
 

MEMORANDUM 
DATE: May 24, 2022 

TO: Building and Development   Natural Resources Division  
  Building and Development   Ronald Dunbar   

Economic Development    Katy Lowitz/Alex Gonski/Bobby Klancher 
Finance & Budget     Truman Horwitz/Kathryn Miller/ 

Megan Bourke 
Fire, Rescue & Emergency Services  Maria Taylor/Christopher Richardson/ 

Chris Barry/Kevin Federline 
  Health Services, Environmental   Mark Sharrer   

Housing & Community Development  Rebekah King/Brian Reagan 
Library Administration    Chang Liu 
Loudoun Water      Julie Atwell/Aubrie Richardson 

  MHSADS      Lisa Snider   
Northern Virginia Regional Park Authority Michael DePue 
Parks, Recreation & Community Services Mark Novak    
Planning & Zoning, Comprehensive  Randall Farren   
Planning & Zoning, Preservation   Steve Thompson    

  Planning & Zoning, Proffer Review  Proffer Referral 
Planning & Zoning, Zoning Admin  Zoning Referral Email   
Public School Admin/School Board  Ajay Rawat 
Transportation & Capital Infrastructure  Lou Mosurak 
Virginia Department of Transportation  Yao Lu 
Broad Run District Board of Supervisor  Sylvia R. Glass 
Broad Run District Planning Commissioner Michelle Frank    

    
FROM: Zach Pyle, Project Manager 
      

 RE: ZMAP-2022-0003, SPEX-2022-0015, ZMOD-2022-0015, TILLETT’S VIEW 
 

Comment Due Date: July 8, 2022. 
 
Please provide referral comments (both MS Word and PDF) to Zach.Pyle@loudoun.gov and copy 
Avril.Andrews@loudoun.gov.  For more information, please call 703-737-8862. 
 
Please find the enclosed information for your review: 
1. Information Sheet 
2. Statement of Justification dated April 21, 2022 
3. Concept Development Plan dated April 21, 2022 
4. Traffic Checklist Acceptance dated March 25, 2022 
5. Traffic Impact Study dated March 14, 2022 
6. Technical Appendix dated September 8, 2021 
7. Threatened and Endangered Species Review dated January 19, 2022 
8. Phase I Archaeological Survey dated March 2022 
 
NOTE: Please see WebLMIS to view application materials. Agencies outside the County can view documents at 

 www.loudoun.gov/lola 
 
 

mailto:Avril.Andrews@loudoun.gov
mailto:Avril.Andrews@loudoun.gov
http://www.loudoun.gov/lola
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ZMAP-2022-0003, SPEX-2022-0015, ZMOD-2022-0015,  
TILLETT’S VIEW 

 
 

APPLICANT:    Pulte Home Company LLC 
David C. DeMarco 
Vice President of Land Acquisitions & Development - MidAtlantic 

 9302 Lee Highway, Suite 1000 
Fairfax, VA 22031 
    

PROPERTY OWNER: William P. Tillett 
William P. Tillett 
Trustee of the Bill Tillett Revocable Declaration of Trust 
42656 Waxpool Road 
Ashburn, VA 20148-4518 
 
Tillet Charitable Foundation  
William P. Tillett 
Chairperson/President 
42656 Waxpool Road 
Ashburn, VA 20148-4518 
   

REPRESENTATIVE:  Cooley LLP  
Colleen Gillis, Esq.    
11951 Freedom Drive, Suite 1400      
Reston, VA 20190    
703-456-8114     
cgillis@cooley.com 

 
PIN:    156-26-4485 

156-36-8717 
156-36-3643 
156-47-3301 

 
ZONING DISTRICT: Residential 1 (R-1) 
 
PROPOSALS: A Zoning Map Amendment (ZMAP-2022-0003) a rezoning of 

31 acres to R-8 and the remaining 18.9 acres to R-16. Applicant 
proposes (54) single-family, (111) single-family detached, (133) 
single-family attached and (108) multi-family units. 

 
A Special Exception (SPEX-2022-0015) to permit modifications 
of Section 7-903(C) yard requirements. Applicant proposes to 
allow a reduction to the multi-family minimum front yard setback 
and corner lot side yard setback from 25-feet to 15-feet. 
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A Zoning Modification (ZMOD-2022-0015) to permit 
modifications of Section 5-1403(B) which requires a 100-foot 
setback from “Other Arterial Roads”. Applicant proposes to modify 
the requirement from 100-feet to 75-feet adjacent to Belmont 
Ridge Road. 

 
PROPERTY LOCATION: East side of Belmont Ridge Road, west of Ashburn Tillett Drive, 

north of Waxpool Road, and on both sides of Black Angus Drive. 
 
SURROUNDING ZONING/LAND USE: 
 
NORTH      Residential/School  Residential 1 (R-1) 
SOUTH     Residential    Residential 1 (R-1) 
EAST      Residential   Planned Development Housing – 4 (PD-H4) 
WEST     Vacant Land   Planned Development Housing – 4 (PD-H4) 
 
ELECTION DISTRICT: Broad Run 
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Tillett’s View 

Statement of Justification 

ZMAP-2022-0003 
SPEX 2022-0015 

ZMOD 2022-0015 
 

April 21, 2022 
 

I. Introduction 

Pulte Home Company, LLC (the “Applicant”) seeks to rezone approximately 49.6 acres of under‐
developed land from R‐1 Single Family Residential to the R‐8 Single Family Residential ADU 
(“R‐8”) and R‐16 Townhouse/Multifamily ADU (“R‐16”) districts. The property is specifically 
identified as Loudoun County Parcel Identification Numbers 156‐26‐4485, 156‐36‐8717, 156‐36‐
3643, and 156‐47‐3301 (collectively, the “Property”).  
 
Located in the Broad Run Election District, the Property is located to the east of the Beaverdam 
Creek, west of the Reserve at Waxpool, north of Waxpool Road, and south of Waxpool Elementary 
School. This portion of Loudoun County is largely built out with communities of single family 
detached homes, such as Broadlands, the Village at Waxpool, and the Reserve at Waxpool. Thus, 
the Property is governed today by the R‐1 Single Family Residential (“R-1”) zoning district 
regulations under the Revised 1993 Loudoun County Zoning Ordinance (the “Zoning Ordinance”). 
1 
 
However, with the adoption of the Loudoun County 2019 General Plan (the “General Plan”) the 
Property was specifically recommended for future development as a more walkable neighborhood 
with a mix of housing types under the Suburban Compact Neighborhood place type. Accordingly, 
with this rezoning, the Applicant is proposing development of the Property with a variety of unit 
types in a strategic layout that prioritizes appropriate transitions and integrated, high-quality open 
spaces. Given the Property’s location immediately adjacent to Waxpool Elementary and Edgar 
Tillett Memorial Park, the proposal presents an important opportunity to create a pedestrian-
oriented and housing-diverse community that is carefully designed to integrate seamlessly with 
those existing public spaces, as well as the adjacent established neighborhoods.  
 

II. Rezoning Request  

The Applicant’s proposal would specifically rezone approximately 31 acres of the Property 
northeast of Black Angus Drive to R‐8 and the remaining 18.6 acres of the Property southwest of 
Blank Angus Drive along Belmont Ridge Road to R‐16. The proposed R‐8 and R‐16 zoning 
districts allow up to 8 and 16 dwelling units per acre, respectively, to permit the development of a 
neighborhood that is consistent with the General Plan recommendations for the Property.  

 
1 Note that a portion of PIN Number 156‐36‐3643 is zoned to the Rural Commercial district. 
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Housing Diversity 

Specifically, the Applicant proposes fifty-four (54) single-family attached units and one hundred 
and eleven (111) single-family detached units within the R-8 District and one hundred and thirty-
three (133) single-family attached units and one hundred and eight (108) multi-family units within 
the R-16 District (the “Proposed Development” or “Tillett’s View”). Importantly, this 
development explicitly addresses Loudoun’s need for a more diverse range of housing types in 
this area of the County to address affordability as articulated in the Unmet Housing Needs Strategic 
Plan endorsed by the Board of Supervisors. In addition to the affordable by design nature of the 
variety of housing types proposed, this application offers an opportunity for the County to obtain 
specific affordable housing units in this location (“ADUs”). The Applicant recognizes the 
importance of affordable housing within the County and is committed to provide ADUs in 
accordance with Article 7 of the Zoning Ordinance thereby generating a meaningful number of 
ADU units. 

Site Design 

Beyond the mix of unit types, Tillett’s View is thoughtfully planned to respect and enhance its 
surroundings. The Applicant plans to build rear‐loaded single-family attached townhomes and 
two‐over‐two multi‐family units situated around the existing pond along Belmont Ridge Road 
within the R-16 District. These unit types are most suitable along Belmont Ridge Road adjacent 
to the existing school but will be set back off this roadway appropriately and oriented more towards 
the community’s internal travelways to create activated streetscapes. Mindful of the lower density 
residential uses to the east, the Applicant placed comparable residential uses in the R-8 District 
buffered by landscaped open spaces adjacent to these existing communities to allow for a smooth 
transition in building scale as envisioned in the General Plan. 
 
Also incorporated into the site design are approximately 11 acres of open space throughout the 
Property and quality sidewalks/trails providing connectivity between those spaces. In addition to 
preserving the existing pond at the corner of Belmont Ridge Road and Waxpool Road, the 
Applicant plans to add recreation space in this area along with a pool and community 
center/clubhouse for the residents. The Applicant envisions this roughly 5-acre corner of the 
project as a programmed extension of the residences that will provide a place for entertainment 
and fun, but more importantly, a place that will encourage opportunities for the neighborhood to 
get together and create a deep sense of community between all housing types.   
 

III. Compliance with the General Plan  

The Property is within the Suburban Policy Area (“SPA”) under the General Plan.  The General 
Plan map of the Suburban Policy Area Place Types designates the Property specifically as the 
Suburban Compact Neighborhood (“SCN”) place type. Under this designation, the General Plan 
recommends up to 100% residential development, between eight (8) and twenty-four (24) dwelling 
units to the acre and four (4) stories in height.   Additionally, the General Plan specifically 
encourages infill neighborhoods offering a mix of housing types including single-family detached, 
single-family attached and multi‐family residences, near traditional suburban neighborhoods, with 
at least fifteen percent open space, and within close proximity to existing public and civic 
amenities.   
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This application will allow development of the Property squarely within these General Plan 
recommendations. Being in close proximity to the Beaverdam Reservoir boat launch, Waxpool 
Elementary and Eagle Ridge Middle Schools, Edgar Tillett Memorial Park, Parsells Field, Mt. 
Hope Baptist Church, and the parks at Brambleton West and East, the Property is surrounded by a 
wide array of public and civic amenities (some walkable and some within a short drive).  With 
strategic placement of the unit types throughout the project, Tillett’s View is designed to 
complement the adjacent public and civic uses, as well as the adjacent established neighborhoods. 
The design also prioritizes quality recreation areas and open spaces to encourage activity and a 
sense of community throughout Tillett’s View. Overall, approximately 11 acres of open space are 
provided with the Proposed Development, which is well above the 15% open space recommended 
by the General Plan at 22% (when broken out by district, the open space percentages are 32.3% 
for the R-16 District and 16% for the R-8 District).   Additionally, the proposed pedestrian 
walkways will provide appropriate connectivity between the unit types, the recreation spaces, and 
adjacent public/civic uses. 

More generally, this application is a meaningful opportunity to address the dearth of attainable 
housing options for Loudoun’s growing workforce as articulated in the General Plan. Loudoun 
will be facing a serious housing shortage in the years to come, which, if not addressed, will hamper 
the ability of Loudoun’s businesses to grow and thrive and the County’s ability to attract new 
business. The availability of a Loudoun-based talent pool is essential to business attraction and 
retention. This project does its part to address this issue and provide attractive, attainable housing 
in an appropriate location. 

In short, the Proposed Development is consistent with every relevant policy of the General Plan 
and is precisely the type and style of development envision by the County for this Property. 

IV. Zoning Ordinance Modifications and Special Exception Requests 

The Applicant requests the following modifications and special exceptions to the Zoning 
Ordinance to implement the Proposed Development in accordance with the General Plan: 

Zoning Modifications 

1. Section 5-1403 (B) Buffering and Screening: Requires 100-foot setback from “Other 
Arterial Roads.”  

Proposed Modification: Reduce the building setback from 100 feet to 75 feet adjacent to Belmont 
Ridge Road. 

Justification: The Applicant respectfully requests a reduction in the building setback to 75 feet 
along Belmont Ridge Road to facilitate the more compact residential layout desired for this 
Property under the General Plan. In order to achieve the type of housing-diverse neighborhood 
with quality open spaces and connectivity called for by the General Plan some of the required 
setbacks must be amended. 

Special Exceptions 

2. Section 7-903(C)(2)(a) requiring a 25-foot minimum setback for multi-family front yards. 
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3. Section 7-903(C)(2)(b) requiring a 25-foot minimum setback for multi-family side yards 
on corner lots. 

Proposed Special Exception: Pursuant to Section 7-903(C)(3) yard requirements for the R-16 
District may only be modified by the Board of Supervisors through special exception request. 
Accordingly, the Applicant seeks a special exception to each section above within the proposed 
R-16 District to allow a reduction to the required multi-family minimum front yard setback and 
corner lot side yard setback from 25-feet to 15-feet. 

Justification:  The Applicant respectfully requests these two special exceptions to reduce the front 
and side yards in order to develop the Property in accordance the General Plan recommendations. 
The Applicant proposes to develop the Property with a diverse variety of housing options at 
attainable price points in a compact, pedestrian-friendly residential community.  The existing yard 
setback requirements under Section 7-903 of the Zoning Ordinance run counter to the Applicant’s 
design and affordability objectives by requiring larger lots than necessary to achieve a well-
designed layout with high-quality architecture and streetscapes. Furthermore, by strategically 
reducing the side and front yards in the area planned for multi-family units on the Property, the 
Applicant can accommodate a layout that also preserves and enhances the existing pond on the 
Property to create an attractive amenity space for the community.  

V. Conclusion  
 
In all, the Applicant looks to provide this area of the County with a vibrant residential community 
that will integrate well with the adjacent public/civic uses and the existing, established 
neighborhoods. Furthermore, and as described in detail herein, Tillett’s View is exactly what the 
County envisioned for this Property as most compatible and beneficial for the surrounding 
community when it drafted the General Plan in 2019. Therefore, the Applicant respectfully 
requests the County’s support for the requested rezoning, special exception, and zoning ordinance 
modification applications to facilitate the Proposed Development.   
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Issues for Consideration: Zoning Map Amendments (Section 6-12010 (E)) 

1. Appropriateness of the proposed uses based on the Comprehensive Plan, trends in growth 
and development, the current and future requirements of the community as to land for 
various purposes as determined by population and economic studies and other studies and 
the encouragement of the most appropriate use of land throughout the locality. 

As discussed in Section II and III above, the Property is within the Suburban Policy Area 
and designated within the General Plan for development under the SCN place type. SCN 
calls for both single-family and multi-family residences.  Therefore, the application 
conforms to the General Plan by proposing to develop the existing underutilized land with 
this variety of residential uses that seamlessly integrates into the surrounding community.   

2. The existing character and use of the subject property and suitability for various uses, 
compatibility with uses permitted and existing on other property in the immediate vicinity, 
and conservation of land values.   

The Property is surrounded by residential uses to the east and south across Waxpool and 
Iannis Spring Drive.  This proposal looks to complement the existing character of the 
community with single- family and multi-family residences with high-quality architecture.  
The neighborhood will complement the surrounding uses and create pedestrian access to 
Waxpool Elementary School, located north of the Property. 

3. Adequacy of sewer and water, transportation, and other infrastructure to serve the uses 
that would be permitted on the property if it were reclassified to a different zoning district.   

The Proposed Development will utilize multiple access points on Belmont Ridge Road, 
Waxpool Road, and Black Angus Drive. The proposed site entrances operate at acceptable 
levels of service with minimal queuing. Hence, no additional mitigations are required for 
the site entrances. A Traffic Impact Study prepared by Gorove Slade is enclosed with this 
application. The Applicant will ensure the appropriate connections to public infrastructure, 
as the Property is served by public water and sewer.   

4. The requirements for airports, housing, schools, parks, playgrounds, recreational areas 
and other public services.   

The Property is currently served by Waxpool Elementary School, Eagle Ridge Middle 
School, and Briar Woods High School.  Waxpool Elementary is directly north of the 
Property and is therefore within walking distance.  According to Loudoun County Public 
School Board Adopted FY 2020 - FY 2025 Capital Improvement Program Capital Asset 
Preservation Program, all three aforementioned schools are expected to remain under 
capacity over the course of the next three academic years. Therefore, we anticipate a 
negligible impact on the existing school system.  The Proposed Development is proximate 
to several existing parks and recreation spaces in this area and will also provide 
approximately 48,000 square feet of open space throughout the site for the residents to 
enjoy for recreation. 
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Overall, the Proposed Development generates a negligible impact on the airports, schools, 
parks, playgrounds, recreational areas and/or other public services. Rather, the Proposed 
Development will provide the County with a tremendous opportunity to enhance the lack 
of housing diversity and affordable housing products. 

5. Potential impacts on the environment or natural features including but not limited to 
wildlife habitat, wetlands, vegetation, water quality (including groundwater), topographic 
features, air quality, scenic, archaeological, and historic features, and agricultural and 
forestall lands and any proposed mitigation of those impacts.   
 
The Property does include moderate steep slope and floodplain areas. Accordingly, the 
Proposed Development will meet all County, State and Federal requirements relating to 
mitigating any impacts and protecting these features (and any other environmental or 
natural features present), including the specific requirements of Section 5-1508 of the 
Zoning Ordinance as it relates to steep slopes. 
 

6. The protection of life and property from impounding structure failures.   
 
The Proposed Development will meet all required County and State standards. 
 

Issues for Consideration: Special Exceptions (Section 6-1309) 

1. Whether the proposed minor special exception or special exception is consistent with the 
Comprehensive Plan 

The Property is designated within the General Plan as SCN and is planned for both single- 
family and multi-family residences. The special exceptions requested will allow the 
Proposed Development to be more closely in compliance with SCN place type 
recommendations for a pedestrian-oriented community. 

2. Whether the level and impact of any noise, light, glare, odor or other emissions generated 
by the proposed use will negatively impact surrounding uses. 

The special exceptions requested will not have an impact on the noise, light, glare, odor, 
or any other emission and therefore will not negatively impact the surrounding uses. 

3. Whether the proposed use is compatible with other existing or proposed uses in the 
neighborhood, and on adjacent parcels. 

The proposed residential uses are directly compatible with other existing uses as the 
surrounding area consists of primarily residential uses with a school directly to the north 
of the Property.   

4. Whether the proposed special exception or minor special exception adequately protects 
and mitigates impacts on the environmental or natural features including, but not limited 
to, wildlife habitat, vegetation, wetlands, water quality including groundwater), air quality, 
topographic, scenic, archaeological or historic features, and agricultural and forestal 



266055868 v3 
 

7 
 

lands.    

The requested special exceptions help the Applicant to design a layout that preserves the 
existing stormwater pond, which will facilitate enhancement of this area of the Property 
and provide connectivity to the adjacent nature preserve across Belmont Ridge Road. 

5. Whether the proposed special exception at the specified location will contribute to or 
promote the welfare or convenience of the public. 
 
The special exceptions requested will allow the Applicant to design a layout for the 
Proposed Development that is more consistent with the General Plan recommendations. 
Fulfilling these General Plan recommendations for the Property will necessarily contribute 
to the welfare and convenience of the residents in this area of the County.   
 

6. Whether the proposed special exception can be served adequately by public utilities and 
services, roads, pedestrian connections and other transportation services and, in rural 
areas, by adequate on-site utilities. 

The special exception requests do not require any additional utilities beyond what is 
required for the Proposed Development.  
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ZONING MAP AMENDMENT, SPECIAL EXCEPTION &
ZONING MODIFICATION
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