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CONFIDENTIALITY & DISCLAIMER
All materials and information received or derived from Serafin Real Estate its directors, officers,
agents, advisors, affiliates and/or any third party sources are provided without representation or
warranty as to completeness, veracity, or accuracy, condition of the property, compliance or lack
of compliance with applicable governmental requirements, developability or suitability,
financial performance of the property, projected financial performance of the property for any
party’s intended use or any and all other matters.

Neither Serafin Real Estate its directors, officers, agents, advisors, or affiliates makes any
representation or warranty, express or implied, as to accuracy or completeness of the any
materials or information provided, derived, or received. Materials and information from any
source, whether written or verbal, that may be furnished for review are not a substitute for a
party’s active conduct of its own due diligence to determine these and other matters of
significance to such party. Serafin Real Estate will not investigate or verify any such matters or
conduct due diligence for a party unless otherwise agreed in writing.

EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND DUE DILIGENCE.

Any party contemplating or under contract or in escrow for a transaction is urged to verify all
information and to conduct their own inspections and investigations including through
appropriate third party independent professionals selected by such party.   All financial data
should be verified by the party including by obtaining and reading applicable documents and
reports and consulting appropriate independent professionals. Serafin Real Estate makes no
warranties and/or representations regarding the veracity, completeness, or relevance of any
financial data or assumptions. Serafin Real Estate does not serve as a financial advisor to any
party regarding any proposed transaction. All data and assumptions regarding financial
performance, including that used for financial modeling purposes, may differ from actual data
or performance. Any estimates of market rents and/or projected rents that may be provided to a
party do not necessarily mean that rents can be established at or increased to that level. Parties
must evaluate any applicable contractual and governmental limitations as well as market
conditions, vacancy factors and other issues in order to determine rents from or for the
property.

Legal questions should be discussed by the party with an attorney. Tax questions should be
discussed by the party with a certified public accountant or tax attorney. Title questions should
be discussed by the party with a title officer or attorney. Questions regarding the condition of
the property and whether the property complies with applicable governmental requirements
should be discussed by the party with appropriate engineers, architects, contractors, other
consultants and governmental agencies. All properties and services are marketed by Serafin
Real Estate in compliance with all applicable fair housing and equal opportunity laws.
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PROPERTY OVERVIEW
This ±7,365 SF purpose-built childcare facility offers a turnkey opportunity for early
education operators or investors in the heart of Sterling, Virginia. The single-story building
is designed specifically for childcare use with multiple classrooms, child-scaled restrooms,
support spaces, and a previously licensed capacity of approximately 200 children,
significantly reducing entitlement risk and time-to-opening. A fully fenced outdoor
playground further enhances functionality and enrollment appeal in a supply-constrained
market 




Located near Route 28, Route 7, and Dulles International Airport, the property benefits
from strong accessibility and dense surrounding residential neighborhoods with above-
average household incomes. Zoned PDH-3 and available for sale or lease, the asset is well
suited for owner-users seeking long-term control or investors targeting a necessity-based
childcare property with durable demand and multiple exit strategies.

SALE PRICE: Subject to Offer

LEASE RATE: $38.00 SF/yr (NNN)

APPROX NNN'S: $2.60/SF

BUILDING SIZE: 7,365 SF

LOT SIZE: 0.85 Acres

# OF CLASSROOMS: 7

YEAR BUILT: 1985

RENOVATED: 1995

ZONING: PDH3

SUBMARKET: Dulles Corridor

OFFERING SUMMARY
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PROPERTY DESCRIPTION
Rare opportunity to acquire or lease a purpose-built childcare and early
education facility in the heart of Sterling, Virginia—one of Loudoun County’s
most established, family-dense submarkets. This 7,365 SF single-story building
sits on ±0.85 acres and was previously operated as a licensed childcare center,
offering a true plug-and-play solution for operators or a compelling long-term
investment for buyers seeking necessity-based real estate.


The building is thoughtfully designed for early education use, featuring
multiple oversized classrooms, administrative offices, kitchen/cafeteria space,
storage, and child-scaled restrooms. The efficient floor plan supports a wide
range of operating models, from traditional preschool and daycare to
Montessori, private elementary, or specialty education concepts. The property
previously held a licensed capacity of approximately 200 children, significantly
reducing entitlement risk and time-to-opening for a new operator 


A major differentiator is the fully fenced and improved outdoor playground, an
increasingly scarce and valuable feature in Loudoun County. Combined with
surface parking, convenient parent drop-off circulation, and single-tenant
visibility, the site checks the core boxes operators prioritize when evaluating
new locations.


Strategically located just minutes from Route 28, Route 7, and Dulles
International Airport, the property benefits from strong commuter traffic,
surrounding residential density, and proximity to major employment centers.
The immediate trade area is characterized by above-average household
incomes, strong population growth, and sustained demand for childcare
services, supporting both enrollment stability and long-term real estate value.


Zoned PDH-3, the property allows for childcare and educational use and has a
proven operating history. Whether repositioned for an owner-operator seeking
long-term control of real estate, leased to a regional or national childcare brand,
or stabilized and held as a cash-flowing investment, 211 Edds Lane offers
flexibility, certainty, and durable fundamentals in a supply-constrained
Northern Virginia market.
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SALE PRICE SUBJECT TO OFFER

LEASE RATE $38.00 SF/YR

LOCATION INFORMATION

BUILDING NAME Owner-User Childcare Center &
Preschool

STREET ADDRESS 211 Edds Ln

CITY, STATE, ZIP Sterling, VA 20165

COUNTY Loudoun

MARKET Washington DC Metro

SUB-MARKET Dulles Corridor

CROSS-STREETS Edds Lane & Cromwell Road

NEAREST HIGHWAY Route 28 and Route 7

NEAREST AIRPORT Washington Dulles International
Airport (IAD) & Leesburg Airport

PROPERTY INFORMATION

PROPERTY TYPE Special Purpose

PROPERTY SUBTYPE School

ZONING PDH3 - Planned Development
Housing 3

LOT SIZE 0.85 Acres

APN # 028196529000

LOT FRONTAGE 84 ft

TRAFFIC COUNT 6406

TRAFFIC COUNT STREET Cromwell Rd & Countryside Blvd

BUILDING INFORMATION

BUILDING SIZE 7,365 SF

OCCUPANCY % 0.0%

TENANCY Single

CEILING HEIGHT 10 ft

NUMBER OF FLOORS 1

YEAR BUILT 1985

YEAR LAST RENOVATED 1995

CONSTRUCTION STATUS Existing

ROOF Gable, Asphalt/FBGL Shingle

FREE STANDING Yes

NUMBER OF BUILDINGS 1

FLOOR COVERINGS Carpet

FOUNDATION Concrete

EXTERIOR WALLS Siding (Alum/Vinyl)

PARKING & TRANSPORTATION

PARKING TYPE Surface

PARKING RATIO 2.04

NUMBER OF PARKING SPACES 15

TAXES & APPROXIMATE NNN'S

TAXES $13,468.28

APPROXIMATE NNN'S: $2.60/SF
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Purpose-built childcare facility with proven operating history:
±7,365 SF single-story building specifically designed for early
education use, featuring multiple oversized classrooms, child-scaled
restrooms, administrative offices, kitchen/cafeteria space, storage, and
efficient circulation ideal for a wide range of childcare and preschool
operating models

Previously licensed for approximately 200 children: Prior licensing
significantly reduces entitlement risk and time-to-opening for a new
operator, making this an attractive turnkey opportunity for owner-
users, regional brands, or expanding childcare groups

Fully improved and fenced outdoor playground: A rare and highly
valuable amenity in Loudoun County, supporting enrollment demand,
licensing requirements, and parent decision-making—particularly
difficult and costly to replicate in today’s development environment.

Strong Sterling & Loudoun County demographics: Located in one of
the most family-dense and established residential areas of Loudoun
County, with above-average household incomes, dual-income
households, and consistent demand for early education and childcare
services

Excellent accessibility and visibility: Strategically positioned near
Route 28, Route 7, and Dulles International Airport, offering convenient
access for commuting parents and staff while benefiting from
surrounding residential neighborhoods and daily traffic counts.

Flexible sale or lease opportunity for operators and investors: Ideal
for an owner-user seeking long-term control of real estate, or for
investors targeting a necessity-based asset with strong lease-up
potential, durable demand fundamentals, and multiple exit strategies
in a supply-constrained Northern Virginia market.
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LOCATION DESCRIPTION
Loudoun County Market Overview

Loudoun County is one of the most affluent and fastest-growing counties in the
country, with a population exceeding 420,000 and a median household income well
above $170,000. The county’s strong economic base is driven by high-earning
professionals, technology and government employment, and consistent in-migration
of families seeking quality schools and a high standard of living.


Demographically, Loudoun County has a large and growing population of households
with children, creating sustained demand for childcare and early education services.
Limited existing inventory, coupled with ongoing residential development, continues
to place pressure on childcare capacity, making well-located facilities particularly
attractive. Strong home values and stable employment further support long-term
demand for necessity-based services.


Sterling Submarket Overview

Sterling is one of Loudoun County’s most established and densely populated
residential communities, offering a deep and diverse household base. While incomes
in Sterling trend slightly below the countywide average, they remain solidly above state
and national norms, with a meaningful concentration of working families and dual-
income households.


The area benefits from a younger population profile, proximity to major employment
centers, and convenient access to Dulles Airport, Route 28, and the broader
Washington, DC metro. These factors contribute to consistent demand for family-
oriented services, particularly childcare and early education, where convenience and
accessibility are key decision drivers.


Location Context – 211 Edds Lane

211 Edds Lane is situated within a well-established Sterling residential corridor
supported by strong population density and family demographics. The surrounding
market exhibits the income levels, household composition, and daily-use demand that
support childcare and other community-serving uses.


When viewed in the context of Loudoun County’s overall affluence and Sterling’s
stable, family-driven submarket, this location presents a compelling opportunity for a
service-oriented owner-user or investor seeking long-term demand fundamentals and
defensible market positioning.
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POPULATION 1 MILE 3 MILES 5 MILES

TOTAL POPULATION 15,802 79,440 165,153

AVERAGE AGE 37 40 40

AVERAGE AGE (MALE) 37 39 39

AVERAGE AGE (FEMALE) 38 41 40

HOUSEHOLDS & INCOME 1 MILE 3 MILES 5 MILES

TOTAL HOUSEHOLDS 5,643 27,939 57,430

# OF PERSONS PER HH 2.8 2.8 2.9

AVERAGE HH INCOME $169,830 $178,558 $198,775

AVERAGE HOUSE VALUE $665,850 $656,360 $710,704
Demographics data derived from AlphaMap
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