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PURPOSE: The Loudoun County School Board (LCSB) seeks approval of a 
Commission Permit for a middle school (MS-7) with a two-story, 180,000 square-foot 
building and a student capacity of 1,350 and associated unlighted athletic fields within the 
school system’s Dulles South planning district. Alternatively, LCSB seeks approval of an 
elementary school with a 105,000 square-foot building and a student capacity of 875. 
 
The LCSB has determined that the approved residential units in Dulles South will 
generate the need for 4.5 elementary and 1.3 middle schools. The proposed middle or 
elementary school would help meet this projected service demand. The planned opening 
for MS-7 is fall 2019.  
 
The 34.95-acre subject property is located on the south side of Braddock Road, east of 
Peach Orchard Lane in Aldie. The Planning Commission will determine if the general 
location, character, and extent of the proposed middle school or elementary school are 
substantially in accord with the County’s adopted Comprehensive Plan. If approved, 
LCSB would submit a separate Special Exception application for either the middle or 
elementary school in the future. At that time, the County would conduct a thorough 
analysis of transportation, environmental, compatibility, and other impacts. 
 
RECOMMENDATION:  Staff recommends approval of the Commission Permit. The 
general location, character, and extent of the proposed middle school or elementary 
school are in substantial accord with the Comprehensive Plan, which anticipates the 
development of schools in the Transition Policy Area along major roadways that can 
accommodate higher traffic volumes and where they will provide a transition between 
suburban and rural areas. 
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SUGGESTED MOTIONS: 

1. I move that the Planning Commission approve CMPT-2012-0003, Loudoun County 
School Board (LCPS) Dulles South Middle School (MS-7) or elementary school, based 
on the Findings for Approval in the September 26, 2012 Staff Report, and subject to 
the Commission Permit Plat prepared by Rinker Design Associates, P.C., dated July 
19, 2012, revised through August 31, 2012, and forward it to the Board of Supervisors 
for ratification. 

OR  

2. I move that the Planning Commission forward CMPT-2012-0003, LCPS Dulles South 
Middle School or elementary school, to a worksession for further discussion. 

OR 

3. I move that the Planning Commission deny CMPT-2012-0003, LCPS Dulles South 
Middle School (MS-7) or elementary school. 

 

I.         APPLICATION INFORMATION 
APPLICANT/ REPRESENTATIVE 
Loudoun County School Board 
Sara Howard-O’Brien, AICP, Land Management Supervisor 
571-252-1156, Sara.HowardObrien@lcps.org  

REQUEST 
The School Board of Loudoun County, Virginia, has submitted an application for Commission 
approval to permit a middle school or elementary school, containing up to 180,000 square feet 
plus associated athletic fields. This application is subject to the Revised 1993 Zoning Ordinance 
and the proposed uses require a Commission Permit in accordance with Section 6-1101. The 
subject property is approximately 34.95 acres in size.  

PARCELS 

TAX MAP NUMBER PIN ACRES OWNERSHIP 

 /90////////21/  288-37-4064    18.31 acres  
 Jessie Longshore Hovatter 

 /90///1/////A/  288-37-9271    16.64 acres 

 

ACCEPTANCE  
DATE  
July 24, 2012 

LOCATION  
On the south side of Braddock Road (Route 705), east of Peach Orchard 
Lane (Route 624), and west of Goshen Road (Route 616), at 40929 
Braddock Road, Aldie, Virginia, in the Blue Ridge Election District 

ZONING  
ORDINANCE 
Revised 1993 

EXISTING ZONING  
TR-1 UBF (Transitional Residential-1-Upper Broad Run/Upper Foley) 
TR-3 UBF (Transitional Residential-3-Upper Broad Run/Upper Foley) 
FOD (Floodplain Overlay District) -  partially 

POLICY AREA 
Transition Policy 
Area (Upper Broad 
Run and Upper 
Foley Subareas) 

PLANNED LAND USE 
Residential development at densities of 1 dwelling unit per acre and 1 
dwelling unit per 3 acres, respectively, and non-residential uses that 
provide a visual and spatial transition between the suburban development 
to the east and the rural development to the west 

mailto:Sara.HowardObrien@lcps.org
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II.  CONTEXT 
 
Location/Site Access – The subject property is in Aldie, approximately one mile north of 
the Prince William County/Loudoun County boundary. The subject property is situated on 
the south side of Braddock Road, east of Twin Pond Lane, and west of Grassland Grove 
Drive.  Currently, the subject property is accessed from an asphalt driveway from 
Braddock Road that leads to an existing single-family residence that is located on the 
easternmost subject parcel.  
 

  
 
Directions - From Leesburg, travel south on King Street/James Monroe Highway (Route 
15). At the traffic circle, continue straight, staying on Route 15 south.  Turn left onto 
Braddock Road (Route 705).  The subject property is located on the right, immediately 
beyond Twin Pond Lane, and includes the parcel addressed 40929 Braddock Road.    

Existing Conditions – The 34.95-acre subject property is comprised of two (2) parcels 
with frontage on Braddock Road. The westernmost parcel is unimproved with the 
exception of a Loudoun Water gravity sanitary sewer line that extends in a north south 
direction across the property. Existing structures on the easternmost parcel include an 
approximately 2,500 square-foot, one-story, single-family dwelling (circa 2000) situated in 
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the northeast section of the parcel, three accessory buildings, including an approximately 
3,000 square-foot barn in the central portion of the parcel, and fencing. The existing 
residence and accessory buildings would be demolished in order to develop the school 
facility. The existing residence is served by an on-site well and septic system. Overhead 
electric utility lines are situated along the Braddock Road street frontage.  

According to County records and the Applicant’s wetlands delineation report, prepared by 
Wetlands Studies and Solutions, Inc (WSSI), and dated July 11, 2012, the subject 
property consists largely of open fields. However, the subject property contains an 
environmentally sensitive area concentrated primarily in the northwestern portion of the 
property. The environmental resources consist of approximately 5.2 acres of minor 
floodplain and jurisdictional wetlands and streams associated with an unnamed tributary 
to the South Fork of Broad Run and associated forest resources and habitat. Additional 
forest resources are found along the perimeter of the property.  

Surrounding Properties – Surrounding approved, yet not developed residential 
communities include The Grove at Willowsford and Westport to the north and The Greens 
at Willowsford to the south. Large lot residential properties abut the subject property to 
the east and west and are located to the north across Braddock Road.  The community of 
Stone Ridge is located to the southwest. The new John Champe High School (HS-7) and 
future elementary school (ES-28) are located approximately two miles to the northeast. 
 
Background - According to the applicant’s Statement of Justification, the approved 
residential units in the Dulles South public school planning area will generate the need for 
4.5 elementary and 1.3 middle school facilities.  These schools are in addition to J. 
Michael Lunsford Middle School (MS-5), which opened in the fall of 2011. The proposed 
middle or elementary school would help meet this projected service demand. There is an 
approved future elementary site (ES-28) at HS-7 and a proposed elementary school (ES-
21) at Grant Perkins property) south of Braddock Road, to the east of MS-5.  
 

III.  PROPOSAL   
 

The Loudoun County School Board (LCSB) seeks approval of a Commission Permit for a 
middle school (MS-7) within the school system’s Dulles South geographic planning 
district.1 Dulles South is located generally north of Prince William County, east of the 
Town of Middleburg, south of Route 50, and West of Fairfax County. Consistent with the 
joint Board of Supervisors and LCSB land acquisition guidelines, the Applicant is 
requesting the Commission Permit during the contract study period.  
 
LCSB intends to use the subject property for a middle school. However, until LCSB 
determines the ultimate school planning for the Dulles South and Dulles North planning 
districts, LCSB would like to maintain flexibility for this property. Therefore, the LCSB is 

                                            
1To assist in planning considerations, the Loudoun County Public School system divides 

the County into six geographic planning districts:  Ashburn, Central Loudoun, Dulles North, Dulles 
South, Eastern Loudoun, and Western Loudoun.   Refer to Attachment 1.   
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also requesting a Commission Permit for the option for an elementary school for the 
subject property.  
 
The development program for a LCSB middle school or an elementary school is of the 
character and extent summarized in Table 1. 
 

 
 
The Commission Permit Plat depicts 
the development program for a 
middle school, because LCSB 
intends to develop MS-7 on the 
subject property, and the character 
and extent of the middle school 
would be the greater of the two 
proposed school facilities.  
 
As shown on Graphic 2, the two-
story school building, whether a 
middle or elementary school, would 
generally be located in the southern 
portion of the subject property. Two 
separate areas for bus parking and 
other vehicle parking would be 
situated in front of the school 
building.  Unlighted athletic fields 
would be located between the bus 
parking area and Braddock Road. 
Two site entrances are proposed on 
Braddock Road. Environmental 
features in the northwest portion of 
the site remain largely intact. 
 

IV. OUTSTANDING ISSUES  

Staff has identified no outstanding issues with this application. Commission Permits have 
no associated conditions or proffers. This application is ready for action.  

Table 1. Proposed School Development Program 

 Middle School Elementary School 

Student capacity 1,350 students 875 students 

Building size 180,000 square feet 105,000 square feet 

Building height  2 stories, not to exceed 40’ 2 stories, not to exceed 40’ 

Athletic fields 

(unlighted) 

3 -  2 soccer, 1 softball 

and basketball courts 

3 – 1 soccer, 1 softball, 1 
other athletic  

Source:  Applicant’s Statement of Justification  
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V. POLICY ANALYSIS  

 

Section 6-1103(A) of the Revised 1993 Zoning Ordinance states that when considering a 
Commission Permit, “The Planning Commission shall review the application to determine 
if the feature for which approval is sought is substantially in accord with the adopted 
Comprehensive Plan.”  Section 6-1101(A) further states, “No street or connection to an 
existing street, park or other public area, public building or public structure, public utility 
facility or public service corporation facility other than a railroad facility, whether publicly 
or privately owned, shall be constructed, established or authorized, unless and until the 
general location or approximate location, character and extent thereof has been 
submitted to and approved by the Planning Commission as being substantially in accord 
with the adopted Comprehensive Plan.” 
 
A. LAND USE 
 
Analysis – Stanff has identified no outstanding land use issues at the Commission Permit 
stage. Staff finds that the location, character, and extent of the proposed middle school or 
elementary school and associated recreational fields are in substantial accord with the 
Revised General Plan’s Transition Policy Area (Upper Broad Run and Upper Foley 
subareas) land use policies. Such land use policies anticipate schools to be located within 
the Transition Policy Area along major roadways that can accommodate higher traffic 
volumes and where they will provide a visual and spatial transition between the rural 
development to the west and the suburban development to the east.  
 
Staff also finds the application to be in substantial accord with the following applicable 
land use policies presented in Table 2. 
 

Table 2. Land Use – Resolved/Non-Issues 

Visual and Spatial Transition - The Commission Permit Plat depicts a layout for a school that 
would allow the property to achieve, at the Special Exception stage, the minimum 50% to 70% 
open space that the Revised General Plan envisions for the Transition Policy Area. The building 
and parking areas are shown outside of the floodplain and 50-foot green infrastructure buffer. 
Together with the potential tree save areas on the Commission Permit Plat, these open space 
areas would help provide the desired visual and spatial transition between the rural and 
suburban policy areas, as envisioned in the Revised General Plan. This will be evaluated 
further during the Special Exception process. (Chapter 8, Transition Policy Area, General Policy 
2.) 

Large-scale Civic or Institutional Uses - The policies state that large-scale civic or institutional 
uses requiring more than 15 buildable acres should be located on the periphery of an individual 
neighborhood or on roads that can accommodate the anticipated traffic volume (Chapter 8, 
Transition Policy Area, Community Design, Policy 23.c.). Consistent with policy, the subject 
property is situated on the periphery of the Westport and Willowsford residential developments 
and along Braddock Road, a collector road that is planned to handle higher traffic volumes. 
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Non-residential Uses - The Revised General Plan identifies schools as appropriate non-
residential uses within the Transition Policy Area, provided they represent an appropriate 
transition from suburban to rural land uses and meet specific criteria that address the nature, 
scale and intensity of the use and design characteristics (Chapter 8, Land Use Pattern, text and 
Transition Policy Area, Community Design, Policies 15). 

Serving Rural and Suburban Populations - The site is well positioned to serve the Transition 
and Rural population of the surrounding area. (The Suburban Policy Area lies north of 
Braddock Road, and the Transition Policy Area is situated south of Braddock Road.) This is 
consistent with the Revised General Plan, which calls for institutional uses within the Transition 
Policy Area to promote a rural character while serving both the rural and suburban populations.   

  
B. COMPATIBILITY  

 
Analysis – Staff has identified no compatibility issues at the Commission Permit stage of 
the review process. In general, non-residential buildings along collector roads, such as 
Braddock Road, within the Transition Policy Area are to develop at a scale that would 
allow them to blend effectively into a rural landscape. Building heights are to relate to the 
surrounding landscape and to the heights of adjacent structures, which in this case will be 
residences, and should not exceed 40 feet (Revised General Plan, Chapter 11, Transition 
Policy Area Design Guideline 3b).  
 
According to the Applicant’s Statement of Justification, either the future middle or 
elementary school would be two stories and would not exceed 40 feet in height. Should 
the Commission Permit be approved, Staff will conduct a detailed review of compatibility 
issues to examine potential impacts that the school could have upon the nearby 
residences, as well as views of the school facility and parking areas from the public rights-
of-way. The Special Exception application would specifically address topics such as 
traffic, construction traffic, building design, noise, lighting, and buffering and screening. 
 
Table 3 provides a general discussion on compatibility topics to help consider the 
character and extent of the proposed middle or elementary school. 
 

Table 3. Compatibility – Resolved/Non-Issues 

Noise - Noise would be that associated with children playing outside, children playing on 
outdoor ball fields, and the dropping off and picking up of students. 

Lighting – According to the Statement of Justification, the outdoor fields would not be lighted. A 
condition of approval of the future Special Exception would require site lighting to be cutoff and 
fully shielded, directed inward and downward toward the interior of the property.   

Mass and Scale/Building Design – The Statement of Justification states that the design of the 
school building would include double hung windows similar to residential construction, accent 
materials to provide interest in color and texture, and horizontal bands to minimize height 
appearance. The Special Exception process evaluates such details with the goal of breaking up 
the building mass and minimizing the appearance of the building height and scale. 
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Buffers - The Statement of Justification indicates that the LCSB plans to incorporate existing 
mature vegetation into the site buffers wherever possible to help screen views associated with 
the school use. Specific buffers and screening would be determined at the Special Exception 
stage.   

C. ENVIRONMENTAL & CULTURAL RESOURCES  

 
Analysis – Staff has identified no outstanding environmental, archaeological, or historical 
resource issues at this Commission Permit application stage. In general, the Revised 
General Plan calls for all development within the Transition Policy Area to fully 
incorporate existing environmental and significant historical or archaeological resources 
into the site design. In general, the Commission Permit depicts a site layout that 
minimizes impacts to the environmental resources that are concentrated in the 
northwestern portion of the subject property. A general discussion of environmental and 
heritage resources topics follows in Table 4. The forthcoming Special Exception would 
more specifically address environmental impacts and mitigation measures.  
 

Table 4. Environmental and Heritage Resources – Resolved/Non-Issues 

Historic/Archaeological Resources – The Applicant is not required to provide a Phase I 
Archaeological Survey until submission of a Special Exception application. In this case, the 
Applicant submitted the study early at the Commission Permit stage. The study recorded no 
archaeological or architectural sites and recommends no further work. Should the Commission 
Permit be approved, Staff’s evaluation of the Applicant’s Phase 1 Archaeological Study and any 
recommended mitigations measures would occur during review of the subsequent Special 
Exception application. 

Wetlands – According to the Statement of Justification, development of the middle school would 
disturb approximately 10,600 square feet of wetlands located in the southeastern portion of the 
property (out of a total of 27,663 square feet of existing wetlands on the property). Staff will 
examine environmental impacts during the Special Exception application process. However, 
wetlands and streams are regulated by Sections 401 and 404 of the Clean Water Act and by 
state wetlands laws can be disturbed only after securing all necessary permits from the United 
States Army Corps of Engineers and the Virginia Department of Environmental Quality, 
depending upon the extent and type of impacts.   

Stormwater Management - The Commission Permit Plat depicts the general location for a 
stormwater management facility between the westernmost driveway and the floodplain.  Staff will 
conduct a thorough review of stormwater management during the Special Exception and Site 
Plan stages of the review process. Given the site’s environmental sensitivity, Staff notes that the 
Applicant should anticipate recommendations regarding Low Impact Development techniques 
and using oil-water separators in the bus parking area.   

Forest Resources – A Tree Inventory will be filed with the Special Exception application.  The 
CMPT Plat indicates that some tree removal will be necessary in order to create a building 
envelope for the school facility and parking areas. The Statement of Justification states that at 
the time of Special Exception, the Applicant will identify Tree Conservation Areas outside of the 
required school facilities, and at the time of Site Plan, the Applicant will use existing trees to 
meet landscape buffer requirements along the site boundaries and adjacent to the flood plain 
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and management buffer.  

Rare, Threatened, or Endangered Species - Though not required to be submitted until the 
Special Exception stage, the Applicant has included a letter from the Virginia Department of 
Conservation and Recreation (DCR). DCR finds that due to the scope of the proposed facility 
and the distance to the natural heritage resources (the habitat of rare, threatened, or endangered 
plant and animal species, unique or exemplary natural communities and significant geologic 
formations), DCR finds that the proposed project will not adversely impact any natural heritage 
resources or any documented state-listed plants or insects. 

D. TRANSPORTATION 
 
Analysis – Staff finds that the proposed location for a middle or elementary school is 
substantially in accord with the Countywide Transportation Plan (CTP), and the proposed 
school does not conflict with any existing or planned CTP roadways. Within the Transition 
Policy Area, schools are to front major arterial or collector roads in order to handle the 
traffic volume associated with schools. Consistent with the CTP, the subject property is 
located on the south side of Braddock Road, which the CTP classifies as a minor 
collector. According to the CTP, the ultimate condition of the segment of Braddock Road 
along the frontage of the subject property, specifically between James Monroe Highway 
(Route 15) and Northstar Boulevard (Route 659 Relocated), will be a two-lane rural 
section within a seventy-foot (70’) right-of-way.   
 
Currently, Braddock Road remains a two-lane unpaved roadway along the frontage of the 
subject property from roughly Lenah Road to Lightridge Farm Road. Portions of Braddock 
Road in the vicinity of the subject property are paved (two-lane rural section) from slightly 
east of the subject property to just east of Lightridge Farm Road. To the west of the 
subject property, another paved section of Braddock Road extends from Route 15 to 
approximately two-thirds of a mile east of Lenah Road.   

 
Table 5. Transportation – Resolved/Non-Issues 

Traffic Study – No traffic study is required to be submitted with a Commission Permit 
application. According to published 2010 VDOT traffic data, Braddock Road carries 
approximately 570 vehicles per day in the vicinity of the site.  Should the Commission Permit be 
approved, a traffic study would be required with the subsequent Special Exception application 
to ensure an adequate Level of Service (LOS) and to evaluate transportation mitigation 
measures, dedication of right-of-way, and other necessary road improvements.   

Access - Consistent with the CTP, the Commission Permit Plat demonstrates that the site 
would be adequately accessed via two new site entrances on Braddock Road—one for buses 
and one for all other vehicles.  

Sidewalks – The Commission Permit Plat depicts sidewalks along internal driveways. There are 
currently no bicycle/pedestrian facilities along Braddock Road in the vicinity of the subject 
property. During the subsequent Special Exception application, staff will provide a thorough 
analysis and recommendations regarding sidewalks along Braddock Road.  
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E. UTILITIES 

Analysis – Public water and sanitary sewer are available for extension of existing 
Loudoun Water facilities. A Loudoun Water gravity sewer line currently extends in a north 
south direction across the western subject parcel. A 24-inch diameter water distribution 
pipe is located along the north side of Braddock Road, and a 16-inch water distribution 
pipe is situated on the south side of Braddock Road to the east along Grassland Grove 
Drive. The Applicant is aware that the existing on-site wells and septic systems will need 
to be properly abandoned during the site plan process for the school.  

VI. ZONING ANALYSIS 
 
Analysis – Staff has identified no 
outstanding zoning issues with this 
Commission Permit application.  
Staff advises the Applicant of the 
zoning topics in Table 6 below. 
 
The subject properties are split-
zoned and subject to Section 5-701 
of the Revised 1993 Zoning 
Ordinance. The majority of the 
property (24.91 acres) is zoned TR-
3 UBF (Transition Residential - 3, 
Upper Broad Run/Upper Foley). The 
remaining 10.04 acres that front 
Braddock Road are zoned TR-1 
UBF (Transition Residential - 1, 
Upper Broad Run/Upper Foley). 
Approximately 5.35 acres of the 
northern portion of the subject 
property are also located within the 
Floodplain Overlay District (FOD) 
and subject to Section 4-1500 of the 
Revised 1993 Zoning Ordinance.  
 
 

Table 6. Zoning – Resolved/Non-Issues 

Future Special Exception – The Revised 1993 Zoning Ordinance requires a Special Exception 
for any “school, for more than 15 pupils” in the TR-1 and TR-3 zoning districts. Therefore, if the 
Planning Commission approves the Commission Permit, the next step in the review process 
would be for LSPS to submit a Special Exception application to the County for review.  

Future Lot Consolidation – The Revised 1993 Zoning Ordinance states that the development of a 
lot existing on January 7, 2003 is exempted from the TR district lot standards and requirements 
of Section 5-701. Staff advises that the two existing lots are currently exempt from the Section 5-

Graphic 3. Zoning Map. 
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701 requirements because the lots existed before 2003. However, since the lots will be 
consolidated in order to construct the school, the newly created lot will be subject to the 
requirements of Section 5-701.  

 
 

VII. FINDINGS FOR APPROVAL 
 

1. The general location, character, and extent of the proposed middle school or 
elementary school and associated athletic fields are in substantial accord with the 
Comprehensive Plan. 
 

2. The general location, character, and extent of the proposed middle school or 
elementary school are in substantial accord with the land use policies of the Revised 
General Plan (RGP) (Transition Policy Area (Upper Broad Run and Upper Foley 
Subareas)), which identify public schools as an appropriate non-residential use within 
the Transition Policy Area, provided they represent a visual and spatial transition from 
suburban to rural land uses and meet specific criteria that address the nature, scale 
and intensity of the use and design characteristics. 

3. The application is in substantial accord with the Countywide Transportation Plan, 

which anticipates schools to be located within the Transition Policy Area along major 

roadways, such as Braddock Road, planned collector road, that can accommodate 

higher traffic volumes.  The middle or elementary school does not conflict with any 

existing or planned CTP roadways. 

 

4. The application is in general compliance with the Revised 1993 Zoning Ordinance. 

 

VIII. ATTACHMENTS  
Attachment Page 

1 Public School Geographic Planning Districts A-1 

2 Referral Comments  

2a Planning, Comprehensive Planning A-2 

2b Building and Development, Zoning Administration A-5 

2c Office of Transportation Services A-6 

3 Applicant’s Statement of Justification A-9 

4 Applicant’s Response to Referral Comments A-16 

5 Plat (08-31-12) Follows A-18 

*This Staff Report with attachments (file name PCPH STAFF REPORT 09-26-12.PDF) can be 
viewed online on the Loudoun Online Land Applications System (LOLA) at www.loudoun.gov. 
Paper copies are also available in the Department of Planning.   

http://www.loudoun.gov/
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County of Loudoun 
 

Department of Planning 

 

MEMORANDUM 

 
 

DATE: August 23, 2012 

 

TO:  Judi Birkitt, Project Manager 
  Land Use Review 
   

FROM: Kelly Williams, Planner III 
  Community Planning 
 

SUBJECT: CMPT 2012-0003, Loudoun County Public Schools – MS7 

 Dulles South Middle School and/or Public Use Site 
   
 

EXECUTIVE SUMMARY 
The Loudoun County School Board proposes a Commission Permit to allow a 
middle school and/or alternate public uses in the TR-1 (Transition Residential) and 
TR-3 (Transition Residential) Zoning Districts.  The site is 34.95 acres and is located 
on the south side of Braddock Road, east of Twin Pond Lane.  
 
The proposed middle school and/or alternate public uses are envisioned within the 
Transition Policy Area along collector roads provided that they are developed at a 
scale that allows them to blend effectively (visually and spatially) into a rural 
landscape.  Staff recommends approval of the Commission Permit for the location of 
the school site, and notes that a Special Exception will be required prior to their 
construction. 
   

BACKGROUND 
The proposed school and/or alternate public use site is located on Braddock Road 
between relocated Route 659 and Lenah Road.  The site is mostly surrounded by 
10+ acre farmland to the south, east and across Braddock Road to the north. 
Surrounding residential developments, which have been approved but are un-built, 
include The Grove at Willowsford, Westport and The Greens at Willowsford.  The 
Stone Ridge community is located northeast of the proposed site. 
 
 
 
 
 

ATTACHMENT 2a A-2
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The applicant proposes a two-story 
middle school of up to 180,000 
square feet, along with associated 
recreational facilities.  The middle 
school is identified in the FY-2013-
2018 School Board Adopted Capital 
Improvements Program (CIP) and is 
planned to open the Fall of 2019.  
The approved residential units in 
the Dulles South area will generate 
the need for 4.5 elementary schools 
to serve Dulles South and vicinity to 
the south of Route 50.   While the 
site is intended for a middle school, 
the School Board requests that this 
site be considered as an option for 
the future location of one of the 
needed elementary schools or other 
needed public uses. 
          
The property contains various 
Green Infrastructure resources; 
including floodplain, wetlands, forest 
resources, and habitat areas. 

 
Vicinity Map 

 

COMPLIANCE WITH THE COMPREHENSIVE PLAN 

The site is governed under the policies of the Revised General Plan, the Countywide 
Transportation Plan (CTP), and the Bicycle and Pedestrian Mobility Master Plan 
(BPMMP).  The site is located in the Upper Broad Run and Upper Foley subareas of 
the Transition Policy Area (Revised General Plan, Chapter 8, Transition Policy Area 
Subarea Map).  The County’s vision for the Transition Policy Area is for land uses that 
provide a visual and spatial transition between the suburban development to the east 
and the rural development to the west. 
 

ANALYSIS 

LAND USE 
The Transition Area is intended to develop with a unique and innovative blend of rural 
and suburban development features that fully integrate the elements of the Green 
Infrastructure and establish natural open spaces as a predominant visual element and 
enhancement to the area’s river and stream corridors (Revised General Plan, Chapter 
8, Land Use Pattern, text).  The non-residential component of the Transition Policy Area 
will be comprised of uses that represent an appropriate transition from suburban to rural 
land uses, such as public schools and other compatible land uses.  These uses will 
serve to promote a rural character while serving both rural and suburban populations 

A-3
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(Revised General Plan, Chapter 8, Land Use Pattern, text). The Plan supports the 
acquisition of public school sites in advance of the School Board’s recognized short and 
long-term future needs, in areas where sites are not obtained through the development 
process (Revised General Plan, Chapter 3, Schools, Policy 2).  They should be located 
at the focus of the attendance area, where safe and convenient access is provided to 
the students (Revised General Plan, Chapter 3, Schools, Policy 4).   
 

Large-scale civic or institutional uses requiring more than 15 buildable acres, either 
individually or in a multipurpose facility, should be located on the periphery of an 
individual neighborhood or in core areas on roads that can accommodate the 
anticipated traffic volume  and are to be developed at a scale that allows them to blend 
effectively (visually and spatially) into a rural landscape (Revised General Plan, Chapter 
8, Community Design Policy 23.c and Chapter 11, Transition Policy Area Design 
Guidelines Policy 3.a).   

 
The proposed school site will provide significant opens space that will enhance the 
visual prominence of the school buildings along Braddock Road and help provide a 
transition from the Suburban Policy Area to the Rural Policy Area.  (Revised General 
Plan, Chapter 11, Transition Policy Area Design Guidelines Policy 15).  Further, the 
school would be located along the periphery of the Westport, and the Willowsford 
residential developments.  Access would be provided to Braddock Road which is a 
collector road and is envisioned to handle higher traffic volumes (CTP, Appendix A1, 
Design Guidelines for Major Roadways). 
 
Staff finds that the general location, character, and extent of the proposed uses 
are in substantial accord with the Comprehensive Plan which anticipates the 
development of schools in the Transition Area in locations along major roadways 
which can accommodate higher traffic volumes and where they will provide a 
transition between suburban and rural areas.   Therefore, staff supports the 
approval of a Commission Permit for the proposed uses. 
 
 
 
 
 
 
 
 
cc: Julie Pastor, AICP, Director, Planning 

Cynthia L. Keegan, AICP, Program Manager, Community Planning (via email) 
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LOUDOUN COUNTY SCHOOL BOARD 

 

STATEMENT OF JUSTIFICATION 
Dulles South Middle School (MS-7)  

 Hovatter Property 

Commission Permit (CMPT 2012-0003)  

July19, 2012 

Revised August 29, 2012 

 

 

Proposal 

 

The Loudoun County School Board (LCSB) seeks approval of a Commission Permit to allow a 

future middle school (MS-7) or alternatively an elementary school on approximately 34.95 acres 

of land located south of Braddock Road, east of Twin Pond Lane in Dulles South.  The Adopted 

LCSB Capital Improvement Program (2013-2018) plans the opening of MS-7 in 2019.  The site 

is southwest of the community of Stone Ridge and John Champe High School (HS-7) and a 

future elementary school site (ES-28).  The property is more particularly described as MCPI 288-

37-9271 (16.64 ac.) and 288-37-4064 (18.31 ac.) and is situated in the Blue Ridge Election 

District.  The property is split zoned TR-1UBF (Transition Residtional-1, Upper Broad 

Run/Upper Foley, 10.04 acres) and TR-3UBF (Transition Residential- 3, Upper Broad 

Run/Upper Foley, 24.91 acres).  The property contains approximately 5.12 acres of minor 

floodplain, Floodplain Overlay District (FOD).   

 

The Loudoun County Public Schools program for a  middle school includes a building of up to 

180,000 square feet with a student capacity of 1,350 and three physical education playing fields 

(two soccer and one softball), plus basketball courts.    While it is intended to utilize this site for a 

middle school, the option for an elementary school is requested.  Until the ultimate school planning 

for Dulles South and Dulles North is determined by the LCSB, it is desirable to maintain 

flexibility for this property.  A Special Exception will be filed at a later date.    The Loudoun 

County Public Schools program for an elementary school includes a building of up to 105,000 

square feet with a student capacity of 875 and two physical education playing fields (soccer and 

softball).  In accord with Joint LCSB and Board of Supervisors adopted land acquisition 

guidelines this Commission Permit is requested during the contract study period. 

 

The approved residential units in the Dulles South area will generate the need for 4.5 elementary, 

1.3 middle, and 1.2 high school facilities.  These schools are in addition to J. Michael Lunsford 

Middle School (MS-5), which opened in the Fall of 2011 and John Champe High School (HS-7), 

which opened this Fall (2012).  There is an approved future elementary site (ES-28) at HS-7 and 

a proposed elementary school (ES-21) @ Grant Perkins property south of Braddock Road,  just 

to the east of MS-5. CMPT 2011-0005 was approved on October 11, 2011 and a Special 

Exception (SPEX 2012-0032 is pending for ES-21.  This site will provide an additional site 

location to meet the projected service demand.  The planned opening for MS-7 is the Fall of 

2019. 

ATTACHMENT 3 A-9



Loudoun County School Board 

CMPT 2012-0003, Dulles South School/Public Use Site  

July 19, 2012 

Updated August 29, 2012 
 
 

Page 2 of 7 
 

COMMISSION PERMIT FACTORS FOR CONSIDERATION: 
 

The checklist for a Commission Permit requires a Statement of Justification that 

details the proposed use.  Central to the review of a Commission Permit is the need to 

establish that the use is consistent with the applicable comprehensive plan policies.   

 

The proposed public school site is governed under the policies of the Revised General Plan (The 

Plan), the Countywide Transportation Plan (CTP), and the Bicycle and Pedestrian Mobility 

Master Plan (BPMMP). The subject property is designated as Transition Policy Area under The 

Plan and is located in the Upper Broad Run/Upper Foley Subarea.  The Transition Policy Area is 

intended to provide a visual and spatial transition between the suburban development in the 

eastern part of the County and rural development in the west.  All development within the 

Transition Policy area is to achieve a balance between the built and natural environments and to 

provide significant open space respecting the Green Infrastructure polices.  The narrative for the 

non-residential component of the Transition Area recognizes the need to provide public schools 

that will serve both the rural and suburban populations.   The Transition policies envision that the 

Transition Area will develop in varying densities and development patterns including large-lot 

low density residential development, higher density mixed-use villages and residential clusters. 

The Upper Broad Run/Upper Foley Subarea policies state that development in a clustered pattern 

at existing zoning of one dwelling unit per three acres or one unit per acre would be appropriate 

and reasonable. Ideally, new non-residential uses are to be organized within the community cores 

of villages and, in general, should be compatible with the overall land use pattern. Plan policies 

provide that non-residential uses within the Transition Policy Area are to front on major arterial 

or collector roads and are to be developed at a scale that allows them to blend effectively into the 

rural landscape.  The scale and volume of primary structures and accessory elements should not 

dominate over the natural landscape and should be screened through the use of natural 

landscaping and earthen berms.  Building heights are to relate to the surrounding landscape.  

Specific school policies provide that public school sites should be located at the focus of the 

attendance area and provide safe and convenient access for students.   

 

The proposed public school site is situated south of Braddock Road, a planned minor collector in 

the vicinity of the property, and southwest of the community of Stone Ridge. The new John 

Champe High School (HS-7) and future elementary school site (ES-28) is located approximately 

two miles to the northeast on Northstar Boulevard (Route 659 Relocated/Gum Springs Road).  

Surrounding developments, approved but undeveloped, include The Grove at Willowsford and 

Westport to the north and The Greens at Willowsford to the south. Large lot residential 

properties are adjacent to the east and west and to the north across Braddock Road.  This site will 

be central to these future approved residential communities and will provide significant open 

space as well as needed educational facilities.    

 

Buffers will be provided on site consistent with the Plan policies for green infrastructure 

elements and the County’s landscape ordinance.  To the extent possible, existing mature 

vegetation will be incorporated into the site buffers, to be determined at the Special Exception 

stage.  The future middle school will utilize a two story design, not to exceed 40 feet in height.  
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Through the use of buffers, existing vegetation, and open space, the school will “transition” into 

the planned lower density of the surrounding properties.  Further, school building design will 

incorporate features to provide an aesthetic appearance including double hung windows similar 

to residential construction, accent materials to provide interest in color and texture, and 

horizontal bands to minimize height appearance. The site is well positioned to serve the 

Transition and Rural population of the surrounding area.  Safe and convenient vehicular access 

will be provided via Braddock Road.   

 

Overall, school sites provide a balance between the built and natural environment and afford 

significant open space.  The Plan provides guidelines for development in accord with 

Conservation Design.  Chapter 5 of The Plan identifies four components of the Green 

Infrastructure to be considered as a part of Conservation Design: 

 

Group One/Natural Resource Assets.  The proposed site contains various natural features 

including wooded areas, minor floodplain and wetlands.  A Tree Survey is being conducted and 

will be submitted with the Special Exception application.  The majority of the site is in open 

fields, however, the development of the property will necessitate removal of wooded areas.  To 

the extent practical, existing trees will be utilized to meet landscape buffer requirements along 

the site boundaries and adjacent to green infrastructure elements. Wooded areas outside of the 

required school facilities will also be identified for potential conservation at the time of Special 

Exception.   

 

The Property contains approximately 5.2 acres of Minor Floodplain. Wetlands Studies and 

Solutions, Inc (WSSI) has prepared a wetlands delineation for the property dated July 11, 2012, 

which indicates that there are jurisdictional wetlands and other waters of the U.S. present on the 

property.   The area of the wetlands is 27,663 square feet.  The Jurisdictional Determination (JD) 

(#2012-1445) confirming the wetland delineation was issued by the U.S. Army Corps of 

Engineers on August 22, 2012.  Approximately, 10,600 square feet of wetlands will be disturbed 

as a part of the development.  The wetland areas to be disturbed are located in small pockets on 

the southeastern portion of the site, outside of the minor floodplain.  All required permits will be 

secured.  Based on the County’s mapping system, there are no steep slopes on the property.     

 

The Virginia Department of Conservation and Recreation (DCR) has conducted a search of its 

Biotics Data System for occurrences of natural heritage resources in the area.  Natural heritage 

resources are defined as the habitat of rare, threatened, or endangered plant and animal species, 

unique or exemplary natural communities and significant geologic formations.  Biotics 

documents the presence of natural heritage resources in the project area.  However, due to the 

scope of the activity and the distance to the resources, DCR does not anticipate that the proposed 

project will adversely impact the natural heritage resources.  Further, the proposed activity is not 

expected to affect any documented state-listed plants or insects.  A copy of the July 3, 2012, 

letter from DCR is submitted with this application.   

  

The property is not adjacent to any scenic rivers and does not possess limestone conglomerate 

area.  No adverse impact to groundwater is anticipated.  The project will utilize public sewer and 
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water.  Development will be accomplished in accord with the County regulations and 

development standards.  Overall, the physical characteristics of the site are well suited for the 

proposed school use.   

 

Group Two/Heritage Resource Assets.  A Phase I Archaeological Survey was conducted by 

Thunderbird Archeology in June of 2012.  Five scattered prehistoric artifacts were found.  The 

June 2012 report states that none of the isolated funds met the definition of an archeological site 

according to the DHR guidelines.  No sites were recorded and no further work is recommended.  

A copy of the June 2012 Phase I Archeological Survey is submitted with this application.   

 

Group Three/Open Space Assets.  The development of this property for public uses will include 

significant open space assets.  The Plan recognizes public school sites as an element of the 

County’s Green Infrastructure system.  Facilities provided at the school site will afford active 

recreational opportunities for the community.   

  

Group Four/Complementary Elements.  Development will comply with the County’s standards 

for air quality, light and noise.  No adverse impacts are anticipated.  Site lighting will be cutoff 

and fully shielded, directed inward and downward toward the interior of the property.  Middle 

and elementary school fields are typically not lighted.  Noise will be that typically associated 

with children playing outside and the dropping off and picking up of students. 

 

Transportation 

 

The proposed school site possesses frontage on a minor collector road, Route 620, Braddock 

Road.   In the Countywide Transportation Plan (CTP), Braddock Road is planned as a 4 lane 

divided, major collector road with turn lanes at intersections for the section between the Fairfax 

County Line west to Route 659 Relocated/Gum Springs Road (Northstar Boulevard).  From 

Northstar Boulevard to Route 15, Braddock Road is planned as a two lane Minor Collector Road 

within 70 foot of right-of-way.  Currently, Braddock Road is unpaved in the vicinity of the 

proposed site.  Construction of Braddock Road is underway for the section between Gum Spring 

Road/Rt. 659 Relocated (Northstar Boulevard) and Lightridge Farm Road.  Between Lightridge 

Farm Road and Lenah Road there is an approximate 7000 foot unpaved section of Braddock 

Road.  The school site is situated approximately 2000 feet west of Lightridge Farm Road.  It is 

possible that this section will be improved by others prior to the school opening (2019). A 

detailed traffic analysis will be prepared and provided with the Special Exception. Appropriate 

improvements will be evaluated at that time. Access to the school site is proposed onto Braddock 

Road via two separate entrance/exits, one for buses and one for other vehicles.  Right -of-

way/public easements for future road improvements will be provided as a part of future 

development.    Overall, a safe and efficient access will be available consistent with Plan 

policies. 

 

Sustainable Design  

 

Loudoun County School Board, as a goal for design, construction, renovation and operation of 
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all Loudoun County public facilities will strive to meet or exceed the criteria of nationally 

recognized programs for measuring energy efficiency such as:  

  

 The ENERGY STAR rating system developed by the United States Environmental 

Protection Agency and the United States Department of Energy (USEPA & USDOE) 

which are Federal Agencies,  

 The Collaborative for High Performance Schools (CHPS) scorecard system developed by 

the CHPS technical committee which is made up of state agency officials, designers, 

school district officials, contractors, product manufacturers and energy and water utility 

officials. 

 Leadership in Energy and Environmental Design (LEED) rating system developed by 

The United States Green Building Council (USGBC) a not-for-profit public interest 

organization,  

 The Green Globes rating system developed by the Green Building Initiative a not-for-

profit public interest organization 

 Other relevant programs designed to rate energy efficiency 

 

LCPS currently incorporates a number of sustainable materials and practices into the prototype 

school facilities as an effort to be good stewards of the environment.  Some notable examples 

include: 

 

 Sustainable design and operations standards in accordance with the EPA, ENERGY 

STAR Program 

 Energy management control systems (EMCS) for lighting and temperature control 

 Variable air volume (VAV) HVAC systems 

 HVAC systems commissioning services during design and construction   

 Electrical and control commissioning systems services during design and construction 

 CO2 sensors in high occupancy areas   

 Multiple levels of classroom lighting allowing adjustment based on levels of natural light  

 Full cut-off security and parking lot lighting.   

 Energy use per square foot in prototypical facilities reduced with energy efficient lighting 

fixtures  

 Use of  low volatile organic compound (VOC) materials such as interior paints  

 Incorporation of water saving control valves in plumbing fixtures   

 Use of urinals and toilets that utilize less water than that required by Table 604.4 of the 

International Plumbing Code (i.e. 1.6 gallons per flush) 

 Low impact design storm water management features 

 Specification of local products to minimize travel of deliveries 

 

LCPS analysis of the middle school design finds that it complies with the Supervisors goal to 

strive to design and construct buildings equivalent to or greater than the Silver level of LEED. In 

addition, the design meets or exceeds the requirements for the VA-Collaborative for High 

Performance Schools (CHPS) “Verified Level”.  However, all of the identified high performance 
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building rating systems share one thing in common.  The building which will be compared to a 

rating system will have to be operated once the construction is complete.  LCPS designs and 

constructs buildings equal to or greater than a certified level for various rating systems; it is also 

essential to operate the building in a manner which is consistent with the design parameters and 

maintained so that equipment functions according to the design intent.  The LCPS administers a 

well developed program including the following pertinent action plan components: 

 

 Develop energy savings habits within all levels of facility users. 

 Implement energy saving programs and practices. 

 Evaluate and utilize the most effective energy providers and rates. 

 Review and authenticate energy usage and billing. 

 Research and recommend energy efficient methods and materials.  

 Generate an attitude and culture of energy savings among all facilities users.  

 Provide data and counsel regarding energy usage and cost. 

 Observe and report areas for energy use reduction. 

 Coordinate energy savings efforts with all departments within LCPS. 

 Incorporate energy accounting software to maintain clear and accurate records. 

 

LCPS Accomplishments include: 

 

  Achieved First Place in the Virginia School Board Association’s 2011 GREEN 

SCHOOLS CHALLENGE 

 LCPS earned the USEPA’s “Sustained Excellence Award” for 2012 and achieved 

USEPA ENERGY STAR Partner of the Year in 2010 & 2011 

 42 LCPS facilities have earned an ENERGY STAR and many of them have earned 

multiple ENERGY STARS 

 Saving over $4.5 million since the 1992-1993 school year 

 Eliminating over 800,000 metric tons (1.7 billion pounds) of CO2 emissions – equivalent 

to: 

o Over 148,000 passenger cars not driven for one year, or 

o Over 21,000,000 tree seedlings grown for ten years 

  

Summary 

 

The proposed public school site is consistent with the policies of the County’s Adopted 

Comprehensive Plan.  Specifically: 

 The School Board has determined the need for an additional middle school, high school 

and 4.5 elementary schools in the Dulles South area. This site would meet the needs for 

one of these schools and provide seats to serve the growing population in the Dulles 

South Area. 

 The proposed site is located at the focus of the existing and potential future attendance 

area, within the Transition Area.  The Transition Area is planned for growth. The 
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Transition Area policies recognize the need to provide public uses in the area that will 

serve not only the Transition Area but also the rural and suburban student populations.   

 Safe and convenient access will be provided to the site.  The site has convenient access to 

a minor collector road.  A traffic study will be provided in conjunction with the Special 

Exception application and appropriate improvements will be evaluated at that time.    

 The County’s Parks and Recreation Department will review the proposed site through the 

Special Exception referral process.  LCPS and Parks and Recreation have a long standing 

coordination policy for shared use of fields.   

 The proposed development will take into account planning goals related to elements of 

Green Infrastructure including protection of environmentally sensitive areas, 

incorporation of tree save areas and indigenous vegetation into proposed buffers, use of 

low impact design techniques and best management practices, and the use of sustainable 

design measures.  Wetlands delineation, Phase I Environmental and Phase I 

Archeological studies have been completed and filed with this Commission Permit.  A 

Tree Inventory will be filed in conjunction with the Special Exception.  The majority of 

the site is in open fields. 

 The proposed site will be served by public sewer and water and will have all utilities 

needed to support the proposed use.   

 The proposed use is compatible with the surrounding land uses.  Buffers will be provided 

along the property boundaries.  Existing trees will be utilized as a part of the buffers to 

the extent practical.  School building design will incorporate features to provide an 

aesthetic appearance including double hung windows similar to residential construction, 

accent materials to provide interest in color and texture, and horizontal bands to minimize 

height appearance.  The building height will be less than 40 feet consistent with 

Transition Area policies. Proposed building, parking and security lighting will be cutoff 

and shielded, directed downward and toward the interior of the property.   

 The proposed use will comply with the zoning standards of the TR-1 and TR-3 Districts.   

 Overall, the proposed location, character, and extent of the proposed uses are in 

substantial accord with the County’s Adopted Comprehensive Plan.   

 

In summary, the proposed public school site is consistent with the Plan policies and will meet a 

critical service need.  Your favorable consideration is respectfully requested. 
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Zoning Administration 
Comments dated August 3, 2012 

 

 

Comment 1:  Section 6-1103 (A) states that the feature for which approval is being sought 

must substantially conform to the Comprehensive Plan.  Staff defers to the Planning 

Department for comment. 

 

Response:  Acknowledged.   

 

Comment 2:  As acknowledged by the applicant, currently the Ordinance requires special 

exception approval for any “school, for more than 15 pupil” or for a “structure or uses for 

local government purpose not otherwise listed in the district” in the TR-3 or TR-1 zoning 

district.  

 

Response:  Acknowledged. 

 

Comment 3:  The Ordinance states that the “development of a lot existing on January 7, 2003 is 

exempted from the standards and requirements of Section 5-701 (TR Districts Lot Standards)”.  

The two lots are presently exempt from the Section 5-701 requirements because they existed 

prior to 2003; however, because the lots will likely be consolidated in order to accommodate a 

school or other public facility, the newly created lot will be subject to Section 5-701, as shown 

on the Zoning Tabulation found on sheet 1 of the plat. 

 

Response:  Acknowledged. 

 

Comment 4: Please note that Zoning has not reviewed the proposed application in terms 

of site design, layout, district regulations, etc.  Zoning review will be done at the time a 

special exception application is filed and/or at the time of site plan. 

 

Response:  Acknowledged. 

 

 

Comprehensive Planning 
Comments dated August 23, 2012 

 

 
Comment 1: Staff finds that the general location, character, and extent of the proposed 

uses are in substantial accord with the Comprehensive Plan which anticipates the 

ATTACHMENT 4 A-16



Loudoun County Public Schools  

CMPT 2012-0003, Hovatter Property 

Response to Referral Comments 

August 31, 2012 

 

 

 2 

development of schools in the Transition Area in locations along major roadways which 

can accommodate higher traffic volumes and where they will provide a transition between 

suburban and rural areas.   Therefore, staff supports the approval of a Commission Permit 

for the proposed uses. 
 

Response:  No response necessary. 
 

 

Office of Transportation Services 
Comments dated August 23, 2012 

 

Comment 1: The proposed middle school/public use site does not conflict with any existing 

or planned CTP roadways. 
 

Response:  No response necessary. 
 

Comment 2:  No traffic study is required for a Commission Permit application.  However, 

a detailed traffic study will need to be prepared by the Applicant and submitted to the 

County for review as part of a forthcoming Special Exception (SPEX) application for this 

site.  Specific impacts to the surrounding road network from the proposed use and 

necessary road improvements will be identified and evaluated at that time. 

 

Response:  Acknowledged. 

 

Comment 3:  OTS has no objection to the approval of this application. 

 

Response:  No response necessary. 
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