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the regulations prescribed by this ordinance shall not require the removal, lowering, or 

other change or alteration of any structure or vegetation not conforming to the 

regulations as of the effective date of this ordinance, or otherwise interfere with the 

continuance of a nonconforming use.  Nothing contained in this ordinance shall 

require any change in the construction, alteration or intended use of any structure, the 

construction or alteration of which was begun prior to the effective date of this 

ordinance, and has been diligently prosecuted.  Also, the general provisions of Article 

10 of the Zoning Ordinance relating to nonconforming uses are applicable to this 

ordinance as well. 

 

Notwithstanding the above paragraph, the owner of any existing nonconforming 

structure or vegetation is hereby required to permit the installation, operation, and 

maintenance thereon of whatever markers and lights might be deemed necessary by 

the FAA, the Virginia Department of Aviation, or the Zoning Administrator to 

indicate to operators of aircraft the presence of an airport obstruction.  These markers 

and lights shall be installed, operated and maintained at the expense of airport owners 

and not the owner of the nonconforming structure in question. 

 

4-508  Permits, Variance and Appeals 

 

The provisions of Article 13 of the Zoning Ordinance shall apply. 

 

PART 6  PLANNED COMMERCIAL INDUSTRIAL DEVELOPMENT 

DISTRICT (PCID) 

 

4-601  Purpose and Intent 

 

The Planned Commercial Industrial Development (PCID) District is intended to 

permit new development and redevelopment in accordance with the Comprehensive 

Plan of mixed-use limited commercial, business, recreational and light industrial park 

uses. PCID shall be planned and developed subject to an approved Development Plan 

and designed to complement surrounding land uses by means of appropriate siting of 

buildings and service areas, attractive architecture, and effective landscape buffering 

which protect property values in surrounding neighborhoods.  PCID Districts shall be 

located within Service Districts and in locations designated for such use in the 

Comprehensive Plan. It is intended that these regulations provide flexibility in 

development by providing for a mix of compatible uses with flexibility in internal 

relationships of design elements.  The PCID is not intended for more intensive 

commercial and industrial uses such as shopping malls, large-scale retail 

establishments and the more impactive and heavy industrial uses.  Such uses are more 

appropriate for the existing C-2, C-3 and I-2 zoning districts. 

 

4-602  Size and Location 

 

The minimum area required for the establishment of a PCID district shall be 50 acres.  

Additional areas may be added to an established PCID if they adjoin and form a 

logical addition to the approved development of an established PCID.  The procedure 

for an addition shall be the same as if an original application were filed and all 

requirements shall apply except the minimum acreage requirement above.  The 

minimum acreage for such additions shall be five acres. 

 

PCID districts shall be located in Service Districts as designated in the Comprehensive 

Plan.  PCID districts shall have direct access to a major arterial or collector road.  The 

PCID shall also be located within an area in the Service District that the 
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Comprehensive Plan designates for planned commercial and industrial development 

and which has sufficient infrastructure to support the proposed development, including 

roads, public facilities and utilities, or where sufficient infrastructure is planned and 

expected to be in place.  In cases where necessary infrastructure is not yet available, 

the applicant for a PCID shall make provisions for the necessary infrastructure in the 

development plan. 

 

4-603  Principal Uses Permitted 

 

The following principal uses shall be permitted, subject to designations of areas and 

sites for such uses in the approved Development Plan and subject to the use 

limitations set forth in Section 4-605 and 4-606 below: 

 

Agriculture, horticulture, forestry or fishery 

Artisian’s workshop and studio 

Auction house 

Bakery, commercial 

Bank or financial institution 

Barber/beauty shop 

Business service and supply service establishments 

College/University 

Commuter parking lot 

Conference or training center 

Convenience stores 

Contractors’ offices and shops 

Continuing care facilities 

Construction office 

Data Center using recycled water for cooling and with all new power lines, 

including transmission or substation feed lines, placed underground 

Day care, child or adult 

Distribution facility 

Event facility 

Farmers market 

Health and fitness center/spa 

Hotel/Inn, less than 20 rooms 

Indoor sports/activity centers 

Laundry, dry cleaners, laundromat 

Manufacture, processing, fabrication and/or assembly of products such as, but 

not limited to scientific and precision instruments, photographic 

equipment, communication equipment, computation equipment, 

drugs, medicines, pharmaceuticals, household appliances, toys, 

sporting and athletic goods, die-cut paperboard and cardboard, glass 

products made of purchased glass, electric lighting and wiring 

equipment, service industry machines, lithographic and printing 

processes, industrial controls, radio and TV receiving sets, watches 

and clocks, bags and containers, sanitary paper products, optical 

goods, electrical machinery, wireless communications 

Medical care facility, major or minor 

Meeting halls for social, fraternal, civic, public and similar organizations 

Mobile Eating Establishments (subject to the Standards in Section 5-807 of 

             the Zoning Ordinance) 

Motor vehicle service and repair, light 

Offices, administrative, business and professional 

Personal services 
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Place of worship, minor 

Plant nursery/greenhouse 

Postal Service, overnight courier collection and overnight mail distribution 

facility 

Printing service 

Private clubs 

Public and quasi-public uses, including but not limited to post office, library, 

museum, parks and recreation facilities, governmental office and 

service facilities, public safety facilities (fire and rescue, police) 

Radio and television recording/broadcasting studio 

Recycling drop off collection center, small 

Repair service establishments 

Research, experimental testing, or development activities 

Restaurants 

Retail sales with floor area less than 5,000 square feet 

Schools, primary and secondary 

Service Stations 

Swimming/tennis/racquet facility, indoor and outdoor 

Technical schools, indoor and outdoor 

Theater, indoor 

Vehicle Transportation Service Establishments 

Veterinary Clinic 

Warehousing facilities 

Water and sewer pumping stations 

Wholesale trade establishments 

 

4-604  Secondary Uses Permitted 

 

The following secondary uses shall be permitted only in a PCID which contains one or 

more principal use; such secondary uses shall be supportive and complementary to 

(i.e., which serves the users of) existing permitted principal uses.  Areas and sites for 

such uses shall be shown in the approved Development Plan and subject to the use 

limitations set forth in Section 4-606 below: 

 

(a) Parks, playgrounds, community centers and non-commercial recreational and 

cultural facilities which are not commercial, public or quasi-public, including 

accessory outdoor events. 

 

(b) Electric, gas, water, sewer and communication facilities, including 

transformers, pipes, meters, pump stations and related facilities for 

distribution of local services. Electrical substations are not included. 

 

(c) Temporary buildings, the uses of which are incidental to construction     

             operations during development being conducted on the same or adjoining  

             tract or section and which shall be removed upon completion or abandonment  

             of such construction. 

 

(d) Retail sales of products manufactured, assembled or distributed by a Principal 

User when in a Principal Use building and under ten percent (10%) of gross 

floor area. 

 

(e) The following may be included as Secondary Uses when within a Principal 

Use Building:  fast food or take out restaurant, barber or beauty shop, 
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gymnasium, adult or child care facility, dry cleaners (pick up and drop off 

services only), financial or ATM facilities and mailing services. 

 

(f)  Outdoor Class C events, less than 500 attendees.  

 

4-605  Special Exception Uses 

 

The following uses shall be subject to approval by the Board of Supervisors pursuant 

to the requirements of Article V: 

 

(a) Any use listed in Section 603 which was specifically prohibited in the original 

approval or any use listed in Section 604 above which was not specifically 

designated in the approved Development Plan establishing the PCID. 

 

(b) Any new structure or group of new structures comprising the same 

development or serving the same enterprise with an aggregate footprint 

exceeding 50,000 square feet. 

 

(c) Data Center not using recycled water for cooling and with all new power 

 lines, including transmission or substation feed lines, placed 

underground. 

 

(d) Outdoor Class C events, 500 attendees or more 

 

(e) Hotel/motel, over 20 rooms 

 

(f) Hospital 

 

(g) Motor freight terminals 

 

(h)  Place of worship, major 

 

(i) Retail sales with floor area 5,000 square feet or greater 

 

(j) Shopping centers under 200,000 square feet 

 

(k) Commercial golf course facility 

 

(l) Wastewater treatment facilities; water treatment facilities 

 

(m)       Affordable Housing, Supportive Housing and Transitional Housing Facilities 

when proposed for use in an existing building. 

 

(n) Electrical Substation 

 

(o) Kennel, Minor, accessory to a Veterinary Clinic, subject to standards found in 

Section 5-1301.2 and the following additional limitations: 

 

1)   Boarding shall not exceed 10% of the total square footage of the building. 

2)   The use shall be strictly indoors with no outdoor runs or exercise pens. 

3)   The use shall not be located within 500 feet of a property line containing 

an existing or planned residential, transient housing, or institutional use. 

This setback may be reduced by the Board in conjunction with approval 
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of a Special Exception upon a finding a lesser setback is sufficient to 

protect the health, safety, and welfare of neighbors. 

 

(p) Kennel, Major, in conjunction with a Veterinary Clinic, subject to the 

standards found in 5-1301.2 and the following additional limitations: 

 

1) Boarding shall not exceed 50% of the total square footage of the building. 

2) The use shall be strictly indoors with no outdoor runs or exercise pens. 

3) The use shall only be located within designated commercial areas on the 

approved Concept Development Plan and the use shall not be located 

within 800 feet of a structure used for residential, transient housing, or 

hospitality use. This setback may be reduced by the Board in conjunction 

with approval of a Special Exception upon a finding a lesser setback is 

sufficient to protect the health, safety, and welfare of neighbors. 

 

(q)       Multi-Family Residential uses in an existing building subject to the following           

 standards:    

 

1) The structure shall be a minimum of 50 years old. 

2) All alterations to existing historic structures, and all additional accessory 

structures, including signs, shall be designed and constructed in a manner 

that conforms to the United States Secretary of Interior’s Standards for 

Rehabilitation and Guidelines for Rehabilitating Historic Buildings, as 

determined by the Virginia Department of Historic Resources (VHDR). 

3) No proposed alteration to a structure or dependency containing an adaptive 

use shall materially alter the exterior appearance of the structure from its 

historical appearance, as determined by the Virginia Department of Historic 

Resources (VHDR). 
 

4-606  Use Limitations 

 

Unless otherwise specified in this Article or modified pursuant to Section 4-612 

below, all uses shall conform to the general and specific use limitations and 

performance standards of Article 6 (Accessory Uses, Accessory Service Uses and 

Home Occupations); Article 7 (Off-Street Parking and Loading, Public and Private 

Streets); Article 8 (Signs); and Article 9 (Performance Standards) of this Ordinance.  

Specific use limitations relating to the PCID are: 

 

(a) Access.  No individual lots shall have direct access to an arterial or major 

 

collector road except within the Vint Hill PCID, where existing buildings, 

streets or utility locations require flexibility.  In such case, access to the higher 

standard road shall only be allowed where approved by VDOT, consistent 

with their access management standards and the overall road plan. 

 

(b) Utility Location.  All utility distribution lines shall be placed underground. 

 

(c) Site Planning.  Within any PCID district, the site plan shall provide for 

efficient groupings of structures, uses and facilities, convenient and safe 

pedestrian access and for smooth and convenient vehicular traffic flow within 

the district and at points of entry and exit. 

 

(d) The maximum land area used for retail uses shall not exceed 25 percent of the 

total permitted Floor Area Ratio (FAR) of the PCID. 
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4-607  Lot and Building Requirements 

 

Except as specified below and in Section 4-606, Use Limitations, above and as may be 

modified pursuant to Section 4-612 below by the Board of Supervisors in approving 

the PCID, lot size, lot width, yards and setbacks, height limits, road frontage and 

access shall be the same as specified in this ordinance for the conventional district for 

the same use or the conventional use most approximating the PCID use, except for a 

former Federal property where PCID design flexibility is needed to acknowledge 

existing site buildings, streets or utility system locations. 

 

(a) Location Adjacent to Roads 

 

No building, outdoor storage, areas for the collection of refuse, or loading 

areas shall be located any closer than 100 feet from the right-of-way of any 

arterial road, 75 feet from the right-of-way of a major collector and 35 feet 

from any private access easement or prescriptive easement. 

 

(b) Location Adjacent to Agricultural and Residential Districts 

 

No building, outdoor storage, areas for the collection of refuse or loading 

areas shall be permitted closer than 150 feet to any agricultural district, or to 

any existing or planned residential district, except for a former Federal 

property where PCID design flexibility is needed to acknowledge existing site 

buildings, streets or utility system locations. 

 

Outdoor storage, areas for the collection of refuse and loading space located 

between buildings and such agricultural districts, or existing or planned 

residential districts where such uses are visible from the said agricultural or 

residential areas shall be effectively screened.  To accomplish this screening a 

landscaping and screening plan must be submitted and approved as part of site 

plan review and approval. 

 

(c) Building Height 

 

The height of buildings shall not exceed two stories, except on former Federal 

properties, which can have a maximum of four stories. 

 

4-608  Floor Area Ratio 

 

The maximum floor area ratio permitted shall be a floor area ratio (FAR) of 25 percent 

of the gross area of the PCID, exclusive of floodplain. 

 

4-609  Open Space, Landscaping and Buffering 

 

(a) Open Space-General 

 

The development plan for the PCID district shall provide for a minimum of 

10% of the total site as open space.  Open space shall not include vehicular 

areas such as streets, roads, travelways and parking lots.  Open space may 

encompass public and private open space, buffer areas, utility easements, 

wetlands and floodplains.  To ensure park-like character within such districts, 

and to minimize the impact upon agricultural and residential areas, open space 

and landscaping shall be located and organized in such a way as to maximize 
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the visual effect of green spaces as seen from public ways and adjoining 

agricultural and residential areas.  Commercial golf courses acreage can be 

counted as Open Space. 

 

(b) Screening and Buffering 

 

Landscaping, buffering and screening shall be used to screen outdoor storage, 

areas for collection of refuse, loading areas and parking from streets, 

agricultural and residential uses.  Where the PCID district is immediately 

adjacent to an existing or planned residential use, the development plan shall 

include a landscaping and buffering plan to minimize visual and noise impacts 

to residential uses from all uses on the PCID site. 

 

4-610 Ownership, Operation and Maintenance of Common Open Space and Common 

Facilities 

 

The approved Development Plan shall include provisions for the ownership, operation 

and management of all common open space, common private facilities, including 

private streets, parking, trails and pathways and lakes and commercial areas. 

 

4-611  Architectural Controls and Design Standards 

 

A PCID district is intended to be of a scale, size and location which encourages a 

harmonious environment and which embodies design features to maximize the park-

like nature of the development and to minimize negative impacts on adjacent 

agricultural and residential properties.  To this end, any application for rezoning to the 

PCID district shall include specific plans for architectural controls and design 

standards which shall be approved by the Board of Supervisors as part of the rezoning 

and shall govern the development and construction of improvements on the subject 

property.  These plans shall specify how the controls and standards will be approved 

for individual projects, how they will be enforced and how and by whom they may be 

amended. 

 

4-612  Modifications 

 

In order to better accomplish the purposes of the PCID district as set forth in Section 

4-601 the Board of Supervisors may, after review and recommendation by the 

Planning Commission, modify the regulations of this Ordinance and the Subdivision 

Ordinance upon a finding that the proposed modifications, although not literally in 

accord with applicable regulations, will satisfy public purposes of the ordinance and 

regulations to at least an equivalent degree.  Modifications to regulations shall be 

requested and processed concurrent with the rezoning to the PCID district pursuant to 

provisions listed in Section 4-613 below and Section 13-200 of this Ordinance.  

However, no modifications shall be permitted which affect uses, use limitations as 

listed in Section 4-606 of this ordinance, floor area ratio of the PCID district, and 

requirements regulating setbacks from off-site roads and uses, except for a former 

Federal property where PCID design flexibility is needed to acknowledge existing site 

buildings, streets or utility system locations. 

 

4-613  Rezoning to the Planned Commercial and Industrial Development District 

 

Rezoning to the PCID district shall be established by amending the Zoning Map of 

Fauquier County.  The procedures for such an amendment shall be generally as set 
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forth in Section 13-200 of this Ordinance except as provided below.  In the event of 

conflict between the provisions of Section 13-200, the provisions below shall prevail. 

 

1) Pre-Application Conference 

 

Applicants for rezoning to the PCID shall meet with Department of 

Community Development staff and other appropriate review agencies to 

review the proposed Development Plan prior to formal submittal.  The 

purpose of such conferences shall be to assist in bringing the application and 

material submitted therewith as nearly as possible into conformity with these 

or other regulations applying in the case.  The conference shall also identify 

specific modifications to the regulations which may be requested pursuant to 

Section 4-612 above and which seem justified by alternative means to achieve 

the public purpose for such regulations to at least an equivalent degree.  The 

timing and number of pre-application conferences shall be as mutually agreed 

to by the applicant and staff. 

 

2) Development Plans - General 

 

All rezoning to the PCID shall require a Development Plan approved by the 

Board of Supervisors.  The approved Development Plan shall govern the 

development of the project and shall be binding on all current and future 

owners of the property.  The Development Plan shall consist of a Concept 

Development Plan and other documents which may include, but not be limited 

to, proffer statements, dedications, contributions, and design standards 

3) The Concept Development Plan 

 

Applicant for rezoning to the PCID shall submit at time of application a 

proposed Concept Development Plan which shall include on one or more plats 

not exceeding 24 by 36 inches in size at a scale to be approved by the 

Director: 

 

a) The location and functional relationships of all land uses including the 

types, number of units and floor area ratio for each bay or mode of 

development. 

 

b) The location of roads, streets and travelways to provide vehicular 

traffic circulation, the proposed classification of streets and right-of-

way requirements. 

 

c) The general location of proposed open space and the type of 

ownership proposed. 

 

d) The proposed phasing and sequence of the development plan for each 

phase and the projected start and completion dates, the density, and 

approximate type and number of structures, the percentage of each 

tract to be occupied by structures and the floor area ratio and general 

design standards for all uses. 

 

e) Topographic information with maximum contour intervals of five (5) 

feet at a scale to be approved by the Director, soils information to 

include a map identifying soil types at a scale to be approved by the 

Director, and the limits of floodplain, if any, on the site. 
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f) The approximate limits of clearing and grading for each separate tract 

of development. 

 

g) A conceptual landscaping and buffering plan. 

 

4) Additional Submission Materials 

 

The following additional materials shall be submitted at the time of the 

application.  These materials are to be used by staff, the Planning Commission 

and the Board of Supervisors in reviewing and evaluating the application and 

may, along with the proposed Concept Development Plan and basic 

application materials required by Section 13-200 of this ordinance, form a 

basis for identification and mitigation of impacts of the proposed development 

and for making modifications to the proposal to allow it to better satisfy the 

purpose and intent of the PCID district and to meet all requirements of this 

ordinance.  The required additional materials are: 

 

a) A statement which confirms the ownership or control of the property, 

the natures of the applicant’s interest in the same, and the place of 

record of the latest instrument in the chain of title for each parcel 

constituting the subject property. 

 

b) Request for any modifications pursuant to Section 4-612 above.  Such 

requests shall be specific as to all modifications that are being 

requested, why they are needed or desired and shall provide detailed 

justification as to how, if approved, the modifications will serve 

public purposes to at least an equivalent degree as the ordinances 

being modified. 

 

c) A traffic study to cover on-site traffic generation and distribution and 

off-site impacts.  This traffic study must be acceptable to the Director 

as to content and technical form before the application is deemed to 

be complete. 

 

d) A statement indicating the extent, approximate timing and estimated 

costs of proposed off-site infrastructure improvements such as roads, 

water, sanitary sewer and stormwater management facilities necessary 

to construct the development.  This statement should identify those 

facilities to be constructed by the applicant and explain how those to 

be constructed by others will be provided. 

 

e) A draft Proffer Statement to address mitigation of impacts, including 

but not limited to, transportation impacts, impacts on public facilities 

such as schools. 

 

4-614 General Standards for Approval of a Rezoning to the Planned Commercial 

Industrial Development District 

 

In addition to the specific requirements of this section and the standards for rezoning 

for all development contained in Section 13-200, the Planning Commission in its 

review and recommendation and the Board in its approval shall find that the following 

general standards relating to planned development have been satisfied: 
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1) The development is in substantial conformance to the adopted Comprehensive 

Plan with respect to type, character and intensity of use and public facilities. 

 

2) The design of the development is of such that it achieves the adopted goals of 

the Comprehensive Plan and the stated purposes of the PCID Ordinance. 

 

3) The development efficiently utilizes the available land and protects and 

preserves to the extent possible all scenic assets and natural features such as 

trees, streams and topographic features. 

 

4) The development is designed to prevent substantial injury to the use and 

value of existing surrounding development, and shall not hinder, deter or 

impede development of surrounding properties in accordance with the adopted 

Comprehensive Plan. 

 

5) The development shall be located in an area in which transportation, police 

and fire protection, other public facilities and utilities, including water and 

sewer, are or will be available and adequate for the uses proposed; provided, 

however, that the applicant shall make provision for such facilities or utilities 

which are not presently available. 

 

4-615  Validity of the Approved Development Plan 

 

The approved Development Plan shall specify the period of time for which the Plan 

shall remain valid and what actions must be performed and in what manner in order to 

continue or extend the period of validity.  Upon expiration of any plan no 

 

development may occur until the plan is reapproved by the Board of Supervisors in 

accordance with the provisions of Section 4-605 and Article V. 

 

4-616  Deviations from and Modifications to the Approved Concept Plan 

 

Development of the PCID district shall be in substantial conformance with the 

Concept Development Plan.  Minor deviations from the approved Concept Plan may 

be permitted when the Director determines that such are necessary due to the 

requirements of topography, drainage, structural safety or vehicular circulation and 

such deviations will not materially alter the character of the approved Development 

Plan including the proposed development phasing and does not violate other binding 

components of the Plan including approved Proffers.  In no case shall deviations 

include changes to the general location and types of land uses; or an increase of 

greater than 5% in overall floor area; or decreases in total area for open space.  

Changes not in conformance with this section or not deemed minor deviations shall 

require a special exception in conformance with Section 4-605 and Article V, 

provided however changes to any approved proffers shall be made in conformance 

with Section 13-200. 

 

PART 7 4-700 PLANNED DEVELOPMENT MIXED USE DISTRICT (PDMU) 

 

4-701  Purpose and Intent 

 

The PDMU District is established to provide a limited range of commercial retail, 

service and office uses, as well as civic and residential uses.  The district regulations 

are designed to allow the types of commercial uses that are compatible with public 

uses such as schools and which serve only the immediate neighborhood.  In general, 


