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1. Where is the MS-14 property located?  
 

The property is in the southwest quadrant of the Red Hill Road, Ryan Road, and 
Evergreen Mills Road intersection.  The address for the middle school is 41480 
Steeplechase Loop Drive, Leesburg, VA. The parcel numbers for the 173-acre LCPS 
property are MCPI 242-18-1260 and MCPI 242-28-8988.   

 
2. How large is the property? 

 
Combined, the two parcels total approximately 173 acres. 

 
3. What is the property zoned? 

 
The zoning of the property is A-3, Agricultural Residential.  Public schools are a by-right 
use in the A-3 District.  The school location was approved as a part of a Comprehensive 
Plan Amendment (CPAM-2020-0001) on December 1, 2020.  CPAM-2020-0001 also 
amended the 2019 General Plan to allow extension of central utilities to serve public uses 
in the Rural Policy Area. 

 
The Site Plan (STPL-2021- 0033) for the middle school was approved May 25, 2022.  
The Construction Plans and Profiles (CPAP-2021-0018) for MS-14 road improvements 
were approved May 23, 2022.   

 
4. What will be the setback from the middle school facilities to the property boundary?     

 
The property is regulated by the existing Agricultural Residential (A-3) zoning, the 
adopted performance standards for public schools, landscaping and buffering 
requirements, and other applicable regulations of the Revised 1993 Loudoun County 
Zoning Ordinance.  The setback information from the approved site plan (STPL-2021-
0033) provides the setback information: 
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5. Will there be a landscape buffer between the middle school and the adjacent A-3 
properties? 

 
Yes.  A 20-foot (width) Type B buffer is required for adjacent residential properties 
located to the north and west of the MS-14 property line.  A Type B buffer is defined as 
having 80 plant units per 100 linear feet.  Plant Units are defined as follows: 

 
To satisfy the buffer requirement, LCPS will maintain existing mature vegetation along 
these boundaries.   
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6. The approved site plan seems to depict a 20-foot buffer on the adjoining residential 
proffers.  What does this notation on the plan mean (excerpt below from Sheet 87 of 
STPL-2021-0033)? 

 

 
 

The 20-foot Type B buffer is being satisfied by preserving existing trees along the 
school-side of the common boundary.  The required buffer type was noted on the plan for 
the adjoining properties.  The way this has been shown on Sheet 87 of the site plan is 
confusing; LCPS apologizes for any misunderstanding.  The required buffer will be 
provided on the school property.   

 
7. Will the middle school have lighted fields? 

 
No.  LCPS middle schools are not constructed with lighted playing fields.   

 
8. How much lighting will be provided on the site? 

 
Lighting of the building and parking lots will be provided for safety and security.    All 
lighting will be directed inward and downward toward the site and must comply with 
County lighting regulations.  A lighting plan is provided in the approved site plan, STPL- 
2021-0033, page 36.  
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9. I heard the traffic counts submitted for MS-14 were conducted on a snow day when 

public schools were closed. 
 
That is incorrect.  The traffic counts utilized for the MS-14 traffic study were conducted 
on a typical school weekday, Thursday, February 27, 2020. LCPS staff has confirmed 
that this was not a snow day and LCPS schools were in regular session.  The traffic 
counts met the County requirements for traffic data collection which provide, in part, that 
counts cannot be collected when schools are closed.  The counts also met the County’s 
Traffic Study and Data Collection Policy applied during the COVID-19 
Pandemic.  Counts could not be taken in the spring of 2021, as schools were not fully 
back in session.  Counts available from February 27, 2020, were utilized and a growth 
factor was applied to provide 2021 counts for the traffic analysis. 

 
10. Was a traffic study conducted for MS-14? 

 
Yes. The Traffic Impact Study prepared by Gorove Slade, dated April 22, 2021and last 
revised January 21, 2022, was submitted as a part of the MS-14 Site Plan (STPL-2021-
0033) application.  The traffic counts utilized for the MS-14 traffic study were conducted 
on a typical school weekday, Thursday, February 27, 2020. LCPS staff has confirmed 
that this was not a snow day and LCPS schools were in regular session.  The traffic 
counts met the County requirements for traffic data collection which provide, in part, that 
counts cannot be collected when schools are closed.  The counts also met the County’s 
Traffic Study and Data Collection Policy applied during the COVID-19 
Pandemic.  Counts could not be taken in the spring of 2021, as schools were not fully 
back in session.  Counts available from February 27, 2020, were utilized and a growth 
factor was applied to provide 2021 counts for the traffic analysis. 
 

11. How is a traffic study conducted? 
 
The County’s Facilities Standards Manual (FSM) establishes the requirements for traffic 
studies (Reference Section 4-200.B.)  The first step in the process is a pre-submission 
“scoping” meeting held with Loudoun County Department of Transportation and Capital 
Infrastructure (DTCI) staff.  This required meeting determines the elements that must be 
included in the study.  The scoping meeting for the MS-14 site plan application was held 
on February 12, 2021.  The following intersections were required to be analyzed: 
 

• Evergreen Mills Road and Red Hill Road/Ryan Road 
• Red Hill Road and Proposed Site Entrance 
• Evergreen Mills Road and Fleetwood Road/Creighton Road 
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The traffic analysis examined three development scenarios:   
• Existing Conditions 
• Future without Development Conditions (2024 without the proposed use (MS-

14)) 
• Future with Development Conditions (2024 with the proposed use (MS-14)) 

 
The study found that with the construction of identified improvements, the study 
intersections would operate at acceptable levels of service with the development of MS-
14, planned to open in Fall 2024. The traffic study was reviewed and approved by both 
DTCI staff and Virginia Department of Transportation (VDOT) staff.   
 

12. How will access be provided to MS-14? Will road improvements be made? 
 
Access to MS-14 will be from Red Hill Road.  An emergency access only will be 
provided on Evergreen Mills Road.  The improvements identified in the traffic study, and 
to be constructed as a part of the MS-14 project, are: 

• Improve Red Hill Road to VDOT standards approximately 1200 feet west of 
Evergreen Mills Road  

• At the site entrance, provide one inbound and two outbound lanes (left and right) 
onto Red Hill Road 

• Add a left turn lane on Red Hill Road for access into the site entrance 
• Improve the southbound right turn lane on Evergreen Mills Road onto Red Hill 

Road to meet VDOT standards 
• Provide a new right turn lane on Red Hill Road onto Evergreen Mills Road 
• Modify the signal at the Red Hill Road/Ryan Road and Evergreen Mills Road 

intersection 
 

13. When the future schools are considered, could the access on Red Hill Road be made 
emergency access only? 
 
The entrance/exit on Red Hill Road is planned for permanent use for the school(s) 
site.   LCPS will be filing a Commission Permit application to add a high school (HS-14) 
and an elementary school on this 173-acre property.  To serve these facilities, multiple 
access points will be required, and additional access points will be proposed on 
Evergreen Mills Road.   
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14. Will traffic lights be required? 
 

No additional traffic lights will be required for the construction of MS-14.  There is an 
existing traffic signal at the intersection of Evergreen Mills Road, Red Hill Road, and 
Ryan Road. Modifications will be made to the intersection and the existing traffic signal 
per the approved construction plans and profiles (CPAP-2021-0018). 
 

15. How many parking spaces will be provided? 
 
MS-14 will provide 244 parking spaces including seven (7) handicapped parking spaces.  
There will be 22 school bus spaces.   
 

16. When will the middle school open? 
 

The middle school (MS-14) is planned to open in fall 2024, with the start of the 2024-
2025 school year. 
 

17. Will there be other uses on this site? 
 

It is intended that the 173-acre property will accommodate additional public facilities, 
including future schools.   Additional public uses would be reviewed under a separate 
Commission Permit application process. Application for a future high school (HS-14) and 
elementary school is anticipated to be filed late 2022 or early 2023 contingent on receipt 
of information required for filing. 

 
18. The layout for the future proposed schools depicts a loop road with access to 

Evergreen Mills Road.  Why isn’t this loop road being constructed as a part of the 
MS-14 project? 

 
The plan for the proposed future schools has not received legislative approval.  The loop 
road depicted on the plan is designed to provide access to the school cluster, including the 
middle school (MS-14), future high school (HS-14), and future elementary school.  The 
proposed loop road is to be constructed as a part of the high school construction.  If the 
plan is approved for these additional schools, the high school would open in the Fall of 
2028 pursuant to the  School Board Adopted FY2021 - FY2026 Capital Improvement 
Program; as such, construction for HS-14 would potentially start in 2025, allowing three 
years for construction.   

  

https://www.lcps.org/cms/lib/VA01000195/Centricity/Domain/27213/FY2021-2026%20SB%20Adopted%20CIP%20CAPP.pdf
https://www.lcps.org/cms/lib/VA01000195/Centricity/Domain/27213/FY2021-2026%20SB%20Adopted%20CIP%20CAPP.pdf
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19. What is the anticipated capacity of the school? 
 
The School Board Adopted FY2021 - FY2026 Capital Improvement Program identifies a 
base capacity of 1,445 students for MS-14. 

 
20. How will this location affect school attendance boundaries? 

 

The Loudoun County School Board typically establishes secondary school attendance 
zones 18 months prior to a school opening.  The planned opening for MS-14 is fall, 2024; 
the attendance zone process will be initiated in spring, 2023. 

 
21. Which middle school attendance zones are anticipated to be adjusted? 

 

The school attendance zones to be adjusted will be determined in the spring of 2023; 
certainly, the attendance zone for Brambleton Middle School will be adjusted.  More 
information on the schools that will be involved in the attendance zone process will be 
made available in early 2023 when the School Board initiates the boundary process.   

 
22. Will the middle school have a walk zone? 

 

It is premature to project whether a walk zone would be proposed for the middle school; 
however, given the school’s location it is unlikely that MS-14 will have a walk zone. 

 
23. Will there be pedestrian connections to surrounding neighbors? 

 

There are no planned pedestrian connections to adjacent neighborhoods with MS-14.   
 

24.  What routes will school buses take to access the middle school?  Will they all be 
traveling on Red Hill Road? 
 
The school must first have an attendance zone to know where the future students reside 
and begin reviewing potential bus routes.  School bus routes will be established in the 
summer of 2024, in advance of the fall, 2024 opening of MS-14.    
  

  

https://www.lcps.org/cms/lib/VA01000195/Centricity/Domain/27213/FY2021-2026%20SB%20Adopted%20CIP%20CAPP.pdf
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25. When will construction start and how long with it take?   
 
The School Board awarded the contract for the construction of MS-14 to Howard 
Shockey and Sons, Inc. on August 9, 2022.  On-site mobilization is to begin August 22, 
2022.  The construction time for a middle school is approximately two years. 

 

26. Who is the LCPS contact for questions or concerns about the construction of MS-
14?   

 
All questions, concerns, and comments on the construction of MS-14 and overall 
development of the 173-acre LCPS property should be directed to Mr. Kevin Lewis, 
LCPS Chief Operations Officer.   
 

Kevin L. Lewis, Chief Operations Officer 
Loudoun County Public Schools 
Department of Support Services 
21000 Education Court 
Ashburn, VA 20148 
571-252-1385 
LCPSPLAN@LCPS.ORG   
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