
 

PLANNING COMMISSION REGULAR MEETING AGENDA 
 

Town Council Chambers Building  
765 Lynn Street, Herndon, VA 20170 

Monday, September 22, 2025 | 7:00 PM 
 
1. Call to Order 

2. Approval of Minutes 

 a. June 9, 2025, Planning Commission Work Session Minutes 

 b. June 23, 2025, Planning Commission Regular Meeting Minutes 

3. Comments 

 a. Comments from the Staff Members 

 b. Comments from the Commissioners 

 c. Comments from Citizens 
  Members of the public may, for one 3-minute period, provide public comments, requests, 

consent or general item comments, and comments on matters not included on the agenda. 

4. Public Hearings 

 a. ZOTA #25-04, to amend Chapter 78 (ZONING) to update sections for 
conformance with the Code of Virginia, to clarify certain processes, notice 
requirements, and make other housekeeping amendments as deemed 
necessary and appropriate. 

5. Adjournment 
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Planning Commission Regular 
Meeting 
Agenda Item 2.a. 

 
Agenda Item: June 9, 2025, Planning Commission Work Session Minutes 

Meeting Date: September 22, 2025 

Category: Approval of Minutes 

Prepared by: Aaron Zoellick, Clerk of Boards and Commissions 
 
Description: 
This is a request to approve the June 9, 2025, Planning Commission work session 
minutes. 
 
Background: 
N/A 
 
Fiscal Impact: 
N/A 
 
Staff Recommendation/Next Steps: 
Recommend approval, as presented. 
 
Attachments: 
1. June 9, 2025, Planning Commission Work Session Minutes 
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Planning Commission Regular 
Meeting 
Agenda Item 2.b. 

 
Agenda Item: June 23, 2025, Planning Commission Regular Meeting Minutes 

Meeting Date: September 22, 2025 

Category: Approval of Minutes 

Prepared by: Aaron Zoellick, Clerk of Boards and Commissions 
 
Description: 
This is a request to approve the June 23, 2025, Planning Commission regular meeting 
minutes. 
 
Background: 
N/A 
 
Fiscal Impact: 
N/A 
 
Staff Recommendation/Next Steps: 
Recommend approval, as presented. 
 
Attachments: 
1. June 23, 2025, Planning Commission Regular Meeting Minutes 
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Planning Commission Regular 
Meeting 
Agenda Item 4.a. 

 
Agenda Item: ZOTA #25-04, to amend Chapter 78 (ZONING) to update sections 

for conformance with the Code of Virginia, to clarify certain 
processes, notice requirements, and make other housekeeping 
amendments as deemed necessary and appropriate. 

Meeting Date: September 22, 2025 

Category: Public Hearings 

Prepared by: David Stromberg, Zoning Administrator, Lauri Sigler, Deputy Town 
Attorney 

 
Description: 
This zoning ordinance text amendment will update sections for conformance with the 
Code of Virginia, will clarify certain processes, notice requirements, and make other 
housekeeping amendments. A summary of the changes are below. 
 

1. Section 78-152.1. The Code of Virginia does not allow localities to require a pre-
application meeting prior to applicant submission of a site plan or subdivision, so 
the requirement has been deleted.  The language has been clarified to require a 
pre-application meeting for all discretionary development applications, such as 
special exceptions, rezonings, and HTOC development plans. 

2. Section 78-152.5 and Section 78-153.1. The language has been clarified to 
eliminate internal inconsistencies and specify that an application may be deemed 
expired if a resubmission is not received within 90 days. Section 78-153.2. The 
language has been clarified regarding public notice requirements for mailing and 
posting signs.  Language referencing the Town of Herndon User Guide 23 has 
been deleted as that guide no longer exists. 

3. Section 78-155.1. The language updates the number of hard copy submissions 
for rezoning applications and eliminates the language regarding expiration of 
planned development districts.  

 
Staff is requesting a recommendation regarding the notice requirement for adjacent 
property owner letters.  The Code of Virginia requires written notice be provided to 
adjacent and abutting property owners no less than five days before the public hearing. 
 The zoning ordinance requires written notice to be provided no less than 15 days 
before the public hearing. 
 
Background: 
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Staff initiated a review of the Herndon Zoning Ordinance after the passage of House Bill 
2660 that amended and reenacted Sections 15.2-2259 and 15.2-2260 of the Code of 
Virginia, which shortened the time allowed for localities to review administrative site 
plans and subdivisions, that became effective July 1, 2025.  While staff did not find that 
specific amendments were required for conformance with HB 2660, staff did find other 
sections in Article XV in need of amendment to bring the Herndon Zoning Ordinance 
into compliance with Code of Virginia, and to clarify and simplify administrative 
processes in general.    
 
The Herndon Town Council initiated this zoning ordinance text amendment at its August 
public hearing. 
 
Fiscal Impact: 
N/A 
 
Staff Recommendation/Next Steps: 
Staff will be recommending that the planning commission recommend approval of ZOTA 
#25-04 to the town council. 
 
Attachments: 
1. Ordinance (Proposed) 
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YEAR-O-XX 

1 TOWN OF HERNDON, VIRGINIA 
2 TOWN COUNCIL 
3  
4 ORDINANCE 
5  
6 _________, 2025 
7  
8 Ordinance- to adopt Zoning Ordinance Text Amendment ZOTA #25-04 to 
9 amend Chapter 78 (ZONING), Article XV (Decision-Making 

10 Authorities, Application Review and Permitting), by amending 
11 Section 78-152.1 (Pre-application Procedures); and Section 78-
12 152.5 (Diligent Pursuit of Application); and Section 78-153.1 
13 (Review Process for Applications Not Requiring a Public Hearing 
14 (Administrative Approval)); and Section 78-153.2 (Review Process 
15 for Application Requiring a Public Hearing (Approval by Decision 
16 Making Body)); and Section 78-155.1 (Zoning Map Amendment 
17 (ZMA)); and other sections as deemed necessary and appropriate 
18 to update sections for conformance with the Code of Virginia, to 
19 clarify certain processes, notice requirements, and make other 
20 housekeeping amendments as deemed necessary and appropriate. 
21  
22 BE IT ORDAINED by the Town Council of the Town of Herndon, Virginia that: 
23  
24 1. The following sections or provisions of the Herndon Town Code (2000), as 
25 amended, are amended and re-ordained as follows: 
26  
27 CHAPTER 78 (ZONING) 
28  
29 Article XV. – Decision-Making Authorities, Application Review and 
30 Permitting 
31  
32  Sec. 78-152.1 – Pre-application review 
33  
34 (a)  Pre-application conference. A pre-application meeting with staff is available 
35 to all applicants and required for certain types of applications as follows.  

36 *** 
37 (2)  Applicability. A pre-application conference is mandatory prior to 
38 submittal of a special exception and any application for an amendment 
39 to the official zoning map, including changes to the zoning 
40 classification, proffer condition amendments, PD-TOC and PD-TRG 
41 development plans, and generalized development plan (GDP) 
42 revisions. any application for an amendment to the official zoning map 
43 (section 78-155.1), special exception (section 78-155.3), single lot 
44 development plan (section 78-155.6(e)), site plans (major and minor) 
45 (section 78-155.6(e)(3)), and subdivision plans. A pre-application 
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YEAR-O-XX 

46 conference is optional but strongly encouraged prior to submittal of any 
47 other application for development approval under this chapter.  
48 (3)  Non-binding. The pre-application conference is intended to facilitate 
49 the review of development applications and identify potential 
50 modification requests. Discussions held pursuant to this section are not 
51 binding on the town or applicant. Processing times for review of 
52 development applications do not begin until a formal, complete application 
53 is submitted and determined to be complete.  
54 (4)  Procedure. The procedure for the pre-application conference request 
55 and meeting is as follows:  
56 a.  Any applicant subject to a mandatory pre-application 
57 conference or any other applicant requesting a pre-application 
58 conference shall submit an application on a form approved by 
59 request it in writing from the zoning administrator. Along with the 
60 request, the applicant shall provide to the zoning administrator a 
61 description of the character, location, and magnitude or scale of the 
62 proposed development, and any other appropriate supporting 
63 information and documents, such as a sketch or concept plan (if 
64 appropriate).  
65 *** 
66 Sec. 78-152.5 – Diligent pursuit of application  
67  
68 Applications shall be diligently pursued by the applicant. If a period of 90 days 
69 elapses following the town's written request for additional information or 
70 disapproval of an application for failure to comply with the relevant review 
71 standards, or following the town’s invitation to proceed to the next stage of 
72 review without a substantive response from the applicant, the zoning 
73 administrator may terminate the application. Termination shall occur by letter to 
74 the applicant.  
75  
76  
77 Sec. 78-153.1 – Review process for applications not requiring a public 
78 hearing (administrative approval). 
79  
80 Review and decision of applications for development approval conducted by the 
81 zoning administrator shall comply with the following procedures.  

82 *** 
83 (c)  Applications requiring revision prior to approval.  

84 *** 
85 (2)  Submittal of revised application and time limit for resubmission. The 
86 applicant shall have an opportunity to re-submit a revised application 
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YEAR-O-XX 

87 subject to. The application shall be considered withdrawn if a revised 
88 application is not resubmitted within 60 days from the date the applicant is 
89 notified the application fails to comply with relevant review standards. 
90 Section 78-152.5 – Diligent pursuit of application. 

91 *** 
92  
93 Sec. 78-153.2 – Review process for applications requiring a public hearing 
94 (approval by decision making body). 
95  

96 *** 
97 (c)  Applicant response to staff comments/deficiencies. After initial review of the 
98 application, review of the development application shall proceed as determined by 
99 the applicant and zoning administrator subject to the following provisions. 

100 *** 
101 (3)  Time limit for applicant response. The applicant shall have an 
102 opportunity to re-submit a revised application subject to If the applicant 
103 fails to resubmit or to request that the application go forward within 60 
104 working days after notification of the deficiencies is mailed or delivered, the 
105 application shall be considered withdrawn. Withdrawn applications and 
106 associated application fees shall not be returned. Section 78-152.5 – 
107 Diligent pursuit of application. 
108 (d)  Subsequent staff review. If the applicant re-submits the application, the 
109 zoning administrator shall refer the application to the appropriate staff and any 
110 other review agencies for comment. After comments have been returned to the 
111 zoning administrator, the zoning administrator shall determine whether or not the 
112 application is suitable to be presented for consideration by the relevant reviewing 
113 board, council or commission. If the zoning administrator finds that the application 
114 does not comply with applicable regulations, standards or policies of the 
115 comprehensive plan (where applicable), then an additional round of submittal and 
116 review shall be recommended to the applicant subject to section 153.3.2(c).  

117 *** 
118 (f)  Staff report. The staff shall prepare a report for the reviewing body or bodies 
119 as follows:  

120 *** 
121 (2)  Staff report availability. The staff report shall be available to the 
122 applicant and the public at the same time the agenda packet and all other 
123 materials are furnished to members of the public body a minimum of 
124 five days before the first scheduled work session for applications to the 
125 board of zoning appeals, architectural review board, historic district review 
126 board, planning commission and town council. For the board of zoning 
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YEAR-O-XX 

127 appeals, the staff report shall be available to the applicant and the public a 
128 minimum of five days before the first scheduled public hearing.  
129 (g)  Public hearing requirements. The appropriate decision-making authority shall 
130 hold a minimum of one public hearing for a development application as follows:  

131 *** 
132 (2)  Certificate of appropriateness. The historic district review board shall 
133 conduct at least one public hearing for applications for certificates of 
134 appropriateness that are subject to historic district board review. A 
135 public hearing is not required for certificates of appropriateness 
136 administratively reviewed under the provisions of Section 78-
137 60.3(g)(4)(a). 

138 *** 
139 (h)  Public hearing notification. All applications requiring public hearing(s), in 
140 addition to major site plans and subdivision plans, shall comply with the Code of 
141 Virginia and the other provisions of this section with regard to public notification.  
142 (1)  Public notice content. All notices for public hearings, unless expressly 
143 noted otherwise by this chapter, whether done by mail (written notice), 
144 publication (publishing in a newspaper of general circulation in the town), or 
145 posting shall:  
146 a.  Identify the application or application number, and the name of 
147 the applicant or the applicant's agent (except posted notice).  
148 b.  Indicate the date, time and place of the public hearing(s).  
149 c.  Describe the land involved by its complete street address and 
150 by county tax map reference number, nearest cross street, and land 
151 area (except posted notice). 
152 (i) When a proposed amendment of the zoning ordinance 
153 involves a change in the zoning map classification of 
154 more than 25 parcels of land, or a change to the 
155 applicable zoning ordinance text regulations that 
156 decreases the allowed dwelling unit density of any parcel 
157 of land, then, the written notice shall also include the 
158 approximate acreage subject to the action. 
159 (ii) When a proposed amendment of the zoning ordinance 
160 involves a change in the zoning map classification of 
161 more than 100 parcels of land, the advertisement may 
162 instead include a description of the boundaries of the 
163 area subject to the changes and a link to a map of the 
164 subject area. 
165 d.  Identify the current zoning district designation of the land subject 
166 to the application.  
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167 e.  Applications need not be advertised in full, but may be 
168 advertised by reference with a brief Provide a descriptive 
169 summary of the nature, scope, and purpose of the application or 
170 proposal. For an amendment to the official zoning map, describe the 
171 general usage and density range of the proposed amendment and 
172 the general usage and density range, if any, set forth in the 
173 applicable part of the comprehensive plan.  
174 f.  Describe in which department the public may inspect examine 
175 the application, the staff report, and related materials, and state that 
176 these materials are available for public inspection during normal 
177 business hours.  

178 *** 
179 (2)  Written/mailed notice. When the provisions of this chapter (see section 
180 78-153.2(h)(5)) require that written or mailed notice be provided, the 
181 preparation and transmittal of the written notice shall comply with this 
182 section, unless expressly stated otherwise.  
183 a.  Notice shall be mailed at least 15 days prior to the associated 
184 public hearing.  
185 b.  Notice shall be mailed to:  

186 *** 
187 5.  The applicant shall be responsible for providing written 
188 notice when the public hearing is before the planning 
189 commission or town council. In identifying the persons to 
190 whom written notice is required to be provided pursuant to 
191 section 78-153.2(h)(5), the applicant shall use the records and 
192 maps maintained by the Fairfax County Department of Tax 
193 Administration, and reliance upon these records shall 
194 constitute sufficient compliance with the requirements of this 
195 section. The applicant shall certify, in a form prescribed by the 
196 zoning administrator, that notice meeting the requirements of 
197 section 78-153.2(h)(5), has been given pursuant to the 
198 requirements of this section.  
199 (a)  In cases where 25 or fewer parcels of land are 
200 subject to an application to amend the official zoning map, 
201 certification shall be made by furnishing the certified or 
202 registered mail receipts for persons to whom notice has 
203 been sent if applicable, along with an affidavit with 
204 affirmation that notice meeting the content requirements 
205 of section 78-153.2(h)(1), was mailed either via first 
206 class mail, certified or registered mail, pursuant to this 
207 section and a list of the persons, property identification 
208 numbers, and addresses, to which notice was sent, to the 
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209 zoning administrator at least five days prior to the first 
210 hearing. 

211 *** 
212 (4)  Posted/placard notice. When the provisions of section 78-153.2(h)(5), 
213 require that notice be posted on the land subject to the application, notice 
214 for applications other than those pertaining to the architectural review board 
215 or the historic district review board (which do not require placard notice) 
216 shall comply with the following requirements:  
217 a.  Notice shall be posted on sign(s) in a form established by the 
218 zoning administrator.  
219 b.  The signs shall be placed by the zoning administrator on the 
220 property that is subject to the application, along each street frontage 
221 that abuts or runs through the property, at intervals of not more than 
222 100 linear feet.  

223 *** 
224 (6)  Registration to receive notice. Any individual, business, or 
225 organization in the town may register with the zoning administrator town 
226 clerk to receive either written notice of applications pursuant to section 78-
227 153.2(h)(5), or notice by e-mail at approximately the same time that written 
228 notice as described in section 78-153.2(h)(5), is placed in the United States 
229 Mail. To be eligible for registration, the applicant shall provide the town 
230 clerk zoning administrator information in the form required by the town 
231 clerk zoning administrator to ensure notification can be made to the 
232 requester, along with a fee to cover the costs of the written notification as 
233 shown in Town of Herndon User's Guide 23, Fee Schedule. To continue to 
234 receive notice, an organization shall re-register every two years.  

235 *** 
236 (j)  Time in which to act on application. Development applications subject to 
237 public hearing shall be acted upon in accordance with the following timing 
238 provisions:  
239 (1)  Reserved. Preliminary subdivision plan, final subdivision plan, site 
240 plan. The reviewing approving authority shall have 90 days in which to 
241 approve or disapprove an application for a preliminary subdivision plan, final 
242 subdivision plan plat or site plan following acceptance of the application.  
243 (2)  Zoning map amendment, special exception. The town council shall 
244 have one year from the acceptance of the initial application to make a final 
245 decision on a zoning map amendment or special exception application.  

246 *** 
247   
248 Sec. 78-155.1 – Zoning map amendment (ZMA) 
249  
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250 (a)  Purpose and intent. The purpose and intent of this section is to provide a 
251 means for making an amendment to the official zoning map.  
252 (b)  Authority. The town council may adopt an ordinance amending the official 
253 zoning map upon compliance with the provisions of this section.  
254 (c)  Initiation. An application to amend the official zoning map may be initiated as 
255 follows, subject to the limitations defined herein:  

256 *** 
257 (3)  Reserved. Limitations. No application for a change of zoning on the 
258 same parcel of land shall be considered by the town council within a period 
259 of time of one year from its last consideration by the town council. This 
260 section, however, shall not impair the right of the town council to propose a 
261 change of zoning on its own motion.  
262 (d)  Submittal requirements. All applications for amendments to the official zoning 
263 map shall include the items required in section 78-152.2(c), submittal 
264 requirements, as well as the following:  

265 *** 
266 (3)  Copies of plan. All zoning map amendments, PD-TOC, and PD-TRG 
267 development plans shall include ten three hard copies and electronic 
268 file(s) of a generalized development plan for the land subject to the 
269 amendment and showing information as indicated in section 78-152.2(c)(7), 
270 contents of plans.  

271 *** 
272 (g)  Reserved. Expiration of planned development zoning map amendments. 
273 Approval of a "conditional" application for a zoning map amendment to a planned 
274 development (PD) district shall be subject to time limitations:  
275 (1)  Two year timeframe to file site plan. The approval of the adopting 
276 ordinance for a PD zoning district classification and the generalized 
277 development plan shall be null and void unless a site plan is submitted for 
278 at least the initial phase of the generalized development plan within two 
279 years after the date of approval of the PD zoning district classification. Such 
280 period shall not be extended with transfer of ownership. The date of 
281 expiration will be two years after the date of approval of the PD zoning 
282 district classification.  
283 (2)  Extension request procedures. Upon written request, the town council 
284 may grant one extension of time to submit a site plan for a period not to 
285 exceed one year for good cause shown subject to the following provisions:  
286 a.  No request for an extension shall be considered unless a written 
287 request is submitted to the zoning administrator no later than 30 days 
288 prior to the date the adopting ordinance and generalized 
289 development plan is to expire.  
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290 b.  The approval shall be deemed extended until the town council 
291 has acted upon the request for extension.  
292 c.  Failure to submit an application for an extension within the time 
293 limits established by this section shall render the adopting ordinance 
294 for a PD zoning district classification void.  
295 (h)  Procedures for zoning map amendments.  
296 (1)  Application submittal, review, public hearing schedule and notification. 
297 The procedures and requirements for submittal and review of an 
298 application, public notification and scheduling the public hearings are 
299 established in section 78-153, review procedures.  – Development 
300 application review procedures. 
301  
302 (3)  Planning commission public hearing, review and action. After public 
303 notification and the scheduling of a public hearing, the planning commission 
304 shall conduct a public hearing on the application and review the application 
305 as follows:  

306 *** 
307 c.  The report of the planning commission's recommendations shall 
308 be forwarded to the town council no later than 100 days after the 
309 application was referred to the planning commission, unless a 
310 continuance is requested by the applicant.  

311 *** 
312 (i)  Standards for official zoning map amendments. The advisability of amending 
313 the official zoning map is a matter committed to the legislative discretion of the 
314 town council and is not controlled by any one factor. The following shall be 
315 considered by the town council as it evaluates proposed amendments.  
316 (1)  Reserved. Town council may consider lesser area or less intense 
317 zoning district. In considering an amendment to the official zoning map, the 
318 town council may adopt a change for a part of the area requested or for a 
319 less intense zoning district than requested by the applicant.  

320 *** 
321 2. This ordinance shall be effective on and after the date of its adoption. 
322  
323  
324  
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