
 
 

The Town of Leesburg 
Department of Planning and Zoning 

 

 

To:  Planning Commission 

 

From:  Gigi Robinson, Vice-Chair, Planning Commission 

Susan Berry Hill, Director 

 

Date: September 1, 2016 

 

Subject:   Parking 

________________________________________________________________________ 

 

Issue:  The Planning Commission requested a work session discussion of parking issues 

in Leesburg.  This request was entered onto the Planning Commission Request Tracking 

Chart on June 6, 2016 and has been scheduled for discussion on September 1, 2016.  This 

work session topic includes an idea pertaining to residential parking that was submitted to 

the Planning Commission and Town Council by Mr. Mclister (see Attachment 1).  The 

Council began discussion of Mr. Mclister’s idea in August and will continue this 

discussion at their September 12th work session.  The work session topic also includes 

some of the Parking Task Force recommendations  and the Town Council resolution 

regarding current direction on the Task Force recommendations (see Attachments  3 and 

4).   

 

The work session information and discussion topics are listed below:  

  

 Proposal for no required parking for residential in the H-1; 

 Parking payment in-lieu option – current Zoning Ordinance requirements; 

 Sections of the Downtown Parking Task Force recommendations;  

 Mr. Mclister’s proposal; and 

 Planning Commission’s Recommendations to Council. 

 

Background Information and Discussion Topics: 

1. Residential Parking Downtown.  

a. Current ZO Requirements and Allowances – Residential uses are required 

to provide on-site parking with the exception of lots of record measuring 

4,000 square feet or less that are within an area bounded by Liberty Street, 

Church Street, South Street, and North Street.  Residential projects in this 

area may use the parking payment in-lieu to ‘buy out’ of providing on-site 

parking (See Attachment 5 - TLZO 11.4.3).   

b. Residential Parking Permit Program  - Town Code Section 32-238 through 

32-252 covers Permit Parking zones in residential areas.  This program 
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allows neighborhoods to petition to have permit-only parking subject to 

meeting qualifications: 

 51%  of the residents must sign a petition to have a Parking Permit 

zone, and  

 Inspection of the block(s) finds that 75% of the available parking 

on the block(s) is occupied, and 

 Inspection of the block(s) finds that 25%of the available parking is 

occupied by out-of-area vehicles. 

The Town currently has 12 residential parking permit zones (See 

Attachment 8). 

Information about the Residential Parking Permit Program can be 

found at the Departments of Public Works and Finance websites:  

http://www.leesburgva.gov/government/departments/public-

works/transportation-division-services/permit-parking; 

http://www.leesburgva.gov/government/departments/finance/parking-

permits#permitzones.  

c. Mr. Mclister’s proposal  – Mr. Mclister’s proposal is to waive parking 

requirements for any residential use in the H-1 Overlay District where it 

can be proven that a commercial building is being converted back to a 

residential use.  This idea has been proposed in an effort to make 

residential development/redevelopment easier in the downtown which will 

increase ‘feet on the street’ and result in more business for downtown 

businesses and overall downtown vibrancy.  Downtown Parking Task 

Force.  Please note that only the sections that apply to this proposal will be 

addressed tonight. 

 

2. Short term recommendations of the Parking Task Force: 

a. Regulatory recommendations 

 500 foot proximity to parking structure –  For rehabilitation or use 

of existing  non-residential properties, the Zoning Ordinance 

allowed for no on-site parking for properties that are within 500 

feet of a public parking garage.  The Parking Task Force 

recommended that the County garage not be included because it is 

full during business hours and offers no parking options for such 

businesses.  The Town Council accepted this recommendation.  

The 2015 Zoning Ordinance Batch included this change. While 

this change applies to non-residential uses, it is relevant to the 

discussion of parking requirements for residential uses downtown 

because it made requirements more strict for business uses while 

the Mclister proposal would make parking requirements less strict 

for residential uses.  This has prompted staff to ask the question: 

what is our downtown parking strategy?   

http://www.leesburgva.gov/government/departments/public-works/transportation-division-services/permit-parking
http://www.leesburgva.gov/government/departments/public-works/transportation-division-services/permit-parking
http://www.leesburgva.gov/government/departments/finance/parking-permits#permitzones
http://www.leesburgva.gov/government/departments/finance/parking-permits#permitzones
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 Parking payment in lieu  - The parking payment in-lieu provision 

was added to the Zoning Ordinance in 1985 as a means to allow 

non-residential uses in the downtown to ‘buy out’ of providing 

some or all on-site parking.  Fees collected under this provision 

were to be added to a fund to be used toward public parking.  The 

amount of the fee is established by Town Council resolution.  It 

was approved at $1600 in 1985 and was increased to $3000 in 

1987.  In 2015 Town Council increased the fee to $6270 to reflect 

a 109% increase in the Consumer Price Index.  The Parking Task 

Force recommended that the fee be increased to reflect current 

costs to provide structured parking space but moreover, that the 

Town Council consider a public-private partnership to establish a 

cost-sharing formula.  This would show public sector commitment 

to building a parking facility and it would establish a fee amount 

that is fair for the private sector.   

3. Long term recommendation of the Parking Task Force: 

 Increase parking capacity – The Parking Task Force recommended 

that the parking capacity downtown be increased.  Additional 

demand forecasting would be done to predict the capacity needs of 

a future parking garage.  

1. Walkability to retail, business, residential, events – The 

Task Force noted that a future garage is most likely needed 

in the SE quadrant of downtown due to development and 

business expansion in that area.  This location would be 

proximate where business expansion is occurring currently 

and reasonably proximate to where potential new business 

and residential expansion will take place in the Crescent 

Design District.  The location of a future garage should 

maximize walkability to retail, business, events, and 

residential uses downtown.   

 

2. Average cost of surface and structured parking space -  The 

average cost of an individual surface parking space is 

between $7,000 and $8,000.  Structured parking spaces 

start at approximately $25,000 per space and can increase 

dramatically depending on factors such as land costs, 

geotechnical conditions, whether the structure is “wrapped” 

with commercial/other uses, architectural design, and storm 

water management conditions.  
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Staff’s Response to Mr. McLister’s Proposal: 

 

At the Town Council meeting on August 9, staff pointed out a number of concerns with 

Mr. Mclister’s proposal including: 

 Historically, most of the buildings in the downtown were used as residential 

properties at one time or another.  This proposal would require a significant 

amount of research to establish how a particular property was used over time.  

Staff has done such research for Mr. Mclister for one of his downtown 

properties.  In that case it was not only time-consuming but the historical 

information that was found was not necessarily helpful.  Anecdotal 

information was available but there was no actual documentation in the form 

of zoning permits or other town documents that would verify residential 

usage.   

 

If this proposal were to be entertained, staff would not advise that it be linked 

to past usage of properties in the downtown.   

 

 Unlike highly urbanized areas, currently there is limited public transit in 

Leesburg and so most residents downtown will continue to have cars.  If cars 

are not parked on-site, residents will seek to park them on surrounding local 

streets which in turn, may result in problems for other downtown residents.   

Or residents with no on-site parking may seek to park in public parking 

facilities such as the Liberty Lot or the Town garage.  All public parking 

facilities currently do not allow overnight parking.   

 

 A change to have no on-site residential parking requirements may make 

residential development/redevelopment more attractive from a profitability  

standpoint than commercial development/redevelopment.  This may have the 

inadvertent effect of incentivizing too many conversions from non-residential 

to residential use which would be counter-productive to the Town’s goals to 

achieve a healthy, vibrant business community in the downtown.  

 

Staff is recommending a comprehensive approach to looking at the parking capacity 

question prior to taking piecemeal action on individual proposals such as Mr. Mclister’s 

(see Attachment 2).  So, what does a comprehensive and strategic approach to the parking 

issues downtown entail?  A typical study process might include something like the 

following: 

 

1. Determine current parking inventory. We know capacity of public surface lots 

and/garages.  We could also assess the current parking count for on-street parking 

and private surface lots.  

2. Identify current concerns and issues.  The Parking Task Force identified a current 

shortage of parking in the SE quadrant which has resulted in parking problems in 
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the County garage and in private parking lots.  Staff has been approached by 

businesses downtown wanting to convert existing on-site parking for outside 

dining.  Should this be allowed?  This step in the study process will cast a wide 

net to capture a broad range of concerns and issues from the perspective of 

downtown businesses and residents as well as residents in the rest of Leesburg, 

tourists, staff (considering downtown parking issues) and others.   

3. Define Future Demand/Concerns 

 Do we need more parking  

 Where (site possibilities) 

 When will capacity be needed 

 Funding sources (payment in lieu or other) 

 Effects on residents, merchants, tourists, etc. 

4. Identify solutions, both long and short term and an implementation plan. 

 

There could be many iterations of a comprehensive parking strategy.  The preceding steps 

are provided so that the Planning Commission may have a common understanding of 

what is meant by a comprehensive parking strategy for purposes of discussion.   

 

Planning Commission Discussion:  

 Should a Comprehensive Parking Strategy be identified before individual parking 

proposals (such as Mr. Mclister’s) are pursued? 

 Should the parking payment in lieu be increased now to reflect a more “realistic” 

cost of structured parking? Repealed now until a Comprehensive Parking Strategy 

is completed?  Remain at $6,270? 

 

 

 

 

Attachments: 

1) Mr. Mclister’s proposal 

2) Staff report to Town Council on Mclister idea for August 9, 2016 Town Council 

work session 

3) Parking Task Force Report  

4) Town Council Resolution on Parking Task Force recommendations 

5) TLZO Article 11 – Alternative Parking Provisions and Pedestrian Access 

6) Town Council Resolution 2015-002, Increase the  Payment in-lieu parking fee 

7) Map of H-1 District 

8) Map of approved Residential Parking Permit areas in the H-1 District  
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