ARTICLE 7

B-1 Business – Town Business District

7.1 Purpose

This district is designed to accommodate commercial uses in the central part of town in existing commercial structures and in structures that were formerly residential but may now be desirable for low impact business use. Because of proximity to residential uses, businesses in this district must be low impact uses that are compatible with their existing residential buildings.  The town intends and desires that existing residential buildings be converted to commercial use rather than have new buildings constructed, whenever possible. 

7.2 Permitted Uses

The following uses and structures are permitted in the B-1 District, subject to obtaining any necessary land use permits, site plan approval, if required, and a Town business license:
a.
Single-family dwellings.
b.
Mixed single-family residential and business use provided that the residential use is restricted to the second story and above. Residential use is permitted on the first story provided that the business owner is the resident.
c.
Bed and Breakfast, in accordance with Section 7.11 a.  
d.
Financial institutions in accordance with Section 7.11 b.
e
Museum
f
Personal Service stores such as barber shops, beauty salons, interior decorators, picture framing shops, and spas
g.
Professional and General Offices
h.
Repair Shops such as shoe repair and tailor shops.
i.
Retail stores and shops such as antique shops, art galleries, bookstores, clothing stores, florist shops, general merchandise stores, gift shops, ice cream and/or confectionary shops, jewelry shops, photography supply shops and toy stores.
j.
Studio for artists, crafts persons, writers
7.3 Accessory Uses and Structures

The following accessory uses and structures that are customarily incidental and subordinate to an approved principal use on the lot are permitted in the B-1 District:

a. Dumpsters and dumpster pads, with opaque screening on all sides to match the height of the dumpster.
b. Emergency power generators and fuel tanks.
c. Fence or wall, not to exceed eight (8) feet in height in the rear or side yards behind the front building line, and three and one-half (3-1/2)feet in the front yard.
d. Freestanding air conditioning machinery

e. Sculpture, fountain, etc.
f. Accessory structures that relate to the permitted uses; provided however that the total footprint coverage for all accessory buildings on a lot does not exceed 6% of the total lot area and in any case, may not exceed 1800 sq. ft. Where there are multiple accessory buildings, there is a minimum requirement of 10 ft. between all other accessory building coverages. A single accessory building footprint can not cover more than 4% of the total lot area and the maximum size of a single accessory building footprint regardless of lot size is 1200 sq. ft. However, any lot may be permitted to have a single accessory building with a footprint of up to 600 sq. ft.
g.   Temporary stands or outdoor areas for the sale of produce, or seasonal items such as Christmas trees, wreaths, and holly.

h.
Parking for approved on-site uses permitted in the B-1 District; such parking cannot be located in any required buffer area. Parking areas shall not be used for storage.
i.
Shared Parking by more than one approved use permitted in the B-1 District with the following conditions:


1.
Each use must meet its parking requirements without the additional parking provided by shared parking, unless the arrangement meets the requirements set forth in Zoning Ordinance Article 12, Section 12.5.


2.
No inoperable vehicles may be parked in shared parking areas.


3.
No parking shall occur in buffer areas.


4.
Shared parking spaces must be clearly marked and lined and meet all space and aisle requirements contained in this ordinance.


5.
Shared parking must be contained within existing legal parking areas, and shall not be used to expand or enlarge an existing parking area.

6.
A property that is non-conforming with respect to required parking spaces cannot be used for shared parking.
7.4 Special Exception Uses

The following uses and structures are permitted in the B-1 District subject to securing a Special Exception Permit, site plan approval and zoning permits:

a. Automobile service stations and gas stations with no general store

b. Fitness Center
c.
Funeral Home
d.
Indoor Theater
e.
Other retail uses consistent with the Comprehensive Plan but not otherwise permitted in 7.2.
f.
Child Care Center, in accordance with Section 7.11 d.
g.
Parking as a primary use. No overnight parking is allowed.
h.
Places of worship

i.
Public facilities, including fire station, police station, library, post office, government office, parks.
j.
Restaurants, including bakery, catering, coffee shops and delicatessens, with indoor seating and no drive-through service. Outside service and consumption is permitted in accordance with section 7.11 c.
7.5 Lot Area

The minimum lot area shall be 20,000 square feet, except for lots with existing buildings which must be able to accommodate off-street parking as provided in Article 12. 
7.6 Minimum Lot Width

The minimum lot width at the front property line shall be 50 feet and at the required front yard 80 feet, except for lots with existing buildings which must be able to accommodate off-street parking as provided in Article 12.

7.7 Building Height

The maximum building height for the primary structure shall be 35 feet. No accessory building shall exceed 16 feet in height.
7.8 Yard Requirements

The following minimum yard requirements shall apply to new construction in the B-1 District:

a. Front Yard:
25 feet, except in developed areas where the front yard may equal the lesser of the front yards of the immediately adjacent properties.

b. Side Yard:
10 feet, except as set forth in Article 14.4 “General Screening and Buffering”.
c. Rear Yard:
30 feet.

d. Accessory Uses and Structures, with the exception of those listed in Section 7.3.c. are not allowed in any buffer area listed in Section 14.4. Setback of an accessory structure up to 16 feet in height must be 10 feet from any and all parts of the accessory structure to the closest property line. All accessory structures must be 5 feet back from the front line of the principal building and must be outside of the front yard setback, except that structures with no side enclosure are permitted in the front yard.

7.9 Outdoor Display and Storage

a. The display of products and services shall be permitted adjacent to the primary structure, or on patios, porches or attached decks. No outdoor display shall be permitted within parking areas, sidewalks, or side and rear yard buffer zones. Vending machines shall only be permitted adjacent to the primary structure.

b. Outdoor storage shall be located within approved accessory buildings or appropriately screened.

c. All outdoor refuse shall be in closed containers/dumpsters and shall be screened from view on all four sides.
7.10 Use Limitations

Operations or products shall not adversely affect any contiguous uses through the dissemination of intrusive lighting, odor, dust, smoke, fumes, noise, vibrations, creation of trash, garbage or litter or other similar causes to an extent greater than normally found in businesses of the approved use.
a. Accessory structures shall be located on the same lot as the principal use or structure

b. No accessory structure shall be used as a dwelling or for lodging

c.
Outside service and consumption must comply with section 7.11.

7.11 Additional Regulations for Specific Uses
     a. Bed & Breakfast:

(1)  The principal use must be a single family dwelling, and the owner shall reside in and 
     manage the establishment.
(2)  A Bed & Breakfast use is considered an accessory use to the permanent residential 

       quarters.
(3)  No more than three bedrooms can be made available for transient occupancy, 
       for not more than seven days, by no more than six guests for compensation.
(4)  The establishment shall not contain restaurant facilities, but may provide food service         

       for transient guests only.
(5)  No special events (e.g. weddings, receptions, and parties) or similar activities 

       conducted for compensation shall be permitted.

b. Uses with drive-through windows. Drive-through windows are allowed for banks, other
    financial institutions, and pharmacies, and shall meet the following standards:

(1)
Any canopy shall be located behind the front line of the building.

(2)
All canopy lighting for the drive-through window must be fully recessed with flat lenses, full cut-off, and not cast any glare sideways.

(3) The maximum average illumination during operating hours shall not exceed twenty (20) foot-candles as measured horizontally at grade level.
(4)
The ceiling finish shall be non-reflective.

(5)
The Applicant shall submit a lighting plan and a parking and traffic circulation plan as part of the site plan application for review and approval by the Planning Commission.
  c. Restaurants:
(1)
Applicants must clearly demonstrate that the use will be compatible with the neighborhood, particularly with regard to traffic circulation, parking, and appearance.
(2)
No drive-through windows are allowed.
(3)
All site lighting, if any, shall utilize fully shielded cut-off fixtures and be designed and located so as to prohibit glare onto adjacent properties.

(4)
Any restaurant located adjacent to a property located in a residential district shall close to the public not later than 10:00 p.m. each day and shall not reopen earlier than 7:00 a.m.

(5)
Required parking for guests and employees shall be provided on-site.
(6)
Applicants must clearly demonstrate that noise and odors created by the use shall not have an undue impact on neighboring properties.
(7)
Outdoor cafes are allowed, provided that they meet the following standards:
(a)
To allow for pedestrian circulation, a minimum width of five (5) feet of sidewalk between the curb and the entrance to the establishment shall be maintained free of tables, chairs, or other obstacles.
(b)
Planters, posts with ropes, or other removable enclosures are encouraged and shall be used as a way of defining the area occupied by the cafe.
(c)
Extended awnings, canopies, or large umbrellas shall be permitted if located to provide shade. Colors shall complement building colors.

(d)
The operators of outdoor cafes shall maintain a clean, litter-free, and well-kept appearance within and immediately adjacent to the area of cafe activity; outdoor trash receptacles shall be provided.
(e)
No additional signage is permitted for the outdoor cafe.
d.
Child Care Centers
(1)
Child care facilities shall be registered with Loudoun County pursuant to the Loudoun County Code provisions.

(2)
The facility shall comply with any and all requirements of the County and State Codes.

(3)
A minimum of seventy-five (75) square feet per child of outdoor play space shall be provided on the lot the Child Care Facility is located and shall be shown on a schematic plan of the lot at the time of issuance of a zoning permit.  A fence at least three and one half (3-1/2) feet in height shall completely enclose the play area so that children are safely contained inside, and that all persons entering the play area are within direct line of sight from the Child Care Center classroom areas.

(4)
No play equipment at Child Care Facilities shall be located within any required front yard setback or within five (5) feet of any side or rear lot line.  All play areas at Child Care Facilities shall be safely segregated from parking, loading or service areas.

(5)
Parking areas at Child Care Facilities shall be designed to enhance the safety of children as they arrive at and leave the facility.

(6)
Child Care Facilities shall have a designated pickup and delivery zone located adjacent to the child care structure in such a way that children do not have to cross vehicular travel ways to enter or exit the center.

(7)
Persons operating Child Care Facilities shall obtain a business license and pay the business license tax as described in the Town Business, Professional and Occupational License Tax Ordinance.
7.12 Site Plan Requirement

All changes in use shall require a zoning permit. All changes to the structure or site improvements that are subject to the Zoning Ordinance or Subdivision and Land Development Ordinance shall require a site plan that conforms to the Subdivision and Land Development Ordinance and shall include a boundary survey, existing rights-of-way and easements, details for placement of structures and how zoning ordinance requirements are met, topography, floodplain, utility improvements, provisions for stormwater management, exterior lighting, landscaping and buffering of the proposed use from adjacent uses. The site plan or some of its requirements may be waived by the Zoning Administrator based upon the scope of the improvements.

7.13 Outdoor Lighting   
All development shall comply with outdoor lighting standards that include:

a.
A lighting plan shall be provided that indicates that all outdoor lighting fixtures exclusive of street lights shall not have a source of illumination that is visible beyond the site or cause illumination of adjacent properties in excess of 0.5 foot-candles, as measured at the site boundary.

b.
All outdoor lighting shall be designed, fully shielded, downward pointing, aimed, located and maintained to shield adjacent properties and not produce glare onto adjacent properties or roadways. Parking lot light fixtures and all light fixtures on buildings shall be full cut-off fixtures that include flat glass lenses that eliminate or minimize direct glare and uplight.

c.
 Method of Measurement – Illumination levels shall be measured with a photoelectric photometer having a spectral response similar to that of the human eye, following the standard spectral luminous efficiency curve adopted by the International Commission on Illumination.
[This article was last amended November 15, 2012.]
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