy truck traffic, odor, fumes, and other potential 

nuisances of any light industrial use.  Any appeal of the Zoning 

Administrator’s determination would be to the Town Council. 

 

5. Truck Traffic (original comment #10): In order to protect nearby residential 

uses, staff continues to recommend limiting the hours for heavy truck traffic 

(tractor trailers) to the site. Staff suggests the hours be limited to 7:00 am to 10:00 

pm.  

 

6. Convenience Retail Use in Land Bay B: The proposed 30,000 square feet of 

convenience retail use for Land Bay B has not been analyzed in the Traffic Impact 

Analysis and as a result has not been demonstrated to be served by the road 

network as established in the proposed revised transportation phasing plan. The 

applicant needs to either remove this proposed use from Land Bay B or provide 

an amended Traffic Impact Analysis and revised phasing plan (if necessary) that 

takes into account the use. 

 

7. Clarification: The current proffers state in Proffer #II.10.A.b. (iv) and (vi) that 

“The retail and or office uses also may locate in Land Bays MUC 2 or B or any 

combination thereof”.  First, to maintain continuity and consistency with the 

current proffers, Proffer #I.3 on page 2 should be revised to read, “Convenience 

Neighborhood community and specialty retail and office uses (in Land Bays 

MUC 2 and/or MUC 5) shall not exceed a total of 30,000 square feet each. (These 

uses or any combination thereof also may locate as an alternative in Land Bay B 

located in the PEC District.)”  This change is also consistent with the language 

(“retail and/or office use”) used in Proffer #II.10.A.b.(iv) on page 7.  Second, it is 

confusing that these uses are listed under Phase I but obviously they cannot be 

constructed in Land Bay B until the roads are available, which will not be before 

Phase 2.  Therefore, to clarify that these uses are, in fact, available as part of 

Phase 2 staff recommends the following change to Proffer #II.10.B.b.(iii):   

 

(iii) Land Bay B uses: Up to 300,000 s.f. office and light intensity industrial uses. 

Convenience retail and office uses not exceeding a total of 

30,000 square feet each (to the extent not located in Land 

Bays MUC 2 and/or MUC 5). 

 

8. Repair Service Establishments (2
nd

 CCL comment #15):  Proffer #I.4.B.7 on 

page 3 lists “repair service establishments”.  Because the Zoning Administrator 

has opined that in the PEC District a “repair service establishment” can include a 

“vehicle and/or equipment repair facility”, this blanket inclusion would mean that 

applicant could add additional vehicle repair facilities in the various land bays.  In 

some cases, additional conditions would be necessary to mitigate impacts of the 



TLZM-2014-0004, Oaklawn at Stratford  

Planning Commission Public Hearing Staff Report 

July 31, 2014 

Page 82 

 

 

use on adjacent residential uses.  Therefore, staff recommends that this language 

be revised to read “Repair service establishments with vehicle and/or equipment 

repair facility limited to one facility located in Land Bay D.” 

 

9. Agreement Date (2
nd

 CCL comment #16):  On page 4 in Proffer #II.7 and 

elsewhere as necessary, fill in the actual date of the Agreement when known. 

 

10. Remove Bonded Language (2
nd

 CCL comment #17): Proffers #II.9 and #II.10 

references to “bonded for construction” and “bonded or constructed” need to be 

revised to specify the roads sections will be constructed rather than just bonded. 

The justification for the revised transportation phasing is that the Traffic Impact 

Analysis (TIA) shows that the road network can support the level of development 

allowable in the proffered phase. This TIA analysis is based on roads actually in 

place not those that are simply bonded. Leaving bonding language in the proffers 

invalidates the TIA.  The point of the phasing plan is to obtain the remaining 

roadway improvements when they are needed according to the Traffic Impact 

Analysis and to ensure the road is in place to serve the developed land bays. 

Applicant has amended the proffer language to refer only to the Agreement.  

If the Agreement fails to be met by applicant, then roads still need only be 

bonded to move into a Phase.  As discussed with applicant’s representative, 

staff recommends either revising “constructed or bonded for construction” to 

read “constructed”; or to read “constructed or bonded for construction but in 

no case shall an occupancy permit be issued in any land bay for which roads 

have not been substantially completed, meaning the placement of all 

pavement (with the exception of the final surface course) with all required 

signage and all pavement markings installed, and authorization to open the 

particular road section by the Town of Leesburg.” 

  

11. Transportation Improvements (original comment #27): The applicant has 

committed in Proffer #II.10.E Cash Equivalent Contribution on page 9 to 

reimbursement for proffered transportation improvements in Phases 2, 3 and 4 

that are built by the public prior to the proffered trigger mechanism that would 

require Oaklawn to construct the improvement. However, the proffer gives the 

applicant five (5) years to reimburse the Town, even though they would have been 

obligated to pay the full cost of the road to get that first zoning permit had the 

public not constructed the road.  Staff recommends a payment in two (2) annual 

installments instead of five.  This is to reimburse the public for its expenditure 

that has directly benefitted the private developer in a more reasonable time frame 

and thereby decrease Town carrying costs. 

 

12. Fire & Rescue Contribution (original comment #29):  Staff notes that in three 

recent rezonings when a contribution is given it is typically twenty cents ($0.20) 

per square foot of commercial use. 
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13. Interim Phase 2:  Applicant has modified Interim Phase 2 in Proffer #II.10.B.2.a) 

on page 8 to read as follows:   

 

d) Notwithstanding the improvements listed in Proffer II.10.A.1.a, above, 

and only if the Town fails to perform its obligations under the 

Agreement, the Applicant may construct the eastern two-lane section 

of Hope Parkway between Miller Drive and the Land Bay B entrance 

in order to provide road access to a Land Bay B user of no greater than 

100,000 185,000 s.f. without completing all of the Phase 2 

improvements listed in Proffer 10.A.1.b, II.10.B.1.a, above.  

e) Upon bonding the road improvements listed in Proffer 10.A.2a, above, 

up to 175,000 s.f. of office and light intensity industrial use may occur 

in Land Bay B. If Interim Phase 2 is implemented, then development 

of more than 185,000  square feet in Land Bay B shall proceed in 

accordance with Phases 2, 3 and 4 as listed in Proffer II.10.B.1.a, 

above. 

f) If Applicant fails to perform its obligations under the Agreement, 

Interim Phase 2 shall be an option for the Applicant only if the Town 

also fails its obligations as set forth in Proffer #II.10.B.2.a above; 

otherwise, development shall proceed in accordance with Phases 2, 3 

and 4 as listed in Proffer II.10.B.1.a, above. [THIS LANGUAGE 

MAY CHANGE DUE TO AGREEMENT LANGUAGE.] 

 

Staff notes that this is the language suggested by Staff in the 2
nd

 consolidated 

comment letter (Old Comment #22). Further, staff agrees that some of the 

suggested language of this proffer may be rendered unnecessary by the specific 

language of the Agreement that is under discussion between the Town and 

applicant.  The issue is raised here to make clear what happens should the Town 

fail, should both parties fail, or should only the applicant fail to meet obligations 

under the Agreement.  

 

If applicant wishes changes made in response to these comments to be included in the 

Planning Commission public hearing presentation revisions must be received no later 

than noon on Tuesday, July 29, 2014. 

 

Please let me know if you have any questions.   

 

Regards, 

 

 

James P. (“Irish”) Grandfield, AICP 

Senior Planner 



    

 Date of Meeting: August 7, 2014 

 

 

 

TOWN OF LEESBURG 

PLANNING COMMISSION WORK SESSION 

 

SUBJECT:  TLZM-2014-0004, Oaklawn 

  

STAFF CONTACT: Irish Grandfield, AICP, Senior Planner, DPZ 

 

APPLICANT:  Oaklawn LLC 

 

PROPOSAL: An application to amend the approved proffers and concept development 

plan to change uses and phasing without increasing overall density.  

 

PLANNING COMMISSION CRITICAL ACTION: August 7, 2014 

 

RECOMMENDATION: Approval subject to specific changes discussed below in 

this report. 
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I. APPLICATION SUMMARY: The Applicant, Oaklawn LLC and Oaklawn 

Development LLC, is requesting an amendment to the approved Concept Plan and  

proffers for the Oaklawn at Stratford project to add land uses, modify transportation 

phasing, reallocate permitted uses among various Land Bays, and amend the proffer 

requiring H-2 Corridor Design approval for development in Land Bay B. From the 

Town and Applicant perspectives there are three primary purposes for this 

amendment: First, to make use changes to allow a high profile corporate headquarters 

to begin construction shortly in Oaklawn Land Bay B; second, to accelerate the 

construction of Hope Parkway as a secondary access for the residents of Stratford; 

and third, to increase flexibility for uses in various land bays to increase economic 

viability of the development and to stimulate economic growth. 

 

The subject property consists of vacant commercial land in Oaklawn Land Bays A, B, 

C, D, G, and MUC2. The site includes 94.7 acres bordered by the Dulles Greenway to 

the west, the Stratford residential development to the north, the Oaklawn at Stratford 

residential development to the east, Battlefield Parkway and the Leesburg Municipal 

Airport to the south. Approximately 78 acres of the property are zoned Planned 

Employment Center District (PEC) and the remaining 16.5 acres is zoned Planned 

Residential Community (PRC). The rezoning application request is to amend the 

approved Concept Development Plan and proffers as follows: 

 

•  Revise the transportation and development phasing plan regarding the unbuilt 

portions of Hope Parkway. (Note:  all other proffered road improvements have 

already been constructed.) 

•  Amend the permitted uses by allowing Light Intensity Industrial uses to locate 

in Oaklawn Land Bays A (280,000 s.f.) and B (386,000 s.f.)  

•  Add a Recreational Facility use (120,000 s.f.) in either Land Bay A or B. 

•  Allow the approved hotel/motel/conference center in Land Bay B to be in 

either Land Bay A or B. 

•  Amend the proffer requiring H-2 Corridor Design approval for development 

in Land Bay B. 

 

There is no increase in the approved density because the total development square 

footage does not change from previous approvals. 

 

II. BACKGROUND:  The Planning Commission opened the public hearing on this case 

at their July 31, 2014 meeting. Eighteen members of the public spoke and each 

expressed concerns about the impact of the proposal on their properties in nearby 

neighborhoods. In addition, staff provided the Planning Commission with a packet of 

written concerns from seventeen individuals, four of whom spoke at the public 

hearing. Issues raised by the public included: 

 

 Increased traffic on Hope Parkway and Battlefield Parkway: congestion, 

cut-through traffic, speeding, pedestrian safety on Hope Parkway 

 Truck traffic: noise, hours, internal circulation too close to residential 

areas, route cutting through neighborhoods 
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 Objection to potential vehicle repair/tire shop: noise and visual impacts 

 Adequacy of buffering, screening, and setbacks facing residential areas 

 Aesthetics of proposed building; particularly the rear of the production 

building facing residential areas 

 Potential noise and visual impacts of a generator if one is proposed 

 Potential impacts of lighting, noise, and emissions of the Light Industrial 

use; incompatibility of this type of use near residential areas.  

 Expedited review process 

 Limiting the rezoning application to Land Bay B only 

 Potential for Oaklawn to develop almost entirely as a light industrial park 

 Dislike of the proposed recreational facility use 

 Devaluation of home values due to proximity of light industrial uses 

 Objection to data center use 

 Objection to a skate park 

 Proximity to Leesburg airport 

 Request by Oaklawn residential community to meet with applicant and 

Town to discuss further 

 

The Planning Commission asked questions of Staff and the Applicant then voted 

to keep the public hearing open and further discuss the proposal at their August 7, 

2014 meeting. Planning Commission concerns included: 

 

 Mitigation of Light Industrial use impacts 

 Removal of request for vehicle repair/tire shop in Land Bay D 

 Limiting hours of heavy truck traffic 

 Signage directing truck traffic away from Stratford neighborhood 

 Construction of roads rather than bonding 

 Siting the corporate headquarters in Land Bay A rather than B 

 Limiting the allowable hotel location to Land Bay A only 

 Removal of a request for Light Industrial use in Land Bay A 

 Reorientation of the production building so that truck traffic would not 

pass along the perimeter of the site adjacent to residential neighborhoods 

 Sufficiency of requested modified buffering and screening; size of 

planting material 

 Lighting/glare; hours of lighting 

 Recreational facility and the possibility of daycare programs 

 Recreational facility setback from residential 

 Specifying location of tire shop 

 Improved building elevations, proffering architecture, nature of roof 

screening 

 Timing of applicant reimbursement of Town should the Town choose to 

build any section of Hope Parkway prior to applicant’s trigger    

 Limiting the application to Land Bay B only 

 Parking and possibilities to reduce or increase parking 
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 Need for specificity and clarity in proffers 

 Required setback for recreational facilities to residential areas (50 feet) 

 FAA review and approval for development near airport 

 Prohibiting parking in the Runway Protection Zone 

 Signalization plan for Hope Parkway 

 Need to specifically proffer the Land Bay B elevations 

 Dumpster location and screening 

 Rideshare possibilities 

 Reducing or restricting the total land bay area where Light Industrial uses 

may be allowed 

 

Please see the July 31, 2014 Planning Commission staff report for a complete 

analysis of the rezoning request. Section III below provides a summary of how the 

Applicant has responded to issues raised. 

 

III. ISSUES UPDATES:  

 

Fiscal Impact 

At the Planning Commission’s meeting on July 31, staff indicated that fiscal revenue 

from the new corporate headquarters would be approximately $500,000 over ten 

years. This was a preliminary figure based on Town real estate tax revenue alone. A 

refined analysis taking into account all direct and indirect revenue generated for 

Leesburg shows the fiscal impact to be $2,700,000 (2.7 million) over the first ten 

years. In addition the project generates 17.2 million in tax revenues for Loudoun 

County and 41.2 million in tax revenue for the Commonwealth of Virginia during that 

same 10 year period. 

 

Proffers and Plans 

The review is based on the most recently submitted proffers dated August 6, 2014 

(Attachment 1) and plans dated August 5, 2014 (Attachment 2). The applicant has 

also submitted responses to staff’s July 31, 2014 outstanding issues letter (attachment 

3). The following updates are provided for issues identified by the Planning 

Commission, the public, and staff: 

  

1. Land Bays A & B Buffering and Screening – The applicant has indicated in 

their August 6, 2014 response letter (attachment 3) that they are preparing a 

landscaping plan for Land Bays A and B adjacent to residential properties. 

The plans have not yet been completed and so were not available for staff 

review at the time of writing this report. The applicant has indicated that they 

will submit the landscaping plans on Thursday August 7 and staff will have 

additional comments at the meeting.  

 

2. Mitigation of Light Industrial Uses – The proffers have been updated to list 

specific performance measures for Land Bay B and a process for ensuring 

mitigation of future Light Industrial uses throughout the site (see proffer 
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#V.19, Attachment 1). The proffer now reflects staff requested language that 

the applicant shall provide “measures to mitigate noise, heavy truck traffic, 

odor, fumes, and other potential nuisances of any light industrial use shall be 

provided subject to the Zoning Administrator’s reasonable determination of 

sufficiency.” This language is consistent with Town of Leesburg Zoning 

Ordinance guidance for Light Intensity Industrial uses in section 8.6.2. Staff 

believes this proffer combined with the lighting proffer (#V.20) effectively 

addresses mitigation by providing a reasonable check before a future light 

industrial use can be established in Land Bay A or B.  Note that an appeal of 

any mitigation required by the Zoning Administrator is to the Town Council 

per TLZO Sec. 3.15. 
 

3. Lighting - The proffers have been revised to include specific commitments on 

limiting both pole heights and lighting levels (Proffer #V.20). Pole heights 

will be limited to 20 feet near residential properties. Lighting levels are 

proffered to be no greater than 1.0 footcandle in parking areas closest to 

residential areas and 5.0 footcandles elsewhere on site. Further, by 

requirement of the Zoning Ordinance the lighting levels can no greater than 

0.5 footcandles at the property boundary. Staff believes the proffer effectively 

addresses outdoor lighting issues. 
 

4. Architecture – The applicant continues to proffer compliance to the H-2 

Design guidelines subject to Board of Architecture approval for all 

development except the new corporate use in the northern portion of Land 

Bay B. The applicant has indicated in their August 6, 2014 response letter that 

they are preparing revised elevation drawings with at least four key changes 

requested by staff to the architecture: larger, more distinct cornice along the 

entire office building face; strengthened vertical continuity of pilasters 

reducing the crisscross appearance; tempering the tones of elevations to 

reduce the contrast; and additional detail to texture and color to break-up the 

expanses of textured pre-cast panels on the rear of the production building. 

The elevations have not yet been completed and so were not available for staff 

review at the time of writing this report. The applicant has indicated that they 

will submit the elevations on Thursday August 7.  The proffers have been 

amended to state that the office building and production building in Land Bay 

B shall be developed in substantial conformance with the elevations (See 

Proffer V.14).  Staff may have additional comments at the meeting.  
 
5. Truck Traffic Hours – The proffers have been revised to  limit hours of heavy 

truck traffic (tractor trailers) to the site to the hours of 7:00 am to 9:00 pm (see 

Proffer #V.19.A.1). 
 

6. Truck Routing - The proffers have been revised to include posting of vehicle 

exit points with a sign indicating that trucks are prohibited from turning north 

on Hope Parkway and an arrow pointing south toward Miller Drive (see 

proffer #V.19.A.1). 
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7. Traffic Impacts of Convenience Retail Uses in Land Bay B – The Director of 

Public Works has determined that the Traffic Impact Analysis is sufficient and 

does not need to be updated to reflect potential convenience retail uses in 

Land Bay B as they vehicle trips associated with the use were considered. 
 

8. Repair Service Establishment in Land Bay D - The proffers have been revised 

to exclude a repair service establishment (automobile repair) use thus 

eliminating the potential for a vehicle repair shop or tire shop from locating in 

Land Bay D (see Proffer #I.4. B.4). If the Planning Commission and the Town 

Council wish to completely eliminate this use from Land Bay D and all land 

bays in the Oaklawn development, staff recommends that Proffer I.4.B.7 be 

further clarified to state: “7. Repair service establishments (excluding vehicle 

repair facilities)”.   

 

9. Road Bonding and Construction – Proffer  #II.10 provides for construction of 

all roads in Phase 1 and bonding or construction for the remaining phases. The 

proffer applies only to Hope Parkway as all the other roads in the 

development have been constructed. Staff believes that the Memorandum of 

Agreement between the applicant and Town will adequately provide for rapid 

construction of the key segment of Hope Parkway between Stratford and 

Miller Drive. For the remaining piece of Hope Parkway between Miller Drive 

and Battlefield Parkway, staff does not think the revision is necessary. 
 

10. Cash Equivalent Contribution for Road Construction – This Proffer #II.10.E 

applies to all of Hope Parkway between Stratford and Battlefield Parkway. 

The applicant continues to proffer repayment in five annual installments rather 

than the two as requested by staff, even though applicant would have been 

obligated to pay the full cost of the road to get that first zoning permit had the 

public not constructed the road.  Staff recommends a payment in two (2) 

annual installments instead of five.  This is to reimburse the public for its 

expenditure that has directly benefitted the private developer in a more 

reasonable time frame thereby decreasing the Town’s carrying costs.   

 

11. Fire and Rescue Contribution – The applicant continues to proffer to provide 

ten cents ($0.10) per square foot of commercial use as a contribution to the 

volunteer fire and rescue service. Applicant notes they proffered and have 

deeded to the Town a two-acre fire and rescue site in Land Bay D and ask that 

this be considered to allow the contribution to remain the same.  

 

12. Mix of Uses/Industrial Park – The Oaklawn rezoning was originally approved 

with a wide range of flexibility of uses. This rezoning application seeks to 

provide additional flexibility of uses in order for the applicant to be in a better 

position to be competitive in unknown future market conditions. Some 

members of the public spoke about concerns that the Oaklawn commercial 

development result in an “industrial park” instead of more of a mix of uses. 
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Staff believes that flexibility in the types of land uses is acceptable provided 

that measures are in place to mitigate possible negative impacts of light 

intensity industrial uses on adjacent residential property. However, the amount 

of light industrial uses that are allowable is a matter for discussion.  As 

proposed, light industrial uses could locate in Land Bays A, B, C and D which 

is a substantial change from the current proffers.  The Town Plan encourages 

corporate headquarters and emerging technologies facilities in this area, 

including light industrial uses. As noted in the Plan ‘light industrial’ 

businesses vary widely depending on the types of activities conducted from 

the business.  Future light industrial businesses may be appropriate uses 

within Oaklawn providing their activities and impacts are appropriately 

mitigated.  

 

13. Minor corrections to Plans and Proffers – The applicant has addressed minor 

corrections to plans and proffers requested by staff in their July 31, 2014 

letter. These include details of trail cross-sections, agreement date, and interim 

Phase 2 proffer language. 

 

 

IV. ANALYSIS AND STAFF RECOMENDATION: 

Key questions with this application are whether the new proposed uses to Land 

Bays A and B (Light Intensity Industrial and Recreation Facility) can meet or 

exceed the intent of existing Town Plan policies and Zoning Ordinance standards. 

Of particular importance is that any changes to allowed uses mitigate potential 

negative impacts in order to be compatible with the neighboring residential 

properties. As indicated in the Planning Commission staff report dated July 31, 

2104 staff believes the proposal is consistent with the Land Use objectives of the 

Town Plan and greatly contributes toward the goals of the Economic 

Development chapter. Staff also finds that the proposal meets the applicable 

standards of the Zoning Ordinance. Proffer commitments on truck traffic, noise, 

lighting, odor, fumes, and screening result in sufficient design features to mitigate 

potential negative impacts. Subject to the landscaping plan showing sufficient 

screening, and some additional wording changes to the proffers that will be 

identified in the staff presentation at the Commission’s meeting on Thursday 

August 8, staff will recommend approval of the application based on the findings 

listed below. 

 

V. FINDINGS FOR APPROVAL: 

1. The rezoning application is in general conformance with the Town Plan.  

2. The proposal meets the approval criteria of Zoning Ordinance Section 3.3.15. 

3. The measures proposed by the applicant’s proffer and shown on accompanying 

plans mitigate impacts. 

4. The proposal has a positive fiscal impact generating significant new revenue. 

5. The proposal would serve the public necessity, convenience, general welfare and 

good zoning practice.  
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VI. SAMPLE DRAFT MOTIONS: 

Approval  

I move that rezoning application TLZM 2014-0004, Oaklawn, be forwarded to the 

Town Council with a recommendation of approval subject to the rezoning plans and 

Proffer Statement dated August 6, 2014 as amended as follows 

_____________________ on the basis that the Approval Criteria of Zoning 

Ordinance Section 3.3.15 have been satisfied and that the proposal would serve the 

public necessity, convenience, general welfare and good zoning practice.  

 

Denial 

I move that rezoning application TLZM 2014-0004, Oaklawn, be forwarded to the 

Town Council with a recommendation of denial on the basis that the Approval 

Criteria of Zoning Ordinance Section 3.3.15 have not been satisfied due to the 

following reasons________________________. 

 

ATTACHMENTS: 

1. Proffers dated August 6, 2104 

2. Rezoning Plan Set dated August 6, 2014 

3. Applicant Response letter to outstanding issues (dated August 6, 2014) 
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TLZM-2014-0004 PROFFER STATEMENT 

SUBMITTED BY 

OAKLAWN, LLC AND OAKLAWN DEVELOPMENT PARTNERS, LLC 

IN CONNECTION WITH APPROVAL BY THE TOWN OF LEESBURG OF A 
 

CONCEPT PLAN AMENDMENT AND PROFFER CONDITION AMENDMENT 

 
TO THE STRATFORD PRC AND PEC ZONING APPROVED IN 

REZONING APPLICATION #ZM-159 
 

June 30, 2014 

July 16, 2014 

July 23, 2014 

August 6, 2014 

  

Pursuant to Section 15.2-2303 et seq. of the Code of Virginia (1950), as amended, and 

Section 3.3.16 of the Zoning Ordinance of the Town of Leesburg (hereinafter referred to as the 

“Zoning Ordinance”), Oaklawn, LLC, Oaklawn Development Partners, LLC, Oaklawn at Leesburg 

Owners Association and their successors in interest (hereinafter referred to as the “Applicant”), who 

constitute the applicant herein and fee simple owners of approximately 93.6  acres of land described 

as Loudoun County Tax Map Parcels PIN#s 233-38-8942, 233-39-6464, 233-39-6106, 233-30-2511, 

233-30-1486, 233-30-4276, 233-29-6350, 233-29-9822, 233-20-0550, 233-20-3806, 233-19-8457, 

233-10-1658, 233-30-2941and 233-29-0512 (collectively, the “Property”) and who are seeking 

approval by the Town of Leesburg (hereinafter referred to as the “Town”) of a proffer condition 

amendment and concept plan amendment to the PRC and PEC zoning applicable to the Property as 

approved by the Town in Rezoning Application #ZM-159 (the “Rezoning”), hereby submit the 

following voluntary proffers which are contingent upon Town approval of this above-referenced 

proffer condition amendment and concept plan amendment referenced herein as #TLZM-2014-0004. 

 

 I. Land Use 

 
1.  Relationship to Prior Stratford Proffers 

 

The proffers and the amendments to Rezoning Application #ZM-159 proposed under TLZM-

2014-0004 do not apply to the portions of the Stratford Planned Residential Community 

(PRC) that are not part of the Property nor do they apply to the residential lots within 

Oaklawn zoned PRC Mixed-Use Center. Addi t iona l ly ,  the  fol lowing parce ls  

a l so  remain  subjec t  to  #ZM -159 and TLZM-2005-0002:  233-29-7610,  

233-20-7049,  233 -20-7427,  233-20-0977,  233-20-3672,  and  233-19-

5156.  Further, these proffers and these amendments supersede all prior approved proffers 

that have previously governed the Property. The Stratford Proffers and Concept Plan 

previously accepted by the Town in Rezoning Application #ZM-95, as amended in 

Rezoning Application #ZM-116, Rezoning Application #ZM-130, Rezoning Application 

#ZM-138, Rezoning Application #ZM-161, and Rezoning Application #ZM-2002-05 

R e z o n i n g  A p p l i c a t i o n  # Z M  2 0 0 5 - 0 0 0 2  are rescinded and superseded by the 

proffers and rezoning plans set forth in this Rezoning Application #TLZM-2014-0004 for the 

Property. 
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2. Concept Plan 

 

Development of the Property shall be in substantial conformance with the Rezoning/Concept 

Plan, prepared by Paciulli, Simmons and Associates and dated July 1, 2014 and revised 

through August 5, 2014. The Rezoning/Concept Plan shall control the use, layout, and 

configuration of the Property, with reasonable allowances to be made for engineering and 

design alteration and to meet Town zoning, subdivision and land development regulations. 

 
3. PRC Mixed-Use Center District 

 

The Applicant proffers that the development in Land Bays MUC 1, 2 and 5 in the PRC Mixed-

Use Center district of the Property ( including  the  Oaklawn parce ls  not  subject  t o  

th i s  rezoning appl i ca t ion)  shall consist of a maximum of 109,000 square feet of 

nonresidential uses, which shall be broken down approximately as follows: 

1.)  Eating establishments (in land bay MUC 2) - up to a maximum of 30,000 square feet. 

2.) Convenience retail and office uses (in Land Bays MUC 2 and/or MUC 5) shall not 

exceed a total of 30,000 square feet each. (These uses or any combination thereof also 

may locate as an alternative in Land Bay B located in the PEC District.) 

3.) Service station with convenience food store and/or car wash (in Land Bay MUC 2) -   up 

to a maximum of 5,000 square feet and eight fueling stations.  (This use may locate as 

an alternative in Land Bay C located in the PEC District.) 

4.) Park/open space – minimum 4.0 acres 

 

4. PEC District 
 

The Applicant proffers that the amount of commercial development in the 101.9 ± acre PEC 

district of Oaklawn shall not exceed 1,440,500 square feet (or 1,500,500 square feet if the full 

60,000 square referenced in proffer 1.3.2, above, locates in Land Bay B) (including the Oaklawn 

parcels not subject to this rezoning application) and shall be broken down approximately as 

follows: 

 
A. Permitted Uses - A maximum of 1,378,500 square feet (or 1,408,500 square feet if the 

office uses referenced in proffer 1.3.2, above, locates in Land Bay B) may be used for 

primary uses as follows: 
 

1.) Business, professional and governmental offices and light intensity industrial (in 

land bays A and B) ­ up to 832,500 square feet. The Applicant may allocate this 

square footage between Land Bays A and B provided Land Bay A does not exceed a 

maximum of 600,000 square feet and Land Bay B does not exceed a maximum of 

300,000 square feet and the combined total for Land Bays A and B does not exceed 

832,000 square feet.  

2.) Office, light intensity industrial uses including but not limited to flex­industrial 

space, data centers, storage and distribution and light manufacturing and assembly 

(in Land Bays C and D) – up to 436,000 square feet. 

3.) Hotel/motel and conference center (in Land Bays A or B) - these uses may include 
up to 150 guest rooms along with restaurants, meeting rooms and similar uses 
interior to the hotel structure and/or a freestanding conference center. If the hotel 
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and/or motel and conference center uses are developed and exceed 110,000 square 
feet, then the maximum permitted office square footage, in the land bay where the 
hotel/motel and/or conference center uses are located will be reduced accordingly by 
the amount of hotel/motel and/or conference center uses above 110,000 square feet. 

4.) A recreational facility (in Land Bays A or B) – up to 120,000 square feet. The square 
footage developed for the recreational facility shall reduce the amount of office and 
light intensity industrial uses permitted in these land bays by an equivalent up to the 
maximum of 120,000 square feet.  The recreational facility shall not include outdoor 
lighted playing fields. 

 
B.  Support Uses - A maximum of 62, 0 0 0  square feet (or 92,000 square feet if the retail uses 

referenced proffer 1.3.2, above, locates in Land Bay B) may be permitted as support uses as 

permitted in the PEC district under Section 8.6.3 and listed as follows: 
 
1.) Eating establishments - up to 30,000 square feet in Land Bays A, C and D. 

2.) Fast food eating establishments with drive-through window- up to 8,000 square feet 

in Land Bays C and D. 

3.) Drive-through bank- up to 4,000 square feet in Land Bay C. 

4.) Two service stations, each of which may include a  convenience r e t a i l  f o o d  

store and/or car wash facilities up to a  m a x i m u m  o f  5,000 square feet and eight 

fueling stations, with one located in Land Bay D and one located in Land Bay C. 5.) 

Stand-alone car wash facilities - up to 10,000 square feet in Land Bay C.   

6.) Personal services  

7.) Repair service establishments 8.) Pharmacies, retail pharmacies  

9.) Health clubs and spas 
 

II. Transportation 

 
5.   Right-of-Way Dedication 

 
The Applicant shall dedicate the following public road rights of way, which is the remaining 

right-of-way to be dedicated pursuant to the proffer statement from the #ZM-159 rezoning 

application: 

 
A. A 70-foot typical right-of-way section for Hope Parkway between the northern Property 

boundary and Miller Drive to the Town. 

B. A 90-foot typical right-of-way section of Hope Parkway between Miller Drive and 

Battlefield Parkway to the Town. Any permanent or temporary easements required by the 

Town’s Sycolin Road CIP Project. 

 

All proffered right-of-way dedication is free and clear of all encumbrances with no 

reservations to the grantor. All proffered right-of-way dedication shall occur in accordance 

with the phasing plan specified in Proffer 10. Notwithstanding the Applicant’s phasing plan, 

any of these proffered dedications shall be provided at any time upon written request of the 

Town and at no cost to the Town, provided the Town, TRIP II or others have approved 

construction plans for the improvements to be constructed within the right-of-way.  All 

proffered road dedications are typical sections and additional road dedication will be 

provided by the Applicant, at no cost to the Town and as required by the Town, to 

accommodate sidewalks, medians and turn lanes.   
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6.  Acquisition of Off-Site Right-of Way 

The Applicant shall acquire any needed off-sight right-of-way not owned by the Applicant 

for the road improvements identified in Proffer 10 below, where possible. Where right-of-

way and/or easements necessary for construction of proffered improvements cannot be 

obtained either i) voluntarily through donation or proffer to the Town; or ii) through 

purchase at fair market value by the Applicant, the Applicant shall request that the Town, 

upon written request to the Town Manager and Zoning Administrator, acquire such right-

of-way and/or easements by appropriate eminent domain proceedings by the Town, with all 

costs associated with the eminent domain proceedings to be borne by the Applicant, 

including but not limited to land acquisition costs, in accordance with procedures 

established by Town.  The initiation of such eminent domain proceedings is solely within 

the discretion of the Town. Should the Town refuse or fail to allow for its power of eminent 

domain to be used so as to allow for acquisition of this off-site right-of-way within six (6) 

months of the receipt of a written request from the Applicant, the Applicant shall provide a 

cash equivalent contribution of the land value of such right-of-way, the associated road 

improvements and land acquisition costs in an amount equivalent of two percent (2%) of 

the land value in fulfillment of these proffers.  Should the Town choose to exercise its 

power of eminent domain and acquires the off-site  right-of-way within nine (9) months of 

receipt of a written request from the Applicant, the Applicant will then construct the road 

improvements that required the off-site right-of-way.  
                                     

7. Roadway Construction 

 
The Applicant shall design and construct Hope Parkway as shown on the Rezoning/Concept 

Plan in accordance with Town of Leesburg and Virginia Department of Transportation 

(VDOT) standards.  This roadway will be constructed in accordance with the Phasing Plan 

contained in Proffer 10 at no cost to the Town, unless otherwise stipulated in the Agreement 

between the Town and the Applicant dated August X, 2014 (hereinafter, the “Agreement”). The 

roadway will be constructed as continuous extensions of public streets with no isolated 

segments constructed and will be designed to accommodate curb, gutter, sidewalks, medians, 

storm drains, turn lanes, and street lights in accord with Town ordinances in effect at the 

time of construction plan approval.  All street improvements shall be provided in accordance 

with the Town's Design and Construction Standards Manual (DCSM) standards. The Hope 

Parkway improvements will be constructed as follows: 
 

A four-lane divided typical road section from Battlefield Parkway to the intersection with 

Miller Drive, transitioning to a four-lane undivided road section north of Miller Drive to the 

Property boundary connecting with the existing Hope Parkway. The design for Hope 

Parkway shall insure that the connection to Battlefield Parkway is consistent with Town and 

VDOT standards. The Applicant shall construct the segment of Hope Parkway between 

Battlefield Parkway and Miller Drive at no cost to the Town.  The Applicant shall construct 

the segment of Hope Parkway between Miller Drive and the existing terminus of Hope 

Parkway in the Stratford community pursuant to the Agreement. 

  

 8. Signalization 

 
The Applicant's contributions to the traffic signals required to support the development shall 

be made in the percentages provided below.  Where the percentage is identified as 1 00%, the 



 

- 5 - 

Applicant shall have the obligation for the design and construction of the signal.  Where the 

percentage identified is a percentage less than 100%, and the design of the traffic signal has 

not been provided by others, the Applicant will prepare the design for the signal for review 

and approval by the Town, the cost of which shall be included in the Applicant’s Contribution.  

The remainder of the Applicant’s share of the contribution, if any, will be funded directly to the 

Town of Leesburg as a cash contribution.  All proffered traffic signal construction will be 

approved by the Town and constructed by the Applicant in accordance with the phasing plan in 

Proffer 10, if warrants are met.  Such signals shall include the design and installation of the 

signals at intersections with interim conditions (two lanes) and at the ultimate condition 

(four lanes). If warrants are not met by the time specified in the phasing plan, then the 

Applicant shall prepare the design for the signal for review and approval by the Town and 

shall provide a cash contribution for the cost of the signal at the time specified in the phasing 

plan. 

 
A. Battlefield Parkway and Hope Parkway   100% 
B. Hope Parkway/Miller Drive/Dulles Greenway ramp 100% 

          

              9. Timing of Proffered Transportation Improvements 

 
Proffer 10 below sets forth a phasing plan that specifies the road improvements that will be 

made during each phase of the development of Oak Lawn and that also specifies the level of 

development, which may occur during that phase.  In addition, each of the phases set forth 

in Proffer 10 below specifies the land bay, the type of use and the maximum permitted 

square footage for each use that may develop during that phase. The transportation 

improvements specified in the phases are sequential and cannot be developed out of order; 

however the transportation improvements may be constructed in advance of the 

development they are intended to serve (e.g., Phase 2 road improvements may be 

constructed once Phase 1 road improvements are made even though the maximum Phase 1 

development potential has not been achieved). In addition, land bay development may take 

place for any of the phases, once the transportation improvements for that phase and any 

prior phases have been made regardless of whether prior land bay development has 

occurred (e.g., Phase 2 development may occur once Phase 1 and Phase 2 road 

improvements are made, even if no Phase 1 land bay development has occurred). Land bay 

development may proceed once the transportation improvements for that phase have been 

constructed or bonded for construction, except as provided for in the Agreement. All 

proffered road improvements specified for each phase shall be approved by the Town and 

bonded for construction by the Applicant prior to Town approval of the first development 

plan or subdivision for any of the uses that the phasing plan specifies may be constructed 

during that phase.  

 
             10. Phasing 

 
The Applicant shall provide public street improvements in accordance with the following 

phasing plan.   

 

A. Phase One 

  
1) Phase 1. The road improvements listed in sub-paragraph a), below, have been 

completed as of the date of this proffer statement, which means that the all of the Phase 
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I development listed in Paragraph 10.A.2 below may be constructed as of the date of 

this proffer statement. 

 
a) The Phase 1  improvements shall include construction of: 

 

(i) The northbound exit ramp of the Dulles Greenway/Battlefield Parkway 

interchange to Miller Drive/Hope Parkway.  

 
(ii) The southbound entrance ramp of the Dulles Greenway/ Battlefield Parkway 

interchange accessed in the interim from Tolbert Lane until such time as the 

Battlefield Parkway interchange is constructed by the owners of the Dulles 

Greenway.  This entrance shall include right and left tum lanes on Tolbert 

Lane. 

 

(iii) Dedication of up to a maximum of 50 feet for a typical right-of­ way section 

for Sycolin Road along the Oaklawn's frontage on Sycolin Road. 

 
(iv) The northern two-lane section of the four-lane divided Battlefield Parkway 

between Sycolin Road and Tolbert Lane or Battlefield Parkway interchange, 

if constructed or bonded for construction. Battlefield Parkway will make a 

full transition in accordance with the DCSM.  A four-lane approach to the 

intersection with Sycolin Road shall be constructed if Battlefield Parkway at 

Sycolin Road on the east side of Sycolin Road is constructed as a four-lane 

section. 

 

(v)  The traffic signal at Battlefield Parkway and Miller Drive.  

 

(vi)   A contribution of 15% of the cost of the traffic signal at Tolbert Lane and 

Evergreen Mills Road. 

 
(vii)   The traffic signal at Tolbert Lane and the Dulles Greenway southbound on-

ramp.  

 
(viii) The four-lane undivided section of Miller Drive between Hope Parkway and 

Battlefield Parkway 

 
(ix) The four-lane undivided section of Miller Drive between Battlefield Parkway 

and Tolbert Lane 

 

(x) The southern two lanes of the four-lane divided section of Battlefield Parkway 

between Sycolin Road and Tolbert Lane or the Dulles Greenway/Battlefield 

Parkway interchange, if constructed by others. 
 
 
 
 

b) Phase 1   improvements shall include construction of: 

 

(i) Land Bay C:   Up to 10,000 s.f. free-standing car wash 

Up to 4,000 s.f. fast food eating establishment with 
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drive- through window 

Up to 10,000 s.f. eating establishment uses 

Up to 4,000 s.f. bank with drive­through  

One service station with convenience retail food store 

and/or car wash up to a maximum of 5,000 s.f. and up 

to eight fueling stations 

Up to 15,000 s.f. retail pharmacy with drive-through 

window 

Any of the other support uses listed in proffer 4.B, 

above 

 
ii) Land Bay D:   Up to 200,000 s.f. office and  light intensity industrial  

                                    uses  

Up to 4,000 s.f. fast food eating establishment 

with drive- through window 

One service station that may include a convenience 

retail food store and/or car wash up to a maximum 

of 5,000 s.f. and up to eight fueling stations but is 

not required to include these facilities  

Up to 10,000 s.f. eating establishment uses 

Any of the other support uses listed in proffer 4.B, 

above 

 
iii) Land Bay MUC 1:       Park – minimum of 4.0 acres 

  

iv) Land Bay MUC 2: Up to 30,000 s.f. eating establishment uses 

Up to 30,000 s.f. neighborhood, community or specialty 

retail uses  

Up to 30,000 s.f. office uses  

(The retail and/or office uses also may locate in Land  

Bays MUC 5 or B or any combination thereof.) 

 Any of the other support uses listed in proffer 4.B, above 

(v) Land MUC 5:            Up to 10,000 s.f. child care center 

 

B. Phase Two 
 

1) Phase 2  
 

a) Phase 2 improvements shall include construction of: 

 
(i) The traffic signal at Hope Parkway/Miller Drive/Dulles Greenway ramp. 

(ii) The four-lane undivided section of Hope Parkway between the 

intersection of Miller Drive and the northern Property boundary 

connecting with the existing Hope Parkway section pursuant to the 

Agreement, also including the transition from Hope Parkway to Ramp A.   

                                          

b) The development that may occur once the Phase 2 roadway improvements are 
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constructed or bonded for construction pursuant to the Agreement will include: 

 

(i) All of the Phase 1 development listed in Proffer 10.A.1.b, above 

 

(ii) Land Bay A:            Up to 120,000 s.f. recreational facility (which also 

                                  may locate alternatively in Land Bay B) 

Up to 110,000 s.f. hotel/motel/conference center use 

(which also may locate alternatively in Land Bay B) 

   

(iii) Land Bay B:             Up to 300,000 s.f. office and light intensity industrial 

  uses  

Convenience retail and office uses not exceeding a total 

of 30,000 square feet each (to the extent not located in 

Land Bays MUC 2 and/or MUC 5). 

 
(iv) Land Bay C:              Up to 150,000 s.f. office and light intensity industrial  uses 

 

2) Interim Phase 2 

 

a) Notwithstanding the improvements listed in Proffer 10.A.1.a, above, and 

only if the Town fails to perform its obligations under the Agreement, the 

Applicant may construct the eastern two-lane section of Hope Parkway 

between Miller Drive and the Land Bay B entrance in order to provide road 

access to a Land Bay B user of no greater than 185,000 s.f. without 

completing all of the Phase 2 improvements listed in Proffer II.10.B.1.a, 

above. 

 

b) If interim Phase 2 is implemented, then development of more than 185,000 s.f. in 

Land Bay B shall proceed in accordance with Phases 2, 3 and 4 as listed in Proffer 

II.10.B.1.a, above.  

 
If Applicant fails to perform its obligations under the Agreement, Interim Phase 2 shall be an 

option for the Applicant only if the Town also fails to perform its obligations as set forth in Proffer 

II.10.B.2.a, above; otherwise, development shall proceed in accordance with Phases 2, 3 and 4 as 

listed in Proffer II.10.B.1.A, above. [THIS LANGUAGE MAY CHANGE DUE TO 

AGREEMENT LANGUAGE.]  

                                                     

C. Phase Three 

 
1) Phase 3  

 
a) Phase 3 improvements shall include construction of: 

 

(i) A two-lane section of the four-lane divided Hope Parkway from Miller Drive 

to Battlefield Parkway. 

 

(ii) The traffic signal at Battlefield Parkway and Hope Parkway. 
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b) The development that may occur once the Phase 3 roadway improvements are 

constructed or bonded for construction will include: 

 

(i) All of the Phase 1 and Phase 2 development listed in Proffers 10.A.1.b and 

10.B.1.b, above 

 

(ii)  Land Bay A:            Up to 280,000 s.f. office use, and light intensity industrial  

                                                                        Up to 10,000 s.f. eating establishment uses 

 

Land Bay C: Up to 86,000 s.f. office and light intensity industrial uses 

   

D. Phase 4 

 

1) Phase 4 road improvements shall include construction of the remaining two lanes of 
the four-lane divided roadway section of Hope Parkway between Miller Drive and 
Battlefield Parkway. 

 
2) The development that may occur once the Phase 4 roadway improvements are 

constructed or bonded for construction will include up to 300,000 s.f.  of office uses. 

 

E. Cash Equivalent Contribution 

 

If the road improvements specified under Phases 3 and 4, above, are completed by others, the 
Applicant shall provide the cash equivalent contribution for the cost of providing these 
improvements, upon reaching the development thresholds specified in Phases 3 and 4, above.  
More specifically, prior to approval of the zoning permit for any of the development 
permitted under proffer 10.C.1.b (i) and (ii), above, and the road improvements specified 
under proffer 10.C.1.a (i) and (ii) have been constructed by the Town, the Applicant shall 
contribute the cash equivalent of the cost to construct those improvements to the Town in the 
amount of the contribution to be determined as evidenced by paid receipts or invoices or 
similar documentation for the costs incurred to construct such improvements.  In addition, 
prior to approval of the zoning permit for any of the development permitted under proffer 
10.D.2, above, and the road improvements specified under proffer 10.D.1, above, has been 
constructed by others, the Applicant shall contribute the cash equivalent of the cost to 
construct those improvements to the Town of Leesburg, the amount of the contribution to be 
determined as evidenced by paid receipts or invoices or similar documentation for the costs 
incurred to construct such improvements and as escalated according to the Consumer Price 
Index. The payment of this cash equivalent contribution as escalated shall be paid in five 
equal installments at one-year intervals from the date of the first payment.  This proffer also 
shall apply to Phase 2 in the event Hope Parkway is constructed by others, but not under the 
terms of the Agreement. 

  

III. Community Facilities 
 

11. Fire/Rescue Contribution 
 

The Applicant agrees that prior to obtaining each zoning permit for individual commercial 

and office buildings to be constructed on the Property, the Applicant shall pay the Town a 

one-time contribution in the sum of TEN CENTS ($0.10) per gross square foot of 

commercial and office development construction on the Property as a nonrefundable cash 
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donation for the benefit of fire and rescue facilities providing service to the Property, which 

monies will be provided by the Town to fund fire and rescue services. Notwithstanding the 

above, no payments under this paragraph shall be required for any buildings to be devoted to 

uses such as non-profit owned buildings, non-profit day care facilities, religious buildings, 

fire and rescue facilities, library, post office, non-profit health care, or governmental service 

facilities.  The obligation to provide this contribution shall cease at such time as the provision 

of fire and rescue services is no longer provided by predominantly volunteer organizations or 

as such time as a tax payment for these services is adopted by either the Town of Leesburg 

or County of Loudoun that is levied on the Property.  This contribution shall be adjusted 

from the date of approval of this rezoning application at a rate equal to any fluctuations in 

the Consumer Price Index.  

 
12. Pedestrian Network 

 

The Property shall be served by a pedestrian network as depicted on the Pedestrian Network 

Plan on Sheet 6 of 8 of the Rezoning/Concept Plan and as follows: 
  

A. Along Hope Parkway: Either an eight-foot wide asphalt trail or five-foot wide sidewalk 

shall be constructed on both sides of Hope Parkway to be determined in accordance with 

Section 7-710 of the DCSM at the time of the first site plan approval fronting Hope 

Parkway. 

 

B. Along roadways internal to land bays:  Either an eight-foot wide asphalt trail or five-foot 
wide sidewalk shall be constructed along roadways internal to the land bays in the 
locations shown on the Pedestrian Network Plan on Sheet 5 of the Rezoning/Concept 
Plan.  The type of sidewalk or trail will be determined in accordance with Section 7-710 
of the DCSM at the time of the first preliminary development plan approval fronting 
these roadways in each land bay.  

 
C.  Each sidewalk/trail segment will be constructed as part of the site plan for each land bay 

or portion of land bay with road frontage containing a portion of the pedestrian network. 

 
IV. Leesburg Municipal Airport 

 
13. Runway Protection Zone 

 
The Applicant shall restrict the use of the area designated as the ''Runway Protection Zone" 

("RPZ") on the Rezoning/Concept Plan as follows: 

 
A. Within the Object Free Area and the Object Free Area Extension, as defined by the 

Federal Aviation Administration (FAA), there will be no development with the 

exception of driveways or roads accommodating moving vehicles and landscaping, 

provided that all species planted remain below any height limitations as proscribed by 

the FAA. 

 
B. Within the Controlled Activity Areas, as defined by the FAA, there shall be no 

development with the exception of roads, driveways, parking, sidewalks and related 

landscaping, provided that all species planted remain below any height limitations as 
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proscribed by the FAA. 

 
C. The Applicant reserves the right to perform maintenance in this area (i.e., mowing) as 

determined necessary by the Applicant. 

 

D. The Applicant understands that lighting within the Runway Protection Zone may be 

required for the installation of new runway landing guidance systems and agrees to permit 

the Town of Leesburg to install such lighting within the Runway Protection Zone as 

required by the FAA and agrees to adapt any on-site lighting to meet FAA requirements, if 

necessary. 

 
E. Should the Town of Leesburg in conjunction with the FAA alter its plans for a runway 

landing guidance system that would result in a smaller Runway Protection Zone than 

that depicted on Sheet 4 of the Rezoning/Concept Plan, then the resulting land areas 

shall be considered to be part of the land bay in which they are located and may be 

developed in accord with the development program for that land bay. 

 
V. Other 

 
14.  Architectural Guidelines 

 
In order to ensure that development of Oaklawn at Stratford is in conformance with the 

criteria set forth in Section 8.2.F.2 of the Zoning Ordinance, development of the Property 

shall adhere to the Town of Leesburg H-2 Corridor Design Guidelines dated March 1, 

1990 with review and approval of all structures in these land bays by the Town's Board of 

Architectural Review and with the right to appeal that Board's decision to the Town 

Council. In addition to demonstrating architectural conformance with the H-2 Corridor 

Design Guidelines, all buildings shall screen rooftop mechanical equipment (i.e., HVAC 

units) from view from the public streets. Notwithstanding the foregoing, any development 

occurring in Land Bay B shall be excluded from review and approval by the Board of 

Architectural Review for which building elevations have been submitted concurrent with this 

rezoning application. The office building and production building of Oaklawn Land Bay B 

shall be developed in substantial conformance with sheets 1 through 5 of the elevations 

prepared by MGMA for Trammell Crow Company and Keane Enterprises and dated July 14, 

2014.    

 
15.  Special Uses 

 
In accordance with Section 8.6.4 of the Leesburg Zoning Ordinance, special exception 

approval is hereby granted in the PEC district for one drive-through lane associated with 

each of the two fast­ food restaurants, and a car wash associated with an automobile 

service station in Land Bay D.  
 

16.  Setback Areas 

  
The Rezoning/Concept Plan shows setback areas along public roads and Property 

boundaries on Sheet 4.  These setback areas are intended to be primarily open space areas, 

and no building or parking areas shall be permitted within the setback area. Landscaping, 
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as depicted on the Rezoning/Concept Plan, shall be the primary feature of the setback areas 

with sidewalks, trails, driveway crossings and utilities also permitted within the setback 

area. 

 

17.  Utilities 

 
The Applicant agrees to grant water line easements through Land Bay A upon written 

request of the Town at no cost to the Town at a mutually agreed upon location that does 

not interfere with the Applicant's ability to develop Land Bay A as set forth in this 

rezoning/concept plan application.  The Applicant shall pay for costs associated with the 

relocation of any existing Town utilities that are necessitated by the development of the 

Property.  The Applicant shall adhere to Town policies and regulations for on-site and off-

site utility improvements required by the development of the Property. 

 

18.  Land Bays A and B Screening 

 

The Applicant shall provide buffer yards and screening where Land Bays A and B are 

located adjacent to the Stratford residential community as follows and as depicted on 

Sheet 4 of the Concept Plan and the landscape plan for the Oaklawn Land Bay B buffers 

prepared by Lewis, Scully, Gionet and dated August X, 2014: 

 

A. Modified Buffer #1: The buffer shall be 37.5 feet wide adjacent to light intensity 

industrial uses and 25 feet for other uses permitted to locate in Land Bay B. The 

screening shall consist of off-set evergreen trees to screen parking and loading areas from 

off-site properties planted no more than three vertical feet below the adjacent curb 

elevation and of sufficient height at the time of planting sufficient to screen truck 

headlights serving the site. 

 

B. Modified Buffer #2: The buffer shall be 32 feet wide adjacent to light intensity industrial 

uses and 25 feet for other uses permitted to locate in Land Bay B.  The screening shall 

consist of a six-foot high solid wooden fence located in the buffer yard such that a single 

row of evergreen trees can be planted on the outside of the fence facing the adjacent 

residential property.  The evergreens shall be planted no more than three vertical feet 

below the adjacent curb elevation.  

 
C. Modified Buffer #3: The buffer shall be 15 feet wide and located between the curb and 

the retaining wall.  The screening shall consist of a six-foot high solid wooden fence 

located in the buffer yard such that a single row of evergreen trees can be planted on the 

outside of the fence facing the adjacent residential property. The evergreens shall be 

planted no more than three vertical feet below the adjacent curb elevation. 

 
D. Modified Buffer #4: The buffer shall be 37.5 feet wide for light intensity industrial uses 

and 25 feet for other uses permitted to locate in Land Bay B. The screening shall consist 

of a four-foot high berm (measured from the adjacent curb elevation) planted with 

evergreen trees to screen parking and loading areas from off-site properties and to 

prevent headlights from shining into adjacent residences. 

 
E. Modified Buffer #5: The buffer shall be 37.5 feet wide for light intensity industrial uses 
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and 25 feet for other uses permitted to locate in Land Bay A.  The screening shall be an 

S3 screen as set forth in Section 12.8.6 of the Zoning Ordinance.  

 

19.  Light Intensity Industrial Uses in Land Bays A and B 

 

A. Land Bay B Use: In the event the light intensity industrial use depicted on the elevations 

referred to in proffer V.14, above, locates in Land Bays B, and any future expansion of 

this use, the use shall adhere to the following performance standards in addition to the 

requirements in the Zoning Ordinance and other applicable Town ordinances and the 

other commitments contained in these proffers: 

 

1). Truck Traffic: 

 

a. Screening will be provided to screen any loading areas from view of public 

streets and property developed with residential dwellings. Such screening shall 

be installed so as to effectively mitigate truck headlights that could shine into 

residential dwellings. 

b. Signage shall be installed on the Land Bay B directing truck traffic to turn left 

onto Hope Parkway when exiting the property. 

c. Trucks classified by the American Association of State Highway and 

Transportation Officials (AASHTO) as Intermediate Semi-trailers WB-40 or 

greater may access Land Bay B only between the hours of 7 a.m. and 9 p.m.  

 

2). Dumpster containers shall be screened using masonry materials which match the 

adjacent building materials and secured so as to mitigate odors and prevent rodent 

infiltration. 

 

3).  No dust, fumes or smoke above ambient levels may be detectable on adjacent 

properties, and no noxious odors shall be emitted beyond any boundary lines of the 

use. 

4). The generator for the production building for the light intensity industrial use shall be 

located on the east side of the production building and enclosed using masonry solid 

masonry materials which match the production building materials. 

 

B. Land Bay A and future Land Bay B Use: Any light intensity industrial use which 

proposes to locate in Land Bay A and any future Land Bay B light intensity industrial 

use not addressed in proffer V.19.A, above, shall establish measures to mitigate noise, 

heavy truck traffic, odor, fumes, and other potential nuisances of such light intensity 

industrial use with such measures subject to the Zoning Administrator’s reasonable 

determination of the sufficiency of the proposed measures to render potential nuisances 

unobjectionable pursuant to Town of Leesburg Zoning Ordinance Section 8.6.2. In 

addition, if such light intensity industrial uses are established in Land Bays A or B 

signage shall be installed directing truck traffic exiting such sites to turn left or right on 

Hope Parkway, as applicable, in order to travel south on Hope Parkway away from the 

Stratford residential neighborhood.  
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20.  Land Bay B Outdoor Lighting 

 

 Land Bay B light poles shall be a maximum of 20-feet tall along the perimeter of the parking 

areas on the northern and eastern sides of the property, and lighting levels shall be a 

maximum of 0.5 foot candles at the property boundary.  The areas of Land Bay B denoted by 

the numeral “2,” shall adhere to the lighting standards contained in the Town of Leesburg 

Zoning Ordinance Section 12.11. All outdoor lighting fixtures shall adhere to the standards 

contained in the Town of Leesburg Zoning Ordinance Section 12.11.  

 

20.  Other 

 

Approval of this application TLZM-2014-0004 does not express or imply any waiver or 

modification of the requirements set forth in the Subdivision and Land Development 

Regulations, the Zoning Ordinance, or the Design and Construction Standards Manual, 

except as expressly approved in application TLZM-2014-0004, and all final plats, 

development plans, and construction plans shall remain subject to these applicable Town 

regulations. 
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The undersigned Owners of record of the Property, do hereby voluntarily proffer the conditions 

stated above, which conditions shall be binding on the Owner, its successors and assigns, and all 

owners of any portions of the Property and shall have the effect specified in Section 15.2-2297, 

et seq. of the Code of Virginia (1950), as amended. 

 

Witness the following signatures and seals this             day of _________,  2014. 

                             

Oaklawn, LLC 

                                         A Virginia Limited Liability Company 

                                          

By: Keane Oaklawn Group, LLC. 

Its manager, a Virginia Limited Liability Company 

 

                                         By: _______________________________________ 

                                         Name: _____________________________________  

                                         Its: ________________________________________ 

 

 

                        State of _______________ 

                        City/County of ____________________. To-wit: 

  

I, __________________________, a Notary Public in and for the State and County aforesaid, 

do hereby certify that ________________________ of the Oaklawn, LLC has signed the 

foregoing writing, which is dated _____________, 2014 and has this day acknowledged the 

same before me in the aforesaid State and County. 

 

                                                        Given under my hand this _______day of __________, 2014. 

 

                                                                                                  _____________________________ 

                                                                                                  Notary Public 

                                                                                                  My Commission Expires: ________ 
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Oaklawn Development Partners, LLC                                         
A Virginia Limited Liability Company 

                                          

By: Keane Oaklawn Manager, LLC 

Its manager, a Virginia Limited Liability Company 

 

                                         By: _______________________________________ 

                                         Name:  _____________________________________ 

                                         Its: _________________________________________ 

 

 

                        State of _______________ 

                        City/County of ____________________. To-wit: 

  

I, __________________________, a Notary Public in and for the State and County aforesaid, 

do hereby certify that ________________________ of the Oaklawn Development Partners, 

LLC has signed the foregoing writing, which is dated _____________, 2014 and has this day 

acknowledged the same before me in the aforesaid State and County. 

 

                                                        Given under my hand this _______day of __________, 2014. 

 

                                                                                                  _____________________________ 

                                                                                                  Notary Public 

                                                                                                  My Commission Expires: ________ 
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Oaklawn at Leesburg Owners Association, Inc.                                       
A Virginia Non-profit Corporation 

 

 

                                         By: _______________________________________ 

                                         Name:  ____________________________________ 

                                         Its: ________________________________________ 

 

 

                        State of _______________ 

                        City/County of ____________________. To-wit: 

  

 I, __________________________, a Notary Public in and for the State and County 

aforesaid, do hereby certify that ________________________ of the Oaklawn at Leesburg 

Owners Association, Inc. has signed the foregoing writing, which is dated _____________, 

2014 and has this day acknowledged the same before me in the aforesaid State and County. 

 

                                                        Given under my hand this _______day of __________, 2014. 

 

                                                                                                  _____________________________ 

                                                                                                  Notary Public 

                                                                                                  My Commission Expires: ________ 
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PLANT IMAGES & PLANT LIST

LEESBURG, VA August 5, 2014

OAKLAWN OFFICE DEVELOPMENT

SHADE TREES EVERGREEN  TREES 

SHRUBS 

PLANT LIST

ORNAMENTAL  TREES 

Betula nigra ‘Heritage’

Quercus phellos

Buddleia davidii

Cryptomeria japonica x Cupressocyparis leylandii

Pinus virginiana

Jasminum nudiflorumAmelanchier canadensis

Zelkova serrata

Clethra alnifolia Spiraea tomentosa

Ilex x Nellie R. Stevens

Hydrangea quercifolia

Acer rubrum ‘October Glory’

Prunus x yedoensis

SHADE TREES
Key QTY Botanical name Common Name Size Spacing

AR 6 Acer rubrum 'October Glory' October Glory Maple 3" caliper As shown

BN 6 Betula nigra 'Heritage' Heritage River Birch 3" caliper As shown

QP 9 Quercus phellos Willow Oak 3" caliper As shown

ZS 16 Zelkova serrata Japanese Zelkova 3" caliper As shown

EVERGREEN TREES
CJ 31 Cryptomeria japonica Japanese Cryptomeria 8'-10' As shown
CL 34 x Cupressocyparis leylandii Leyland cypress 8'-10' As shown
IN 37 Ilex x Nellie R. Stevens Nellie Stevens Holly 8'-10' As shown
PV 26 Pinus virginiana Virginia Scrub Pine 8'-10' As shown

Ornamental Trees

CR 7 Cornus florida f. 'Rubra' Pink Flowering Dogwood 8'-10' As shown

AC 9 Amelanchier canadensis Serviceberry 8'-10' As shown
PY 7 Prunus x yedoensis Yoshino Cherry 2.5" cal. As shown

Shrubs

AM 25 Aronia melanocarpa black chokeberry 36" W&T As shown

BD 14 Buddleia davidii Butterfly Bush 36" W&T As shown

CA 33 Clethra alnifolia Summersweet Clethra 36" W&T As shown

HQ 18 Hydrangea quercifolia Oakleaf Hydrangea 36" W&T As shown

JAN 59 Jasminum nudiflorum Winter Jasmine 36" W&T As shown

ST 15 Spiraea tomentosa  Spirea 36" W&T As shown





Oaklawn Land Bay B

08.06.2014

Site Lighting

Trees for illustrative purposes only and to be finalized with the site plan.

Site Boundary .5 FC
Site Lighting 
Average 1 FC (20 ft. Poles)
Area “1”

Site Lighting 
Average 5 FC (25 ft. Poles)
Area “2”



Oaklawn Land Bay B

08.07.2014

Aerial Perspective

Trees for illustrative purposes only and to be finalized with the site plan.



Oaklawn Land Bay B

08.07.2014

Office Building – West Elevation

Trees for illustrative purposes only and to be finalized with the site plan.

1. Textured Pre-Cast 2. Field Brick        3. Low-E Window System        4. Roof Screen        5. Accent Brick

3
1
2

4

5 5



Oaklawn Land Bay B

08.07.2014

Office Building – South Elevation

Trees for illustrative purposes only and to be finalized with the site plan.

1. Textured Pre-Cast 2. Field Brick        3. Low-E Window System        4. Roof Screen

3

1

2

4



Oaklawn Land Bay B

08.07.2014

Office Building – East Elevation

Trees for illustrative purposes only and to be finalized with the site plan.

1. Textured Pre-Cast 2. Field Brick        3. Low-E Window System        4. Roof Screen        5. Accent Brick

3
1
2

4 5



Oaklawn Land Bay B

08.07.2014

Office Building – North Elevation

Trees for illustrative purposes only and to be finalized with the site plan.

1. Textured Pre-Cast 2. Field Brick        3. Low-E Window System        4. Roof Screen

3

1

2

4



Oaklawn Land Bay B

08.07.2014

Production Building Elevations

Trees for illustrative purposes only and to be finalized with the site plan.

South ElevationNorth Elevation

1. Textured Pre-Cast 2. Field Brick        3. Low-E Window System        4. Roof Screen        5. Accent Brick

31 4 52 155 5

East Elevation

West Elevation

5 2





















































































































































































































































 

 

        PRESENTED:  August 12, 2014 

 

ORDINANCE NO.________     ADOPTED:      

 

AN ORDINANCE: APPROVING TLZM 2014-0004 OAKLAWN AT STRATFORD, A 

CONCEPT PLAN AMENDMENT AND PROFFER AMENDMENT TO 

ADD LAND USES, MODIFY TRANSPORTATION PHASING, 

REALLOCATE PERMITTED USES AMONG VARIOUS LAND 

BAYS, AND AMEND THE PROFFER REQUIRING H-2 CORRIDOR 

DESIGN APPROVAL FOR DEVELOPMENT IN LAND BAY B 

 

 

WHEREAS, a Rezoning Application has been filed by Oaklawn LLC to amend the 

concept plan and proffers of TLZM-2005-0002 to add land uses, modify transportation phasing, 

reallocate permitted uses among various Land Bays, and amend the proffer requiring H-2 

Corridor Design approval for development in Land Bay B; and 

WHEREAS, a duly advertised Planning Commission public hearing was held on July 31, 

2014 and continued to August 7, 2014; and 

WHEREAS, at their meeting on August 7, 2014, the Planning Commission recommended 

denial of this application to the Town Council; and 

WHEREAS, the Town Council held a duly advertised public hearing on this application 

on August 12, 2014; and 

WHEREAS, the Council has concluded that the approval of the application would be in 

the public interest and in accordance with sound zoning and planning principles. 

THEREFORE, ORDAINED by the Council of the Town of Leesburg in Virginia: 

SECTION 1. Rezoning Application TLZM 2014-0004, for the property having the 

Loudoun County Parcel Identification Numbers (PINs) 233-38-8942, 233-39-6464, 233-39-

6106, 233-30-2511, 233-30-1486, 233-30-4276, 233-29-0512, 233-29-6350, 233-29-9822, 233-



 

 
 

AN ORDINANCE: APPROVING TLZM 2014-0004 OAKLAWN AT STRATFORD, A 

CONCEPT PLAN AMENDMENT AND PROFFER AMENDMENT TO 

ADD LAND USES, MODIFY TRANSPORTATION PHASING, 

REALLOCATE PERMITTED USES AMONG VARIOUS LAND 

BAYS, AND AMEND THE PROFFER REQUIRING H-2 CORRIDOR 

DESIGN APPROVAL FOR DEVELOPMENT IN LAND BAY B 

 

 

-2- 

 

20-0550, 233-20-3806, 233-19-8457, 233-10-1658, and 233-30-2941 is hereby approved subject 

to the proffers dated August 6, 2014; and 

SECTION 2. The property shall be developed in substantial conformance with the 

concept development plan prepared by Puculli, Simmons, and Associates dated August 5, 2014; 

and 

SECTION 3. Severability. If a court of competent jurisdiction declares any provision of 

this ordinance invalid, the decision shall not affect the validity of the ordinance as a whole or any 

remaining provisions of this ordinance. 

SECTION 4. This ordinance shall be in effect upon its passage. 

 

PASSED this ____ day of August 2014. 
 

       ______________________________ 

       Kristen C. Umstattd, Mayor 

       Town of Leesburg 

 

 

ATTEST: 

 

 

 

_________________________________ 

Clerk of Council 
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