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PURPOSE: The purpose of this item is to present: 1) the current status of the project, 2) an
overview of the Envision Loudoun project work plan and the projected timeline for completion, 3)
a general overview of how the Silver Line Comprehensive Plan Amendment (CPAM) will be
incorporated into the Envision Loudoun process, 4) a summary of the Round II Envision the Future
Workshops Public Input, and 5) an overview of some of the major components of Envision
Loudoun and related studies.

BACKGROUND: At the Board of Supervisors (Board) Business Meeting on May 2, 2017, the
Board was presented with draft Vision and Goal statements that were developed by the Stakeholder
Committee, staff, and the project consultant team (collectively, the project team). The Board
forwarded (9-0) the item to the Board Business Meeting on May 18, 2017, for staff to incorporate
the requested edits and for further review. At the May 18, 2017 Board Business Meeting, the Board
endorsed (9-0) the draft Vision and Goals.1 The endorsed Vision and Goals, as well as new draft
objectives, are now being used by the Stakeholders Committee (SC) to guide development of more
detailed plan components.
CURRENT STATUS AND PROGRESS: As reported previously, the planning process has been
successfully reaching the desired milestones through Phases 1, 2, and 3 accomplishments and
product delivery from the Consultant Team. Staff held five (5) community outreach meetings for
the Round II: Envision the Future Workshops during the first two weeks of June while also offering
an on-line input opportunity in the last two weeks of June and the first two weeks in July.
The project team is now fully engaged in Phase 4 to develop and assemble components of a new
General Plan and Countywide Transportation Plan for Round III public review and comment in
1
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January 2018. The input received through the Round II: Envision the Future Workshops in July
2017 is being used to assist in developing the various components of the Plan. This includes new
Land Use Plan recommendations for the Suburban and Transition Policy Areas and new policies
and strategies that will address Housing, Economic Development, Public Facilities, Revitalization/
Redevelopment, Quality Development, and Growth Management. Preliminary Transportation
Plan recommendations will also be developed. The staff, SC, and consultant team are expected to
complete a draft of these components, which will be presented at the next round of public feedback
sessions, which is tentatively scheduled in January 2018.
Development of Key Components
After the June 2017 community outreach and engagement effort, the project team spent the July
Stakeholders meetings reviewing the Silver Line CPAM and how it would be incorporated into
the Envision Loudoun process as directed by the Board. In addition, the SC discussed the
Countywide transportation needs and opportunities, reviewed the initial public input received
during the Envision the Future Workshops regarding the newly developed Vision, Goals and
Objectives, and began discussions on the Suburban Policy Area land use approach and issues. In
August, the SC developed preliminary recommendations for the “Areas for Potential Change”
within the Suburban Policy Area. In addition, the SC has developed preliminary policy
recommendations on Housing and Economic Development. Since July, staff and the SC have
developed a recommended strategy to incorporate the Silver Line Comprehensive Plan
Amendment into the Envision Loudoun process; produced preliminary land use recommendations
for the Suburban and Transition Policy Areas; and developed preliminary recommendations on
Housing and Economic policies.
Silver Line CPAM Integration into the Envision Loudoun Process
At the June 22, 2017 Board Business Meeting, the Board directed (8-1: Volpe opposed) staff to
forward CPAM-2016-0002, Silver Line Comprehensive Plan Amendment2 to the Envision
Loudoun planning process for continued study and ultimate inclusion in an updated Countywide
comprehensive plan. The Board gave this direction to allow for an update of current transitoriented development policies that are to be supplemented by a generalized approach to planned
uses that encourage higher density urban development. The Board directed that policies should
recognize and avoid adverse impacts on Washington Dulles International Airport (IAD) and take
into account infrastructure costs while fostering: 1) the sustained realization of tax revenues, 2)
substantial employment generation, 3) housing opportunities to support a vibrant economy, and 4)
a land use and transportation pattern that encourages investment in a premier transit-oriented
destination.
During the month of July 2017, staff updated the SC on the work completed on the Silver Line
CPAM. In addition, staff presented the SC staff’s recommended approach for addressing the
Board’s direction to build upon current Revised General Plan policies and enhance/supplement
those policies with already completed CPAM work. For the land around the Metrorail stations, the
2
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SC recommended more general plan recommendations and encouraged higher density mixed use.
Many of the Stakeholders understood the concerns about limiting residential development within
the existing Airport Impact (AI) Overlay District within the Ldn 65 or higher aircraft noise contour.
They also supported the Board working with Metropolitan Washington Airports Authority
(MWAA) to prepare a new noise overlay study. At a future meeting, the Stakeholders agreed to
designate the land near the proposed Metrorail stations for an Urban Area Designation that
supports the type of intensity recommended within the Silver Line CPAM.
At the October 16, 2017 SC meeting, staff will provide the Stakeholders more specific
recommendations for expanding the existing Revised General Plan policies to provide for more
intense mixed use development while not supporting residential development within the AI
District within the Ldn 65 or higher aircraft noise contour. During the meeting with County staff
on August 21, 2017, MWAA reported that on August 9, 2017, the Federal Aviation Administration
(FAA) announced that FAA is asking IAD and other airports with similar capabilities to assess the
impact of simultaneous landings on parallel runways and shorter distances between planes landing
on the same runway made possible by the real time Global Positioning System (GPS) capabilities
of the Next Generation Air Transportation System (NextGen) System. Such a change in flight
operations means changes to flight paths that, in turn, necessitate an updated Airport Noise
Exposure Map (NEM). MWAA representatives stated that they should receive funding for this
project in January 2018. MWAA anticipates the project would take 9 to 14 months. A SC would
be formed and would include participants from Loudoun County and Fairfax County, the airlines,
and other groups. The results of this study would be useful for the Board to consider changes to
our current AI District.
Land Use Recommendations for Suburban Policy Area
The project team spent a number of SC Meetings addressing land use planning issues for the
Suburban Policy Area, which include:


Addressing flexibility in land use planning



Addressing future development in areas previously designated for Keynote Employment



Addressing infill development for undeveloped parcels in substantially developed areas
and neighborhoods



Designating urban areas and areas for mixed use



Designating redevelopment/revitalization areas

With recommendations from the consultant team, staff and the Stakeholders have been working
with a new land use structure called Place Types. A major premise of this approach is defining the
types of places that are desired throughout the County. While metrics concerning density and
intensity of use are still a component of this planning structure, these Place Types are designed to
achieve a predominant use pattern, form, and character of desired future land uses and allow for
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variable mixes of uses with some flexibility to meet market fluctuations. This new approach for
Loudoun County represents a land planning best practice that is becoming prevalent nationwide.
As an example, the project team has used a Mixed Employment Place Type that introduces
residential development of compatible scale and form in predominantly non-residential areas to
encourage future development in areas where it may have been inhibited by the Keynote
Employment areas of the Revised General Plan. Conversely, in order to encourage infill
development on vacant parcels that have been surrounded by development of varying types, the
Place Types methodology allows for a range of compatible use options on those undeveloped
parcels. For example, an undeveloped parcel that is surrounded by low density residential may
continue that land use designation in a Place Type, but allow for compatible retail or commercial
uses that otherwise would not occur in the current land use structure. A Suburban Policy Area
Place Types Map is included as Attachment 1.While the Place Types palette is more extensive
than the current Proposed Land Use Plan found in the Revised General Plan, the new Place Types
Map for the Suburban Policy Area focused on areas that were viewed as areas for potential for
change (Areas of Potential Change). The majority of the land area in the Suburban Policy Area is
not proposed for major changes and the Place Types Map was adapted to account for existing
development patterns.
The SC has also addressed the need for designating Urban Areas, which also include the Silver
Line planning area. The Urban Areas have been divided, generally, into two mixed use types: 1)
Silver Line Metrorail Stations with highest intensity/transit-oriented; and 2) walkable places that
are not Metro-related and with lesser intensity of use along Route 7 (Attachment 2). Specific
policies for these areas have not been developed, however the intent of these areas is to provide
for walkable, mixed-use, and transit-oriented development that will support anticipated growth,
offer a diversity of housing to meet changing housing needs, and offer flexible land use policies to
allow for innovation and changing market demands over time.
Similarly, the project team has also designated areas for redevelopment and/or revitalization, such
as the area around Old Sterling. These areas were identified for underdeveloped or underutilized
land areas, older shopping centers, in some cases, that are ideal locations for introducing new
mixed use projects to re-invigorate and re-activate the community activity in those areas
(Attachment 3). Staff and the SC generally have consensus on the recommended Place Types
mapping. Additional work on the form and character of the list of place types is still needed as the
SC will revisit the land use recommendations for the Suburban and Transition Policy Areas at the
October 16, 2017 SC Meeting.
Land Use Recommendations for Transition Policy Area
The SC spent its two meetings in September considering different scenarios for the Transition
Policy Area (TPA). At the September 11, 2017 SC meeting, staff presented the SC two Scenarios
for the TPA. Scenario 1 (Status Quo) called for no changes in the recommended land use within
the TPA (Attachment 4). This Scenario was put forth to respond to a number of the comments to
not change the TPA that were received at both rounds of public meetings. Staff’s preliminary
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estimates for development of this scenario indicate a rough approximation of an additional 2,800
housing units and 709,000 square feet of industrial use coupled with 50% to 70% open space.
Scenario 2 (Strategic Changes) was staff’s recommendation based upon staff review of the TPA.
Scenario 2 recommends light industrial uses in the Lower Sycolin Area (Attachment 5). Staff’s
recommendation for light industrial in this area is due to light industrial uses currently developed
and/or approved for the north side of Sycolin Road (e.g., Panda Stonewall Power Plant, future data
center uses). Staff’s recommendation also includes preserving a significant amount of open space
(50%), maintaining 300-foot buffers along Goose Creek, and preserving existing forest stands
along adjacent roadways and other environmentally sensitive areas. Staff’s preliminary estimates
for development of this scenario indicate a rough approximation of an additional 12,000 housing
units, 30.88 million square feet of industrial uses, 1.12 million square feet of retail uses with 50%
to 70% open space.
Staff also recommends residential development at 4 units per acre with 50 percent open space on
the South Side of Braddock Road. This area has a number of significant planned roadways and has
already approved residential development at approximately 3 units per acre. Staff is also
recommending that any residential development that is proposed within this area should provide
for smaller lots and smaller housing units that would provide for more affordable workforce
housing. In addition, staff recommends that development in this area should be postponed until the
supporting services and infrastructure are in place to support the development and lessen the
impact on existing roadways and services. Staff also recommends adding additional Neighborhood
Commercial Areas at key intersections in the TPA adjacent/nearby existing commercial areas.
This was recommended to provide for additional commercial services to meet anticipated
residential development as this areas develops.
Staff recommends keeping the remainder of the TPA as is because of the established pattern of
large existing by-right subdivisions and the limitation on planned roadways to accommodate more
intense development.
At the September 25, 2017 SC meeting, the SC provided some preliminary recommendations on
land uses for the TPA, Scenario 3 (Attachment 6). The SC concurred with staff’s Scenario 2 with
additional changes. Much of the SC recommendation was related to providing additional
workforce housing to meet the projected need. The majority of the SC members recommended to
expand the 4 dwelling units per acre throughout the remaining areas of potential change within the
TPA. A number of SC members understood that there would be a need for planning for additional
roadways and services to support this increased density. Staff’s preliminary estimates for
development of this scenario indicate a rough approximation of an additional 18,300 housing units,
36.71 million square feet of industrial uses, 1.12 million square feet of retail uses with 50% to 70%
open space. However, the open space recommendation was a subject of significant discussion
amongst the SC members at their last meeting.
The majority of the SC members did not support staff’s proposal to preserve 50 percent open space
within the TPA. Most members did support the need for open space in the TPA, but felt the open
space could be less if it was of higher quality or provided for needed trails and recreational needs.
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In addition, the SC recommended two areas that are currently designated as Rural Policy Area be
designated as Transition Policy Area due to proximity to Transition Policy Area development and
anticipated future land development. The first area is an area around Shreve Mill Road, the Dulles
Greenway (Route 267) and east to the Town of Leesburg border (Area ‘P’ in Attachment 6) and
the second area is an area along Evergreen Mills Road (Area ‘Q’ in Attachment 6). The SC did not
reach consensus on a recommended Place Type or development pattern, but indicated that those
two areas should now be included in the Transition Policy Area.
At the October 16, 2017 SC meeting, the SC will need to provide staff a recommendation on the
proposed open space within the TPA and further discuss how more affordable, workforce housing
units can be achieved within the TPA.
Prior to completing a recommendation on land use, staff will evaluate the fiscal impact of the
recommendations for new growth and development. Staff will use the SC’s land use
recommendations and provide information regarding the fiscal impact of providing future public
facility needs to accommodate new residential growth.
Housing and Economic Development Policy Recommendations
Three Stakeholders Subcommittees have been formed under the leadership of the SC Chair and
Vice Chair and include: an Economic Development Subcommittee, a Housing Subcommittee, and
a Revised General Plan Policy Carryover Subcommittee. The outcomes of these committees is to
determine retention/revision of current policies, consider new policy directions, and make
recommendations to the entire SC. These subcommittees are teaming with staff to consider public
input on their respective subject matter, existing/current policies, the latest in planning best
practices (with consultant team research) and the Subcommittee(s) members’ perspective and
expertise.
The Economic Development Subcommittee, working with staff, has developed a set of draft policy
recommendations that have been reviewed with the entire SC at the September 25, 2017 SC
meeting. The policy recommendations were developed through discussions with staff, considering
public input received, industry/business input received, current policies, considering staff
recommendations, and current economic development trends and patterns encapsulated in the
Economic Development White Paper: Issues and Recommendations (Attachments 7). The policy
recommendations help achieve four economic development priorities, which support the mission
and vision for Loudoun’s economy. The priorities focus on diversifying our economic base,
creating desirable places to attract new corporate headquarters, investing in the skill set of our
workforce, and marketing our County on a global scale, which will help build a strong community
for many years to come. Some of the specific SC recommended policies/strategies (Attachment 8)
include catalyzing start-ups and entrepreneurial growth; providing a continuum of housing types,
retail, entertainment, and offices in a walkable environment; and reserving adequate amounts of
developable commercially-zoned land for targeted industry growth.
Concurrently, the Housing Subcommittee has been very active and working with staff to develop
their own set of policy recommendations. This subcommittee’s work is focusing on several
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challenges: 1) lack of long-term affordability; 2) lack of provision for the lowest incomes tier (0 –
50% AMI); 3) lack of desirable and attainable housing for all income levels of workforce; 4) lack
of developable land; and 5) lack of a dedicated revenue stream for the production of affordable
units. The current draft policies and foundational information concerning housing in Loudoun
County can be found in Housing White Paper: Issues and Recommendations for Consideration
(Attachments 9), which address the challenges mentioned through the policy recommendations.
Some of the specific SC recommended policies (Attachment 10) include:


Increasing the quantity of affordable housing units and creating a continuum of affordable
housing options for all people (workforce levels, ages, incomes, and abilities) who want to
live and/or work in Loudoun County;



Creating dedicated revenue stream for affordable housing programs in the County;



Providing a variety of housing types that are attainable and desirable to all levels of the
workforce to maintain the County’s economic competitiveness;



Leveraging public and private resources to address housing needs in Loudoun County; and



Preserving the existing affordable housing stock in Loudoun County.

The work completed by the Economic Development and Housing Subcommittees was generally
endorsed by the full SC on September 25, 2017. The draft policy recommendations on Housing
are expected to be provided at the upcoming Housing Summit on October 16, 2017.
Staff and the respective subcommittees are continuing their dialogue and work through comparing
existing policies in the Revised General Plan for consistency of successful policy directions and
policies that are no longer needed or applicable, for any number reasons, such as being obsolete or
not in line with current trends or Board direction.
A third Stakeholders subcommittee, the Revised General Plan Policy Carryover Subcommittee,
has been formed and is currently working with staff on reviewing current plan policies for
applicability, currency, and necessity for inclusion and/or enhancement in the new plan. This
tedious process of reviewing nearly 1,200 policy, strategy, and implementation statements is
scheduled to continue through October 2017 in order to identify enduring ideas, concepts, and
policies that should remain a part of our new Comprehensive Plan.
In the future, staff and the consultant team will continue developing the new plan policies and will
also be analyzing and testing two to three land use scenarios to determine capital facility needs,
infrastructure needs, and fiscal impacts of the scenarios.
Envision Loudoun Project Work Plan
Staff and the consultant team have developed a project work plan to outline the remaining work to
be completed to achieve the outcome of a draft SC General Plan and Countywide Transportation
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Plan by summer 2018. Staff and the SC are holding bi-weekly meetings to formulate a new land
use plan/strategy, accompanying land use policies, and additional plan policies covering a wide
range of topic areas as defined in the New Comprehensive Plan Charter. Stakeholders
Subcommittees and small work groups from the Staff Technical Advisory Committee (STAC) are
continuing to tackle several policy areas with the objective of developing the policies, strategies,
and actions for the new plan.
Similar to the SC, STAC has broken into several small policy development working groups to
deliver the same policy outcomes to the entire SC for their response(s) to staff policy
recommendations. These staff working groups are addressing policy topic areas such as the Rural
Policy Area, green infrastructure, public facilities, utilities and infrastructure, quality development,
and revitalization and redevelopment.
The remainder of the Envision Loudoun work plan through 2018 generally entails the following:
October 2017






November 2017





Complete first draft land use plan for Transition and Suburban Policy
Areas
o Silver Line CPAM land use planning incorporated
Policy Recommendations for Housing and Economic Development
Revised General Plan policy carryover recommendations
Initial public facilities mapping and recommendations
Complete first draft of Policy Carryover
Review of policies and structure of new plan chapters (Shape, Sustain,
Support, and Connect plan chapters)
Identify transportation needs and opportunities

December 2017







Conduct initial fiscal impact analysis
Continue and complete review of draft plan components and policies
Complete draft CTP recommendations (based on the draft land use plan)
Develop and review draft implementation steps/actions
Finalizing the plan for the Round III community outreach public meetings
for January 2018

January 2018



Conduct Round III community outreach and engagement meetings with
on-line input opportunities

February –
May/June 2018





Evaluate and respond to public input
Develop the SC Recommended General Plan and Comprehensive
Transportation Plan
Presentation of Draft Plan to Board of Supervisors



Planning Commission Review and Recommendation

August – October
2018
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November –
February 2019



Board of Supervisors Review and Approval

As of the date of this report, the Envision Loudoun process is on schedule to present a completed
draft General Plan and Countywide Transportation Plan to the Board during the summer of 2018.
The Board will then need to forward to the Planning Commission (Commission) for review and
recommendation. The Commission’s recommended Plan is tentatively scheduled to be delivered
to the Board toward the end of 2018.
Round II: Envision the Future Community Outreach and Engagement
The Envision the Future workshops were hosted both in-person and online through the project
webpage www.envision-loudoun.org. Over 800 people participated over the course of six weeks
sharing more than 3,800 unique ideas, with 485 in-person participants and at least 350 participating
online. Of the 432 in-person attendees who completed the exit questionnaire, the responses were
very favorable about the experience.
The Envision the Future Workshops were designed to: 1) Collect feedback on draft Vision, Goals,
and Objectives and 2) Understand residents’ needs and concerns related to specific topic areas and
geographies of the county. These topics included infill development in suburban neighborhoods,
redevelopment in maturing neighborhoods, investment in commerce districts, Transition and Rural
Policy Areas, and transportation.
The consultant team has produced a draft Round II: Envision the Future Summary Report
(Attachment 11) that provides an overview of the content and general statistics of the commentary
received, along with downloadable files with all of the public input comments, which will be
published on the Envision Loudoun project website, www.envision-loudoun.org. Staff is analyzing
the Round II comments to draw out specific opportunities, concerns, and issues provided by the
community. The comments are being used by the SC, staff, and consultants in the development of
the Plan and the various components. Planning and Zoning staff are also completing a deep
analysis of the public comments that will link the public input received throughout the process to
the plan policies that are developed within our new plan documents.
Major Components and Work Products
The Envision Loudoun planning process thus far has produced a number of useful and integral
work products that are being used for discussion or background or will be directly used to
formulate new plan documents, specifically the New General Plan and New Countywide
Transportation Plan. The Board has been presented with the Foundations Report and the Round I:
Listening and Learning Public Input Summary Report in February 2017. Since release of those
publications, staff and the consulting team have produced a number of new products that will be
key components of the process and the new planning documents being developed.
Public Input Summary – As with the previous community outreach and engagement effort during
November and December 2016, a second draft public input summary report for the Round II:
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Envision the Future Workshops has been produced by the consultant team to document public
opinions and preferences for future development and amenities in the County. The draft
Engagement Round II: Envision the Future Summary Report (Attachment 11) provides an
overview of what we heard from the 800+ participants in this last iteration of public outreach and
engagement. The public input is currently being used to shape staff work and Stakeholders
discussion concerning future land use and plan policies and has been factored into the Place Types
mapping and draft policies developed to date.
White Papers – Staff and the consultant team have worked collaboratively to develop a series of
white papers for the SC’s work that generally describe and illustrate, by planning topic, the current
conditions and policies, trends and forces that are shaping policies, planning best practices, and
new or revised policy recommendations for the new plan documents. As mentioned previously,
staff and a Stakeholders Economic Development Subcommittee have been working on Economic
Development policy recommendations using the Economic Development White Paper: Issues and
Recommendations (Attachment 7) as a basis for discussion and policy development. Similarly, a
Stakeholders Housing Subcommittee has been working on policy development using the Housing
White Paper: Issues and Recommendations for Consideration (Attachment 9).
A third white paper covering the Transition Policy Area (Attachment 12) has been produced for
the entire SC to consider while working on land planning activities for the Transition Policy Area.
The SC is expected to complete new land use plan recommendations (Place Types Map) for the
Transition and Suburban Policy Area on October 16, 2017.
Market Assessment and Fiscal Impact – Concurrently, staff and the consultant team are working
on a Market Assessment to better gain insight and better understand evolving real estate and
development patterns that could affect future growth in Loudoun County. The information and
analysis within this product will provide growth trend information, absorption of development
types, employment-based metrics including housing preferences, and non-residential development
pressures from various information sources for consideration in the creation of the new general
plan. In addition, staff is working with the consultant team to build a fiscal impact model that will
illustrate fiscal impacts to Loudoun County based on our new plan.
Fiscal and Economic Impacts of Residential Development – The consultant team will also be
producing additional papers on the fiscal and economic impacts of residential development in
Loudoun County. This additive task is to meet a need to better understand the economic as well as
the fiscal impacts of residential development, reflecting differing characteristics across a range of
housing types (real property value, housing unit age, and demographics). This research is being
completed to provide information as the Board considers the new comprehensive plan
recommendations in the fall of 2018. The study is expected to be completed in the spring of 2018.
FISCAL IMPACT:
Recent additive tasks involving the potential location of the Potomac River crossing will be
analyzed as part of upcoming Countywide Transportation Plan efforts and an analysis of the fiscal
and economic impact of residential development will be funded through existing funds. The
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Potomac River Crossing Study will be executed with an existing contract vehicle managed by
DTCI. The Fiscal and Economic Impacts of Residential Development will be a scope modification
that will be additive to the existing Envision Loudoun consultant contract. The costs for this task
will not impact the current project budget and existing tasking requirements under the current
consultant contract with the County. Additional funds have been identified for this purpose.
ATTACHMENTS:
1. Attachment 1 - Suburban Area Place Types Map (DRAFT)
2. Attachment 2 - Urban Areas in the Suburban Policy Area (DRAFT)
3. Attachment 3 - Redevelopment - Revitalization Areas in the Suburban Policy Area (DRAFT)
4. Attachment 4 - Transition Policy Area Scenario 1 Place Types Map (DRAFT)
5. Attachment 5 - Transition Policy Area Scenario 2 Place Types Map (DRAFT)
6. Attachment 6 - Transition Policy Area Scenario 3 Place Types Map (DRAFT)
7. Attachment 7 - Economic Development White Paper Issues and Recommendations
8. Attachment 8 - Stakeholders Committee Economic Development Policy Recommendations
9. Attachment 9 - Housing White Paper Issues and Recommendations for Consideration
10. Attachment 10 - Stakeholders Committee Housing Policy Recommendations
11. Attachment 11 - Engagement Round II: Envision the Future Summary Report - Without
Appendix (DRAFT)
12. Attachment 12 - Transition Policy Area White Paper (DRAFT)

SUBURBAN POLICY AREA PLACE TYPES MAP (DRAFT)

Attachment 1

URBAN AREAS IN THE SUBURBAN POLICY AREA MAP (DRAFT)

Attachment 2

REDEVELOPMENT – REVITALIZATION AREAS IN THE SUBURBAN POLICY
AREA MAP (DRAFT)

Attachment 3

SCENARIO 1 (STATUS QUO) TRANSITION POLICY AREA PLACE TYPES MAP (DRAFT)

Attachment 4

SCENARIO 2 (STRATEGIC CHANGES, STAFF RECOMMENDATION) TRANSITION POLICY
AREA PLACE TYPES MAP (DRAFT)

Attachment 5

SCENARIO 3 (STAKEHOLDERS RECOMMENDATION) TRANSITION POLICY AREA
PLACE TYPES MAP (DRAFT)

Attachment 6
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Attachment 7

Introduction
Loudoun County has emerged as a significant hub of economic activity in the Metropolitan D.C. area; in
the past decade there has been considerable growth in technology sectors such as aerospace,
cybersecurity and data centers, the federal government continues to fuel employment for almost one‐
third of the County’s rapidly expanding population, and agriculture‐based businesses are on the rise due
to Loudoun’s renewed focus on value‐added agricultural products. Start‐ups and corporations that span
all of these burgeoning industries are thriving due to Loudoun’s location in the region, proximity to
Washington Dulles International Airport, highly‐educated workforce, and business‐friendly government.
The Board of Supervisors desires to stay the course on economic development progress by leveraging
the economic development potential of Metrorail in the County, improving the rural economy,
diversifying the County’s commercial/industry base, and continuing to increase job opportunities (BOS
Strategic Plan, March 2017). The County’s economic development efforts are primarily carried out by
the Department of Economic Development (DED), who have adopted the following statements as
guiding principles:
DED Vision
Our vision is a diverse and globally competitive Loudoun Economy.
DED Mission
To strengthen and diversify Loudoun’s economy by providing world‐class and innovative
customer‐focused services to attract, grow and retain targeted businesses of all sizes.
Recommended Outcomes
Policies, strategies and action items should be developed in the Comprehensive Plan update that help
implement the County’s economic development vision, mission, and overarching goals:
1. Diversify the economy by strengthening targeted clusters
2. Create desirable places in key commercial corridors and employment centers
3. Invest in the skilled workforce needed for continued economic growth
4. Market the county as a world‐class business ecosystem
While DED is in a leadership role in each of these goals, all four (in particular goals 2 and 3) will require
collaboration across many county departments and external agencies.
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Research & Analysis
The Board of Supervisors adopted The Community’s Plan for a Thriving and Sustainable Economy in
2000, which was intended as a guiding strategy in the County’s General Plan for five to ten years. DED
has since completed additional strategic planning efforts including a Targeted Cluster Strategy in 2008
(updated in 2012 and 2017), and a specialized Rural Economy Business Development Strategy in 2013.
The Community’s Plan for a Thriving and Sustainable Economy
This fundamental economic development strategy identified five goals for the Loudoun community: (1)
foster a prosperous and diverse business environment, (2) create a globally recognized economy, (3)
maintain sound fiscal health, (4) develop an innovative rural economy, and (5) become a world‐class
visitor’s destination. It also identified Loudoun’s competitive advantages:
1.
2.
3.
4.
5.
6.

Washington Dulles International Airport
Location in the D.C. Metropolitan area
Qualified workforce skilled in advanced industries
Quality of life
Infrastructure that enables access to the region
Greenfield land zoned for commercial development

DED updated Loudoun’s competitive advantages (strengths) based on existing market conditions, and
also analyzed the economy’s weaknesses, opportunities, and threats to further inform policy:
SWOT Analysis of Loudoun Economy
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Targeted Cluster Strategy
The Board of Supervisors endorsed a cluster and overlay approach for economic development based on
industries that were more concentrated in Loudoun relative to the state/nation (location quotient), and
industries that were adding firms because of Loudoun’s strengths and opportunities. Initial clusters were
information & communications technology and life science1. Overlays were federal contractor and
international.
The Board and DED have updated these targeted industry clusters over time. This is essential since
economic climate, County assets and constraints, and projected trends for the future are dynamic.
Targeted clusters are determined based on the strength of industries in terms of largest employment
sectors, past growth, projected growth, location quotient, and competitiveness (shift/share analysis).
Occupational trends are also evaluated in terms of largest and fasted growing occupations. DED’s
current targeted clusters and overlays are: data centers, information & communications technology,
federal government contracting, aerospace & defense, aviation & transportation, health, innovation and
technology, and agriculture & related businesses.
Rural Economy Business Development Strategy
With direction and support of the Board of Supervisors, the County’s Rural Economic Development
Council (REDC) developed a blueprint for strategies that support the rural economy. Along with multiple
stakeholders, the REDC crafted the Rural Economy Business Development Strategy (REBDS) to guide
marketing, research and education, create financial tools to support rural entrepreneurs, provide
resources, and inform public policy. REBDS strategies are split into two categories: foundation strategies
to establish a long‐term base of cross industry development, and program strategies to address specific
rural business development needs. The complete REBDS is available online.
Local snapshot
Based on firsthand knowledge of local market activity, there are certain areas in the eastern portion of
the County where business ecosystems have emerged:

1

Life Science includes manufacturing, professional and health services, and research activities.
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Trends that will shape the future of economic development
Policies and strategies need to anticipate macro trends that will impact economic development in the
areas of workforce, globalization, digitization, tourism and demographics.
1. Workforce
The number of Americans on unemployment rolls has dropped to a 17‐year low, which indicates the
labor market nationwide is tightening. A 4.5 percent jobless rate means the labor market is near full
employment, and companies in Loudoun and across the nation are facing challenges recruiting skilled
workers. Unemployment claims for the last two years a0re the lowest they have been since 1970; falling
below 300,000, which is a threshold associated with a healthy labor market (Reuters, 2017).
D.C. Metropolitan Statistical Area unemployment rates

Source: U.S. Bureau of Labor Statistics, December 2016
According to a CNBC survey, CEOs are increasingly worried about finding talent with the right skills.
Projections show that in the United States the 2020 job market will have 1.5 million fewer college
graduates than are needed (CNBC, 2014). Some best management practices for economic development
organizations to help address the expected talent shortage include: conducting a workforce
sustainability study, collaboration with regional educational institutions, and development of industry‐
specific online portals for jobs.
As part of an international strategy, attracting immigrants to the workforce helps ensure a steady flow
of skilled and unskilled workers. Loudoun County is well on its way to diversifying its local employment
base, as one out of every four residents are foreign‐born (U.S. Census, 2014). Immigrants are also twice
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as likely to start a business as their native‐born counterparts, which, in turn, creates jobs for U.S.‐born
workers. Immigrant‐owned businesses employ one out of every 10 private‐sector workers in the country
(Partnership for a New American Economy, 2012). In addition to standard drivers for choosing a
destination to live and work – opportunity, capital infrastructure, and critical mass of other talented
professionals – best management practices for attracting immigrants involve fair immigration rules,
tolerant and safe community, lifestyle, and a fair social model (Migration Policy Institute, 2013).
2. Globalization
Advantages will come to economic development organizations that are prepared for the global
economy. One in five American jobs are tied to international trade, 95 percent of consumers and three‐
quarters of the world's purchasing power is found outside U.S. borders, and job growth in international
trade exceeds 100% on a 20‐year average (The Trade Partnership, 2015). Locally, the percentage of
Loudoun’s gross domestic product devoted to exports (9.9%) is top five for the Greater Washington.
Loudoun is also top five in Greater Washington for numbers of jobs in foreign establishments
(Brookings, 2014).
Best practices for increasing foreign direct investment, attracting international companies and recruiting
international workforce are straight‐forward: devote full‐time staff to international trade missions and
developing leads and recruiting abroad. Furthermore, globalization is no longer confined to the coastal
cities, so the future domestic workforce (students) should be prepared early by emphasizing foreign
studies and learning different languages.
3. Digitization
Digitization of the local government development process is becoming widely accepted, which helps
businesses start and expand easier and faster. Electronic plan submittals, business license portals and
online permit or entitlement tracking increases accountability and provides more certainty for the
business community.
The continual shift to digital information, communication and transactions results in steady demand for
data storage infrastructure, and information technology workers. Loudoun is thriving in both business
areas as thirty percent of the world’s physical data center buildings are in Loudoun County, and the
concentration of employees in information technology as it relates to total County employment is
stronger than the information technology cluster in the states of Maryland and Virginia combined. Both
points are significant considering the Dulles Tech Corridor is the third largest tech hub in the United
States following Silicon Valley in northern California and Silicon Alley in New York City (Camoin, 2012).
4. Tourism
Tourism and economic development are inextricably linked, as visitors to desirable destinations become
repeat visitors, which can lead to relocation, entrance into the workforce, and potentially moving or
starting a business. Jurisdictions that prioritize destination marketing and coordinate these efforts with
economic development initiatives have experienced significant site relocations and new investments as
a direct result (Atlas Advertising, 2016). Loudoun County’s tourism industry is thriving and ranks third in
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overall visitor spending in the Commonwealth with $1.69 billion in 2016 (U.S. Travel Association). In
2016, tourism supported 17,225 jobs and generated $663.4 million in wages locally.
Loudoun is uniquely situated in the D.C. region, with proximity to Dulles International Airport in the east
and a thriving rural economy in the west, which supports regional, national and international tourism.
Northern Virginia generates the most agri‐tourism revenue of all 10 state regions, contributing more
than $552 million to Virginia’s $2.2 billion agri‐tourism industry. Loudoun County farm businesses make
up 51 percent of the Northern Virginia’s agri‐tourism venues (Virginia Tech, 2017).
Best management practices for aligning economic and tourism development include working closely
with Visit Loudoun (the County’s designated destination marketing organization) as well as using
consistent “destination” branding across multiple lines of government, building recognition for year‐
round activities, and identifying the local community as a progressive tourism destination in marketing
materials to business prospects.
5. Demographics
The up and coming generation entering the workforce, often referred to as millennials, will be the
biggest cohort in U.S. history (Business Insider, 2015). The demographic shift will bring changes in
consumer spending, office amenities needed to attract workforce, housing preferences, and political
ideologies. In general, millennials are unique because of technological aptitude and reliance, propensity
towards tolerance, and high educational attainment (Pew Research, 2015).
Population comparison of recent generations

Source: Business Insider, 2015
Most innovative companies looking to attract the next generation of workers are seeking “urban” places
for their expansion or relocation efforts because they cluster offices, retail, entertainment, services and
housing options in close proximity. The emerging workforce desires this amenity‐rich environment, and
expects transportation options such as walking, biking or transit for commuting or consuming daily
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goods and services. Transit‐oriented on‐Metro developments in Northern Virginia have seen remarkable
growth, and Loudoun County is poised to capture this trend with the opening of three new Metro
stations in 2020.
Public Input
Envision Loudoun
The following is a summary of the attitudes and ideas that were expressed at public input sessions and
online engagement activities:













The County needs a robust and diverse economy.
The County should provide a climate that is especially supportive of small business growth.
There should be greater opportunity for employment within the County.
More businesses that provide quality jobs with living wages are strongly desired.
There is support for increasing the diversity of retail and service options within the County and a
desire for many of these options to be non‐chain, local businesses.
Many suggested that Loudoun continue promoting the growth of its “high tech” sector.
There is support for a thriving rural economy in western Loudoun although some expressed a
desire to grow beyond wineries, breweries and distilleries.
There is a desire for more mixed‐use developments where residents can “live, work and play.”
Take advantage of the Silver Line expansion and promote business growth in this area.
Some expressed a desire for the County to consider the “new” or “next” economy and plan for
the needs that such economic changes may present.
Many see opportunities to redevelop and repurpose older commercial buildings and
developments to better serve the needs of the community.
General concerns were expressed about the need for connectivity and efficiency in the
transportation system to offset rising levels of congestion.

Input from the Business Community
In May and June 2017, DED interviewed 30 leading business professionals and community leaders about
the opportunities and challenges of doing business in Loudoun County, and their industries in general.
The common challenges cited were about employee recruitment; the lack of desirable and attainable
housing and traffic congestion for commuting makes attracting workers difficult. Most if not all
interviewees appreciated that Loudoun County is easier to work with than surrounding jurisdictions, and
placed emphasis on how important it is for Loudoun to remain business‐friendly moving forward.
The majority of responses from the Economic Development Advisory Commission’s (EDAC) 2016
Nighttime Economy community survey called for improving government process through additional
flexibility in codes and ordinance. The EDAC also had the following recommendations based on survey
results and other analysis:




Identify opportunities for public private partnership to promote and support the infrastructure
and public facilities necessary for mixed‐use developments and a vibrant nighttime economy.
Allow developers, landowners and business’ to quickly and easily make changes in response to
the economy and demands of the market place.
Foster an environment to allow business and government to work as a team to resolve issues
that add time and expense to the process.
Economic Development Trends and Recommendations| 8

Recommendations
The following draft strategies for the Comprehensive Plan help achieve the four economic development
goals identified earlier, which support the mission and vision for Loudoun’s economy. The corresponding
Envision Loudoun goals or objectives are referenced in italics when applicable.
Goal 1: Diversify the economy by strengthening targeted clusters
Envision Loudoun Goal: An attractive economic environment that builds on existing strengths and fosters
new, innovative and diverse business opportunities.
Strategies to diversify the economy
All Envision Loudoun “Compete” Objectives
1.1. Attract new businesses in key industries so that the global competitive advantage of Loudoun is
strengthened in the targeted industry clusters.
1.2. Proactively retain businesses that may be considering leaving Loudoun by helping with relocation
or expansion efforts.
1.3. Catalyze start‐ups and entrepreneurial growth by providing quality resources.
1.4. Provide assistance with the regulatory process and streamline when possible to get clients to
market quicker provided all public safety, health and welfare regulations are met.
1.5. Continue the close working relationship with the Metropolitan Washington Airport Authority
(MWAA) to sustain economic growth at and around the Dulles Airport.
1.6. Support the rural economy to maintain its status as a regional leader and local advantage.
1.7. Expand international business relationships and foreign direct investment.
1.8. Strategically use economic incentives as needed for attraction and retention.
1.9. Reserve adequate amounts of developable commercially‐zoned land for targeted industry growth.
Goal 2: Create desirable places in key commercial corridors and employment centers
Envision Loudoun Goal: Well‐designed places providing a full spectrum of housing and employment
options linked to supporting commercial, entertainment, educational, agricultural, and recreation.
Strategies to create desirable places for business
Envision Loudoun “Shape” Objectives #1, #2, #3 and #4.
2.1. The design and infrastructure of key commercial corridors and employments centers should
create desirable places for workers and businesses.
2.2. Support development projects near the Ashburn and Innovation metro stations that provide a
continuum of housing types, retail, entertainment and offices in a walkable environment (e.g.
walkable urban places).
2.3. Be flexible, customer‐focused, timely, and open to interpretation in review and approval of
commercial or mixed‐use projects to keep pace with the dynamism of the market.
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2.4. Consider creating a pre‐qualified sites program to enhance responsiveness to market demand.
2.5. Encourage multimodal infrastructure design within a mile of metro stations and near other
employment centers that minimizes impact to development potential of land.
2.6. Support a diversity of available commercial products when planning land use to improve
attraction of a multifaceted business base.
2.7. Accommodate all types of critical infrastructure when planning for transportation; complete
streets, power, water and fiber.
2.8. Streamline the process for amending the Comprehensive Plan to allow for flexible and timely
responses to evolving market conditions.
2.9. Periodically update the County’s Zoning Code to keep pace with innovation in the marketplace.
Goal 3: Invest in the skilled workforce needed for continued economic growth
Envision Loudoun “Compete” Objectives #2, #3, and #7.
Strategies to invest in workforce
Envision Loudoun “Shape” Objectives #2 and #3
3.1. Support continual growth of the workforce through recruitment assistance, training and
placement programs.
3.2. Proactively attract workforce and explore ways to increase access to qualified job applicants in
targeted clusters.
3.3. Work with schools and colleges to link all levels of education (including K‐12) to industry demand.
3.4. Develop housing programs to create a continuum of housing types that are attainable and
desirable to all levels of the workforce.
Goal 4: Market the County as a world‐class business ecosystem
Envision Loudoun Goal: Efficient infrastructure networks that safely connect people to places within the
community, to the region, and to the world.
Strategies to market the County
Envision Loudoun “Connect” Objectives #5 and #7.
4.1. Market the County as a world‐class place to do business using a variety of tools and
communication platforms.
4.2. Promote gender and ethnic diversity in the local business community.
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Conclusion
It is critical that Loudoun County maintains and grows its competitive advantages, and creating
meaningful economic development policy is one important step towards that aim. The list of accolades
for Loudoun’s economy is long, however there are eight “number ones” that stand out above the rest:
Top U.S.
Household
Income

Healthiest
County in
Virginia

Safest County
in the D.C. Area

Happiest
County in
America

6

Most Wineries
and Breweries
in Virginia

Most Horses,
Wine Grapes
and Bee Farms
in Virginia

Top Business
Investment for
Counties
of Its Size

Top Data
Center Market
in the World

Two major economic drivers have helped Loudoun achieve these successes – Dulles Airport and the
world‐class fiber network – and one driver is on the horizon with the Metrorail expansion to Ashburn.
Nonresidential forecasts identify short‐term growth will be led by data center development, which is a
strong revenue source for the General Fund. However, mid to long term forecasts show data center
construction slowing as land and resources become scarce. Diversifying our economic base, creating
desirable places to attract new corporate headquarters, investing in the skill set of our workforce, and
marketing our County on a global scale will help build a strong community for many years to come.
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DATE:
09/28/17
SUBJECT:
Economic Development Policy Recommendations
FROM:
Envision Loudoun Stakeholder’s Committee
Prepared By: James David, DED, Manager of Strategic Initiatives
______________________________________________________________________________
The Envision Loudoun Stakeholder’s Committee reviewed the strategies presented in DED’s Economic
Development White Paper, and carried most of them forward as policy recommendations with some
wording changes. One new policy was added to market Dulles Airport as a destination portal. Two
strategies recommended by DED that were omitted include: (1) reserving adequate amounts of
developable commercially-zoned land for targeted industry growth, and (2) consideration of creating a prequalified sites program to enhance responsiveness to market demand.

Policy Recommendations
The following draft policies for the Comprehensive Plan help achieve four overarching economic
development goals, which support the mission and vision for Loudoun’s economy.
Goal 1: Diversify the economy by strengthening targeted clusters
1.1. Attract new businesses in key industries so that the global competitive advantage of Loudoun is
strengthened in the targeted industry clusters.
1.2. Proactively retain businesses that may be considering leaving Loudoun by helping with relocation or
expansion efforts.
1.3. Catalyze start-ups and entrepreneurial growth by providing quality resources.
1.4. Provide assistance with the regulatory process and streamline when possible to get clients to market
quicker provided all public safety, health and welfare regulations are met.
1.5. Continue the close working relationship with the Metropolitan Washington Airport Authority
(MWAA) to sustain economic growth at and around the Dulles Airport.
1.6. Create mechanisms for the rural economy to maintain its status as a regional leader and local
advantage.
1.7. Expand international business relationships and foreign direct investment.
1.8. Strategically use economic incentives as needed for attraction and retention.
Goal 2: Create desirable places in key commercial corridors and employment centers
2.1. The design and infrastructure of key commercial corridors and employments centers should create
desirable places for workers, businesses, and travelers.
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2.2. Support development projects near the Ashburn and Innovation metro stations that provide a
continuum of housing types, retail, entertainment, and employment options in a walkable
environment (e.g. walkable urban places).
2.3. Be flexible, customer-focused, timely, and open to interpretation in review and approval of
commercial or mixed-use projects to keep pace with the dynamism of the market.
2.4. Encourage multimodal infrastructure design especially within a mile of metro stations and near other
employment and major hotel centers that minimizes impact to development potential of land.
2.5. Support a diversity of available commercial products when planning land use to improve attraction of
a multifaceted business base.
2.6. Accommodate all types of critical infrastructure when planning for transportation; complete streets,
power, water and fiber.
2.7. Streamline the process for amending the Comprehensive Plan to allow for flexible and timely
responses to evolving market conditions.
2.8. Periodically update the County’s Zoning Code to keep pace with innovation in the marketplace.
Goal 3: Invest in the skilled workforce needed for continued economic growth
3.1. Support continual growth of the workforce through recruitment assistance, training and placement
programs.
3.2. Proactively attract workforce, develop existing pipeline, and explore ways to increase access to
qualified job applicants in targeted clusters.
3.3. Cultivate partnerships with schools, colleges and businesses to link all levels of education (including K12) to targeted industry needs.
3.4. Develop housing programs to create a continuum of housing types that are attainable and desirable
to all levels of the workforce.
Goal 4: Market the County as a world-class business ecosystem
4.1. Market the County as a world-class place to do business using a variety of tools and communication
platforms.
4.2. Promote gender and ethnic diversity in the local business community.
4.3. Market Dulles Airport as a destination portal to a diverse Loudoun economy.
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Introduction
Over the past 15 years, Loudoun County has grown the fifth fastest of all counties across the country. According to
U.S. Census figures, Loudoun’s estimated population growth rate between 2015 and 2016 was 3.03 percent which
equates to 11,386 new residents, about 950 each month or 31 residents per day. As the population grows, it
utilizes existing housing, and the supply of housing available to accommodate new residents naturally diminishes.
Shrinking supply coupled with continued and increased demand applies upward pressure on housing costs.
As of 2017, the median home sales price and median rental price were $469,500 (Source: Dulles Area REALTORS)
and $2,250 (Source: Zillow). Studies commissioned by the County conclude the housing supply currently being
constructed for home ownership is outside the affordability range of households earning up to 100% of the
Washington Metropolitan Area Median Income (AMI), which is $110,300 annually for a family of four. Based on
the general standard of income multiplied by three, the expected purchasing power of a family at 100% of AMI
would be $330,900 which is $138,600 less than the current median home sales price in Loudoun County. Despite
having regulations, policies, and programs in place to provide affordable housing, Loudoun’s housing market has
not met the housing needs for all members of the community and the affordability gap remains.
Given the dwindling supply of housing and the fact that land located within the Suburban and Transition Policy
Areas are approaching full buildout under the County’s current land use policies, the prospect of providing
affordable housing is likely to become increasingly more challenging due to the scarcity of land available. This
white paper intends to provide a baseline of understanding of Loudoun’s current approach to housing
(particularly the provision of more diverse and affordable housing). The white paper also proposes policies that
could support new tools which would strengthen Loudoun’s ability to provide a range of housing choices that
appeal to a diverse population.

Key Housing Topics

This white paper considers the following key housing topics:

1. What are the implications of reaching housing buildout in Loudoun County?

The Loudoun County housing forecast, provided by the Metropolitan Washington Council of Government’s
Round 9.0 Cooperative Forecasts, suggests that land available for new housing units within the Suburban and
Transition Policy Areas will be built out by 2045 and possibly earlier. What this means is that if full buildout is
achieved under the land use policies of the current Revised General Plan, there may be no land remaining for
future growth in these Policy Areas. This buildout potential under the current Plan has implications for the
County that will be considered during the Envision Loudoun process, including the value of housing and housing
affordability, meeting demand for housing needs, fiscal impacts from reduced housing growth, and the
implications of housing buildout on the local economy, such as the ability of industries to recruit employees.

2. How can the County accommodate the expected demand for housing in the future?

In light of the possibility for near term residential buildout within the Suburban and Transition Policy Areas,
understanding demand within this planning horizon is an important consideration. The County must determine
the degree to which it will accommodate the forecasted demand for additional housing through 2045, and how
its land use policies could be amended to accommodate additional growth in the future.

3. How can the County ensure an adequate amount of affordable housing is provided?

Based on the Zoning Ordinance provision and land use policies, 4,556 new ADUs and UHNUs could be
developed by 2045 (not including voluntary efforts by the private sector). However, by that time, the covenants
for the 15 year initial control period on 2,436 ADUs will expire. If all of these units are sold prior to the extended
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50 year control period, this could represent a loss of about half of the potential buildout stock of affordable
housing units in Loudoun (Source: Envision Loudoun Foundations Report).
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Part 1: What We’ve Heard
The residents of Loudoun County are a critical source of information on housing issues in Loudoun. Residents
provide the lived experience, which is just as important as Census data or any other technical analyses. Therefore,
public input from the Envision Loudoun public outreach as well as earlier planning processes is synthesized below
to provide a basis of understanding for local housing issues.

1.1 Envision Loudoun Public Input

Throughout the Envision Loudoun comprehensive planning process, residents have shared their concerns about
available housing choices, both now and in the future. Housing has been a ubiquitous topic since it has major
implications for health, land use, economic development, and more. Therefore, it is crucial that Envision Loudoun
provides a multifaceted approach for overcoming the many housing issues facing Loudoun. To ensure that these
issues are well-understood, the Envision Loudoun team has engaged a diverse group of stakeholders in order to
hear a wide range of perspectives. The following is a summary of the attitudes and ideas that were expressed at
public input sessions and online engagement activities:
•
•
•
•
•
•
•
•
•
•
•

There is a strong, although not universal, preference for a greater range of housing choices in the County
in response to a general rise in housing costs, long commutes for certain workers who cannot afford to
live in the community, and a general shortage of options for millennials and/or empty nesters.
Sentiments support increasing the overall quantity of housing to accommodate demand.
There is support for increased density around transportation investments.
A number of responses were supportive of more—and more diverse—housing types to meet a
broadening set of housing demands; however, there were also sentiments opposing additional
multifamily development, mainly due to concerns about the impacts on schools and traffic.
There is a strong preference for increasing affordable housing options for multiple ages and incomes.
Three groups were consistently mentioned with respect to affordable housing need: young
people/families, the workforce, and seniors.
There is concern over a disconnect between decreasing housing affordability and wages.
There was general concern about young people and young families not being able to live/stay in the
community.
It was recognized that there is a difference between where people work and where they are able to live.
This mismatch creates increased traffic and negatively impacts the quality of life of workers. The
extension of the Silver Line represents a key opportunity to link housing to employment areas.
There are opportunities to accommodate housing affordability needs in certain geographies (like areas
proximate to the Metro stations).
There are sentiments in support of affordable options being integrated into new and existing
developments (versus being isolated).
Many comments related to housing and economic development acknowledged the interrelationship of
the two. There is strong support for more jobs and a recognition that the housing supply needs to be
aligned with workforce needs. This has two dimensions: 1) if out of balance, job growth is inhibited; and
2) lack of housing choices in the County creates commuting and increased congestion.

1.2 Input from the Business Community

The Department of Economic Development regularly receives feedback from existing and prospective
businesses on the housing supply available to workers. Businesses thinking of expanding or locating in
Loudoun have continuously sited the lack of desirable and attainable housing as a factor that makes attracting
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workforce to Loudoun more challenging. Based on this feedback, a continuum of housing types is needed,
especially compact and dense housing product that is affordable by design, in an urban setting, and close to
transportation alternatives. The business community feels that the housing focus needs to be expanded
beyond a social issue to an economic development issue. Examples of these insights include:
•

•

The Economic Development Advisory Commission’s (EDAC) 2016 Nighttime Economy community survey
found that over half of responses about housing focused on affordability and density as key issues.
o “Affordable housing or metro access adjacent to bars, restaurants and entertainment venues to
attract more young people to live and play in the County. When you do go out here it feels like
everyone is 40 and older. Young people want to be around other younger people. Most can't
afford to live in the apartments currently being constructed near the new mixed-used
developments. Instead of building "luxury" units consider building smaller units with multiple
bedrooms which would attract younger people with roommates (EDAC Survey, 2016).”
The EDAC also had the following recommendations based on survey results and other analysis:
o Housing diversity should include special emphasis on millennials and empty-nesters which will
drive a significant portion of the commercial and retail tax base, as well as “affordable” housing
for all sectors of the population.
o Undertake a full review and rewrite of the Comprehensive Plan that recognizes housing as the
lynchpin to commercial economic development success.
o Work with developers to ensure a diverse housing portfolio without the use of proffers.
o Embrace the concept of “Live Work and Play” into all practices by establishing planning and
zoning policies and comprehensive plan strategies that support a vibrant – and viable – balance
of retail, office and housing with multiple density, height and pricing options.
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Part 2: Relevant Regulations and
Programs
Loudoun County’s current Revised General Plan contains many policies and strategies that call for housing options
(and particularly affordable housing options) to come in a variety of shapes and sizes, and to be located in
proximity to employment opportunities, schools, transit routes, and other amenities. Many of these ideas are
still relevant today and can be carried forward in Envision Loudoun. Through years of implementing the Plan, the
County has created a variety of programs and resources devoted to developing affordable housing and preserving
existing affordable housing stock. A breakdown of the County agencies, private partners, and affordable housing
programs is provided in Appendix A: Housing Agencies, Partners, and Programs. A major component of the
County’s approach to affordable housing is the Affordable Dwelling Unit (ADU) rental and purchase program
which was established by the Zoning Ordinance in 1993 to meet affordable housing needs (see Part 2.1). In recent
years, the County has also taken many actions to improve its affordable housing programs (see Part 2.2).

2.1 Adopted Zoning Ordinance

Article 7 Administration and Regulation of Affordable Dwelling Unit Developments
Article 7 of the Zoning Ordinance and Chapter 1450 of the County Code establish the rules and regulations for the
County’s Affordable Dwelling Unit (ADU) Program. The ADU Program is established to assist in the provision of
housing to persons of moderate income by promoting the development of a full range of housing choices and
requiring the construction and continued existence of rental housing for households whose income is greater than
30% but less than 50% of the Area Median Income (AMI), and for purchase by households whose income is
greater than 30% but less than 70% AMI.
All developments with 50 or more dwelling units located in an area served by public water and sewer with a
density greater than 1 dwelling unit per 40,000 square feet , with some exemptions (see Appendix A), are
required to include ADUs in the development. For single family detached and attached developments, when a
20% density increase is approved, the required number of ADUs is 12.5%. For multi-family developments, when a
10% density increase is approved, the required number of ADUs is 6.25%. For each zoning district where ADUs are
required, there are different dimensional standards permitted to enable the developer to fit the development
that includes the density bonus on the site. In general, it is required that the unit type, architectural style, and size
of ADUs are comparable to equivalent market rate units in the development, and the ADUs must be interspersed
with market rate units in the development. The Board of Supervisors may approve modifications to ADU
requirements, which may result in cash or land contributions, in lieu of providing units (see Appendix B: Zoning
Ordinance Clarifications). The County recently amended Article 7 to allow the substitution of affordable housing
units for ADUs when a development provides the same number or more of affordable housing units as the
number of ADUs and is complying with the rules of two Federal programs—the Low Income Housing Tax Credit
program and the HUD 221(d)(4) program. This amendment enables developers of these types of rental projects to
comply with the Ordinance and take advantage of these two important financing sources for affordable housing.
Article 7 and Chapter 1450 of the Codified Ordinances set up specific requirements for the administration of the
ADU Program. The Affordable Dwelling Unit Advisory Board (ADUAB) is established to develop and approve the
general specifications for prototypical ADUs, the construction costs, and establish the sales prices and rents for
ADUs.
• The price of rental ADUs is controlled by a covenant for 20 years.
• The price of ADUs for purchase is controlled by covenant for 15 years. The Code allows for the sale at
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market rate when the prescribed purchase option period is exhausted without finding a qualified buyer
(see Appendix A). In this case, the difference between the actual sales price and the ADU sales price is
divided equally between the seller and the County of Loudoun Housing Trust.
Unmet Housing Needs Units in Planned Developments
More stringent standards have been written into the Zoning Ordinance for the following planned development
types: Mixed-Use Business (PD-MUB) and Corridor Mixed-Use (PD-CM). The affordable units built in these zones
are referred to as “Unmet Housing Needs Units” (UHNUs). The key program criteria for the PD-MUB and PD-CM
districts are included in Appendix B: Zoning Ordinance Clarifications.

2.2 Other Actions

In September, 2013, the Board of Supervisors appointed an Affordable Housing Stakeholders Group (HSG). They
were tasked with reviewing the County’s existing housing programs to determine their sustainability, viability and
efficiency; considering alternatives to provide for housing needs for affordable and workforce housing; and
developing recommendations. After a nine month review process, the HSG’s final recommendations were
embraced by the Board of Supervisors as a guide as to how to address affordable housing in the County. Many of
their recommendations have been implemented, including the completion of a Housing Needs Assessment and
the Build-out Analysis, and the initiation of Envision Loudoun. (See Appendix C: Housing Stakeholders Group
(HSG) Recommendations Implementation Progress for more information.) The HSG concluded that affordable
housing is critical to Loudoun’s economy. Key recommendations of the HSG include: 1) increase the supply of
affordable rental units; 2) determine the land use balance between residential and non-residential uses; and 3)
examine the long-range viability of the County’s ADU for-sale program.
In recent years, the Board of Supervisors has also approved or initiated a number of ordinance amendments and
program changes related to affordable housing. (See Appendix D: Recent Board of Supervisors Actions on
Affordable Housing for more information.)
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Part 3: Challenges and Opportunities
Over the planning horizon, Loudoun has many challenges to overcome in order to meet its goal of providing a
range of housing choices. In the public input sessions, residents have correctly identified that young people, the
workforce, persons with disabilities, and older adults are increasingly struggling to afford available housing
options in Loudoun. In addition, the changing population will require certain accommodations in the types of
housing products developed, such as accessible buildings for older adults and persons with disabilities. Loudoun
must also consider the longevity of its existing affordable housing stock against growing demands. If affordable
housing continues to be converted to market-rate and housing buildout occurs without the provision of more
affordable units, then Loudoun will face economic issues such as an increased rate of commuting and potential
loss of new businesses.

3.1 Challenges
Jobs-Housing Balance

Affordable housing has lasting impacts on the local workforce. A lack of reasonably-priced dwellings that are
desirable and attainable by all income levels of workforce can hinder businesses from attracting and retaining the
talent they need, thereby hindering growth and deterring new businesses from moving in. When workforces
cannot find housing or maintain housing expenses, they explore new options, sometimes driving them away from
the community, region or even state. College graduates and young professionals want to be in thriving, active
communities. They are not looking to locate in static or slow growing economies. Businesses follow the available
workforce for successful business operation. Therefore, they are following where recent college graduates and
young professionals are locating, which are vibrant communities with diverse affordable housing choices, high
quality of life, and the ability to live, work, and play in close proximity to avoid long commutes to various
activities.
The current lack of transit-accessible affordable housing has been cited as a detriment to winning new corporate
office prospects. Moving forward, Loudoun should keep this goal in mind for the Silver Line Policy Area near the
Ashburn, Loudoun Gateway and Innovation metro stations. Employees want mixed use communities where they
can be close to work, restaurants, entertainment, and daily activities like shopping and professional offices (e.g.
healthcare).
Currently, about 56% of Loudoun’s workforce resides locally, while the other 44% (about 61,000) commute into
the County daily. Of these in-commuters, many work in relatively low-wage sectors such as Construction,
Transportation & Utilities, Manufacturing, and Leisure & Hospitality. Meanwhile, more than half of the workers in
the high-wage Professional & Business Services sector live within the County. Interestingly, about 70% of local and
state government employees, including Loudoun County Public School employees, live in the County, partially the
result of the Public Employee Homeownership Grant program and the ADU purchase program. Economic analysis
reveals that the lower-wage Leisure & Hospitality and Education & Health Services sectors are growing, so the
rate of in-commuting may increase if affordable housing development does not keep pace. This would contribute
additional pressure to the regional transportation systems.
Growing the housing market at the appropriate rate is the key. Simply increasing the opportunity for residential
development could lead to a glut in the market and drive prices and values lower. It would take many years to
achieve a tipping point and likely a reduced quality of life for the market to moderate downward to a more
affordable level in the scenario of simply adding more residential development. This is not a realistic solution.
With-out enough residential development, higher prices and a lack of choice are the result. Housing types,
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availability, and cost are among the deciding factors corporations, companies, and organizations use to determine
where to locate. Housing availability and cost in particular enable companies to attract and retain their workforce.
They are less likely to locate in a community where finding housing is a substantial issue for their workforce as
their employees are a key ingredient to their success.
Retail and service companies develop when there is critical mass of population which is represented in the
number of rooftops. If there is not enough housing, they will not develop. According to the 2016 Retail,
Entertainment and Culture Cluster Study by Streetsense, there are some submarkets in Loudoun that are
oversaturated with retail, meaning there are not enough rooftops to generate enough demand. Meanwhile, there
are also some areas in Loudoun where there are not enough commercial options for the amount of residential on
the ground, according to the 2016 EDAC Nighttime Economy Ad-Hoc Committee Report. This leads to the
millennial workforce not being willing to locate in Loudoun and dollars being spent outside the County.
Furthermore, the affordability gap between housing costs and income make staffing existing retail and
entertainment venues challenging, and developing new ones less feasible.
The Department of Economic Development (DED) works to attract, grow and retain targeted businesses of all
sizes, which affords access to market intelligence based on daily interactions with existing and prospective clients.
The following companies have reported difficulty with attracting and retaining employees due to workforce
housing challenges:
• Cuisine Solutions – Food manufacturing business that pays its workers between $13 and $18 per
hour. The company currently spends $1 million a year in van pools, car pools, and other transit options to
import workers from Winchester, Prince William, Manassas and Fauquier Counties.
• K2M – High-tech manufacturer that relies on manufacturing, warehouse, and shipping workers in the
lower hourly pay scale. K2M is struggling to keep staff and is importing from West Virginia and other
surrounding jurisdictions. Lack of staff impacts their production and bottom line revenues.
• Restaurants like Fords Fish Shack, Blue Ridge Grill, BlackFinn, and Smokehouse Live are experiencing
problems with hiring service staff for lunch, dinner, and evening (bar/nightlife) service shifts. This impacts
Loudoun’s ability to provide a wide variety of thriving restaurant and entertainment options.
• Other High-Tech Companies – High-tech startups often leave Loudoun when they reach a certain critical
mass because they cannot attract young workers based on amenities and housing options that are
available locally. One medium-sized tech company almost relocated due to perceived lack of mixed use,
housing, restaurant and entertainment venues and conferencing venues.
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Figure 1. Breakdown of Loudoun County Economy
Bureau of Labor Statistics, Quarterly Census of Employment and Wages
According to the Virginia Employment Commission, there were at least 5,000 people employed in Loudoun
County who worked in the housing sector in 2016 (3.1% of employment in the County). The vast majority of these
people work in various aspects of construction and residential contracting, but the 5,000 figure also includes
around 500 real estate agents and property managers. An additional 3,700 people work in landscaping services
(which provide services to both residential and nonresidential clients). It is important to note the following: 1) Not
all labor by the people employed in the housing sector in Loudoun County is actually performed in Loudoun
County; 2) Some people who are employed in the housing sector in neighboring counties perform work in
Loudoun County; and 3) Some people working in this sector might be left out of the Virginia Employment
Commission’s data.
Based on data from 2015, an alternative breakdown of jobs related to housing in Loudoun County, provided by
Implan, is as follows. This data suggests up to 11% of employment and 14.4% of total economic activity in the
County is related to housing; however, the limitation of this dataset is that it covers all sectors related to real
estate development and property management in general which makes it difficult to isolate the housing sector.

Construction of new single-family
residential structures
Landscape and horticultural services
Services to buildings
Real estate
Architectural, engineering, and related
services
Total

Employees

% Total
Employment
1.2%

Economic
Activity (Direct
Output)
$417,549,835

% Total
Economic
Activity
2.0%

2,404
4,387
3,891
9,837
2,479

2.1%
1.9%
4.7%
1.2%

$330,728,607
$185,360,367
$1,601,102,295
$470,369,995

1.6%
0.9%
7.7%
2.2%

22,998

11.0%

$3,005,111,099

14.4%
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Current Housing Inventory and Gaps

The 2015 estimates for vacancy rates by tenure were as follows: 0.74% for owner-occupied units and 3.86% for
rental units (based on American Community Survey 2011-2015 estimates). According to REIS, the average
apartment vacancy rate for professionally-managed communities with more than 25 units was 4.9% at the end of
2016. During the five years prior, this statistic remained relatively consistent between 4.5% and 5.5%. It makes
sense that total rental inventory would have a lower vacancy than larger professionally-managed apartment
communities because smaller communities or investor-owned one-off rentals tend to be more affordable and
typically remain at a higher occupancy.
These low vacancy rates in the rental and sales markets indicate that demand exceeds the supply of housing units.
A generally agreed-upon “healthy market” has a 1.5% vacancy rate in the sales market and a 7% vacancy rate in
the rental market. When the rental vacancy rate falls below 5%, the market typically experiences rapid lease rate
increases. The 2017 Housing Needs Assessment for Loudoun County authored by George Mason University (GMU)
reports that there is currently a shortage of 11,200 rental units, based on an analysis of renter cost burden. About
75% of this rental demand can be attributed to households with a total household income below 60% AMI.
As of October 2016, there were 2,472 ADU and UHNU units in the County that had some form of affordability
deed restrictions, delivered through the mandatory ADU programs or voluntary proffers. As discussed in Part 2:
Relevant Policies, Regulations, and Programs, Loudoun’s inclusionary zoning policy calls for single-family
developments to provide 12.5% of the units as ADUs, while multifamily developments are to provide a 6.25% of
the units as ADUs. According to the Grounded Solutions Network, these percentages are in the lower range for
inclusionary policies, which typically require set-asides between 10% and 30%. The Code of Virginia enables
localities with inclusionary zoning to require up to 17% of units as affordable in exchange for a 30% density bonus.
In addition, the same source reports that 80% of inclusionary programs require units to remain affordable for 30
years, and one-third of those require 99-year or perpetual affordability. These are best practices to consider
moving forward.
Being “cost burdened” is a term used for households that spend 30% or more of their total household income on
housing. Cost burdened households are a growing problem in Loudoun. The greater the percentage of income
that households have to spend extra on their housing, the less disposable income that they have available to
spend on the other goods and services that make up Loudoun’s economy. According to the 2017 Housing Needs
Assessment prepared by GMU, 64% of households headed by people under age 25 are cost burdened, and 42.3%
are severely cost burdened (spend 50% or more of their household income on housing costs). Similarly, 33.1% of
households headed by someone age 65 or older are cost burdened, and 18.3% are severely cost burdened. Of all
of the cost burdened households in the County, 75% are in the workforce, and out of those not in the workforce,
40% are age 65 or older and 12% are non-elderly households with a person with disabilities. GMU attained all of
these data from the U.S. Census Bureau, American Community Survey microdata.
As new affordable housing strategies are developed, it is necessary to consider the needs and preferences of
these groups. For example, millennials have a greater preference for housing located in active, walkable
environments near a mix of uses. As the Baby Boomer generation ages, it will be necessary to provide a range of
senior housing opportunities. Multigenerational housing choices are gaining popularity across the country, in the
form of large houses with multiple kitchens or houses with an accessory dwelling unit. A Pew Research analysis
shows that Asian and Hispanic immigrant populations are significantly more likely than their counterparts to live
in multigenerational housing arrangements, so it can be reasoned that there is higher demand for these housing
types in Loudoun given the growth of these populations. Therefore, Loudoun should revisit its zoning regulations
to ensure that the housing market can legally deliver products that meet the preferences of these growing
population sectors.
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Housing Forecasts

In early 2017, a Housing Needs Assessment developed by the GMU Center for Regional Analysis was published.
This report’s methodology is based primarily on unconstrained regional employment growth forecasts. It is a
valuable reference, but it does not address fine-grained characteristics of the housing market such as shifting
housing preferences over time. An alternative growth forecast was carried out by the Metropolitan Washington
Council of Governments in 2016, known as the Round 9.0 Cooperative Forecasts of Future Growth. This report
seeks to reconcile economic growth with local comprehensive plans. Neither of these assessments is perfect, but
they are the best sources of data to date. Therefore, both estimates should be used to guide the housing
discussion. In the future, new approaches should be taken to identify housing need. (For example, an assessment
prepared for the Western Greater Yellowstone Area in 2014 was based on a survey that was subsequently
weighted to ensure that the population was properly represented.)
To understand the importance of affordable housing, the dynamics of the entire housing market should be
considered. As of 2016, the total number of housing units in Loudoun was 129,733. By 2040, the GMU
unconstrained employment-driven forecast estimates a total of 193,680 housing units (including occupied and
vacant housing units), while the constrained County/MWCOG forecast estimates a total of 175,380 housing units.
The County’s buildout analysis, which is based on current zoning and land use policies, estimates that Loudoun
has planned for a total of 183,227 housing units. Figure 2 shows the geographic distribution of housing units
called for under the Revised General Plan, which is labeled “Scenario 1.” It is expected that the Suburban and
Transition Policy Areas will achieve full buildout by 2045. However, these buildout forecasts do not account for
the Silver Line Policy Area or redevelopment opportunities. There is an expectation that a significant amount of
additional housing will be located near the Silver Line and particularly around the Ashburn Metro station.

Figure 2. Geographic Distribution of Existing and Planned Housing Units
Source: Envision Loudoun Foundations Report
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The Housing Needs Assessment includes growth forecasts partitioned by age and income. Loudoun’s population
of young adult households is expected to grow by approximately 15,000 households during the early part of the
forecast period. The growth in the senior population is expected to be substantial in the later part of the forecast
period, with about 11,900 more households headed by individuals aged 65 or greater. The forecasts suggest that
there will be increases in incomes at every level (below 30% AMI, up to 50% AMI; from 50% to 70% AMI). The
need will continue across the housing continuum for affordable housing at every income level. By 2045, it is
projected under current Ordinance provision and land use policies that 4,556 new ADUs and UHNUs could be
developed. (This total does not include Low Income Tax Credit apartments and other affordable housing that has
been and will be built by the private sector.) However, by that time, the covenants for 2,436 ADUs will time out at
the 15 year initial control period. If all these units are sold prior to the 50 year extended control period, this could
represent a loss of about half of the potential buildout stock of affordable housing units in Loudoun. (See Part 2:
Relevant Policies, Regulations, and Programs for more information on the duration of affordability covenants
under the existing Affordable Dwelling Unit program.) Loudoun should reevaluate its current regulations and
programs to ensure that they deliver long-term solutions.

3.2 Opportunities

Although no community has the perfect answer to address affordable housing needs, it is worthwhile to study
strategies that have had relative success elsewhere. For example, neighboring jurisdictions Montgomery County
and Fairfax County have regulations, incentives, and funding mechanisms that have been fruitful. In Burlington,
Vermont, a partnership of nonprofits has been able to provide long-term affordable housing solutions at a grand
scale. Emerging strategies, such as the idea of “Missing Middle Housing,” are also presented. It should be noted
that Loudoun County may not have all of the necessary statutory authority to pursue each of these programs at
this time, but the County always has the option of working with the General Assembly to change or implement
legislation.

Insights from Comparable Communities

Fairfax County, Virginia: Strong Incentives and Funding Mechanisms
Loudoun’s neighbors Fairfax and Montgomery counties have similar inclusionary zoning policies as Loudoun, but
they have employed new approaches that Loudoun could consider. For instance, Fairfax County has a similar ADU
program as Loudoun, though its rental program targets a higher income range (50% to 65% AMI). It also has a
“Workforce Dwelling Unit” (WDU) program which targets households with a total income between 80% and 120%
AMI. The Workforce Dwelling Unit Program is a proffer-based incentive program that seeks to provide
moderately-priced housing options within the County’s high density areas. It is Fairfax’s policy that 12% of the
units should be affordable (ADUs or WDUs). In 2010, the Fairfax Board of Supervisors approved a new
comprehensive plan for the mixed-use community Tysons Corner. This comprehensive plan established separate
recommendations for workforce housing provisions. For example, this plan calls for the Fairfax Workforce
Dwelling Unit program to be implemented in Tysons with the added incentive that a set-aside of 20% WDUs can
be exchanged for a 20% density bonus, and the bonus space may be used for commercial purposes. For these
developments to be approved, the Tysons Plan recommends that the 20% set-aside is partitioned as follows: 2%
of the total units serve the 50% to 60% AMI tier, 3% serve the 60% to 70% AMI tier, 5% serve the 80% AMI tier, 5%
serve the 100% AMI tier, and 5% serve the 120% AMI tier. Tysons also has a funding mechanism through which all
non-residential development is expected to contribute to the Housing Trust Fund, either as a one-time fee of
$3.00 per square foot or an annual payment of $0.25 per square foot for a period of time determined during the
zoning approval. Additionally, Fairfax County has a dedicated revenue stream called “Fund 30300: The Penny for
Affordable Housing Fund,” which commits one cent of the Real Estate tax rate to affordable housing production.
Montgomery County, Maryland: A Range of Regulations and a Successful Housing Finance Agency
Montgomery County has updated its zoning ordinance to require that all developments with 20 units or more

Housing White Paper | 13

provide affordable units, and the affordability periods have been extended (99 years for rental units and 30 years
for homeownership units). Loudoun’s ADU program applies to developments with 50 units or greater.
Development of Affordable Dwelling Units will be severely limited by this threshold moving forward since the bulk
of new development is expected to be infill, which will likely be on smaller parcels yielding fewer units. (A
recommendation pending before the Board of Supervisors is the recommendation from the ADUAB to reduce the
development standard to 20 units to capture ADUs in smaller developments.) Likewise, the affordability periods
for Loudoun’s ADU programs are not long-term. Montgomery has also recently added a new compliance option to
their ordinance which allows developers to convert existing market-rate homes to deed-restricted affordable
homes rather than developing new housing units, which could have a big impact since the cost of rehabilitating
existing units is substantially lower than the cost of developing new units. Loudoun should consider this strategy
in its maturing neighborhoods such as Sterling Park. (The ADUAB recently recommended to the Board of
Supervisors a similar approach. The recommendation is pending before the Board.) Finally, the Housing
Opportunities Commission of Montgomery County (Public Housing Authority) plays a strong role in affordable
housing production because it provides low interest, tax-exempt bonds to developers that agree to provide a
certain percentage of low and moderate income housing units. It also has a Mortgage Purchase Program which
offers competitive interest rate mortgages to qualified first-time homebuyers. Loudoun may benefit from creating
a similar Housing Finance Agency.
Burlington, Vermont: Community Land Trust and Housing Cooperatives
A nonprofit called the Champlain Housing Trust operates a ground lease program in Burlington, Vermont, among
various other programs. Its portfolio consists of 2,100 affordable rental and cooperative units and 565
homeownership units. Their land trust model is classified as a “shared equity” program because it allows the
homeowner to build wealth while also preserving the affordability of the home for future purchasers. This is
achieved by the following: 1) state and federal subsidies cover down payments; 2) the homeowner agrees to pay
closing costs; 3) homes are sold and subsequently resold to qualified buyers; 4) the Champlain Housing Trust owns
the land, but gives full use of the property to the homeowner (through a 99-year ground lease); and 5) upon
resale, the homeowner recoups the principal plus the value of any authorized capital improvements. In addition, if
the home value increased, the homeowner receives 25% of the appreciation. The remaining 75% stays with the
Champlain Housing Trust in order to preserve affordability.
Another initiative run by the Champlain Housing Trust is the Cooperative Housing Program. Cooperative housing
units function similarly to rental units, but they also allow for limited equity to be gained, depending on how long
the tenants live in the units. In this style of living, the tenants agree to partake in community governing and
maintenance. Various studies (see Appendix E) have found evidence that these cooperative housing arrangements
are beneficial for the tenants and for the community.
Emerging Ideas: Missing Middle Housing and Parking Requirement Reductions
A related concept to housing cooperatives, which may be used in tandem, is the idea of “Missing Middle
Housing,” coined by Opticos Design, Inc. These housing developments typically consist of smaller units than
traditional single-family developments, which results in lower costs. They are designed to have a “hidden
density,” which contributes to the area’s walkability and does not detract from the neighborhood character.
These communities may exhibit the characteristics of a “pocket neighborhood,” which architect Ross Chapin
defined as a cluster of small cottages built around a shared garden. These housing arrangements may be
appealing in Loudoun since they take a gentle approach to stepping up density, and they offer a unique solution
to multigenerational living.
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A number of cities have recognized the impact of parking on housing affordability. The Victoria Transport Policy
Institute found that parking contributes 10% to 20% to housing costs. As such, there has been a growing
movement to relax or completely abolish parking minimums. In Portland, Oregon, sites within 500 feet of a highcapacity transit station do not have to provide any parking. In Seattle, Washington, the City encourages reduced
parking for senior and housing for persons with disabilities and multifamily developments with car-sharing
programs. Loudoun should consider these strategies, especially in the Silver Line Policy Area.
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Part 4: Recommended Policies for
Consideration
As discussed, Loudoun has many challenges and opportunities regarding affordable housing development and
preservation. Some of the challenges identified in this white paper include: 1) lack of long-term affordability; 2)
lack of provision for the lowest incomes tier (0 – 50% AMI); 3) lack of desirable and attainable housing for all
income levels of workforce; 4) lack of developable land; and 5) lack of a dedicated revenue stream for the
production of affordable units. Through adjusting existing policies and implementing new tools, Loudoun could
overcome many of these challenges and become a place where more people can afford to live.

4.1 Draft Envision Loudoun Goals and Objectives
The draft Envision Loudoun goals and objectives relevant to housing are as follows:

Goal: Well-designed places providing a full spectrum of housing and employment options linked to
supporting commercial, entertainment, educational, agricultural, and recreation activity.
1. A range of safe, healthy, well-designed places including communities, neighborhoods, business
and industry areas, recreational areas, and mixed use districts that create a unique sense of
place and complement surrounding development with distinct urban, suburban, and rural
forms.
2. A spectrum of housing that meets the needs and preferences of all ages, abilities, and socioeconomic groups.
3. Quality infill development, adaptive reuse, and redevelopment of aging areas in a manner that
complements, strengthens and benefits the neighborhood, its people and surrounding
communities.
Goal: A community of diverse individuals united together to ensure that all residents enjoy a high
quality of life through vibrant, fulfilling and healthy active lifestyles, celebrating all that is unique to
the county.
1. A strong sense of community where people feel connected to each other and to places that are
expressions of community character.
2. A safe and nurturing environment for people to raise families, lead meaningful and fulfilled lives
and age in place with dignity.

4.2 Recommended Policies
The following are recommended policies for consideration as part of the Envision Loudoun process.
1. Provide housing options throughout Loudoun County that can accommodate a variety of lifestyles,
households, ages, cultures, market preferences, and incomes.
2. Locate housing near existing or planned employment opportunities, schools, communities, utilities, transit
routes and other amenities.
3. Increase the diversity of housing unit types, sizes, densities, and innovative designs within the County,
especially near the Silver Line and within the Urban Framework Areas.
4. Support mixed-use development projects that provide a continuum of housing types and prices as well as
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5.
6.
7.
8.

commercial uses such as retail, entertainment and offices in a walkable environment, especially within the
Urban Framework Areas.
Support residential development on infill and redevelopment sites that is designed to acknowledge the
surrounding context.
Increase the quantity of affordable housing units and create a continuum of affordable housing options
for all people (workforce levels, ages and abilities) who live and/or work in Loudoun County.
Consider creating a dedicated revenue stream for the County’s affordable housing programs.
Provide a variety of housing types that are attainable and desirable to all levels of the workforce to
maintain the County’s economic competitiveness.

Housing White Paper | 17

Stakeholders Committee:
Housing Policy Recommendations
September 28, 2017

Attachment 10

Stakeholder Committee’s Recommended Draft Policies
The following are the draft policies recommended by the Stakeholder Committee and its Housing Subcommittee
as part of the Envision Loudoun process. These draft policies remain subject to change as the process continues.
1. Provide housing options throughout Loudoun County that can accommodate a variety of lifestyles,
households, ages, cultures, market preferences, incomes, and special needs.
2. Encourage housing to be located near existing or planned employment opportunities, schools,
communities, utilities, multi-modal transportation options, and other amenities.
3. Increase the diversity of housing unit types, sizes, and innovative designs throughout Loudoun County.
4. Support mixed-use development projects that provide a continuum of housing types and prices as well as
commercial uses such as retail, entertainment, and offices in a walkable environment.
5. Support residential development on infill and redevelopment sites that is designed to acknowledge the
surrounding context.
6. Increase the quantity of affordable housing units and create a continuum of affordable housing options
for all people (workforce levels, ages, incomes, and abilities) who want to live and/or work in Loudoun
County.
7. Create a dedicated revenue stream for affordable housing programs in the County.
8. Provide a variety of housing types that are attainable and desirable to all levels of the workforce to
maintain the County’s economic competitiveness.
9. Leverage public and private resources to address housing needs in Loudoun County.
10. Preserve the existing affordable housing stock in Loudoun County.
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Engagement Round II: Envision the Future
Summary Report

March 2016

September 8, 2017
Draft Version

I

Engagement Round II: Envision the Future

Attachment 11

March 2016

Envision Loudoun - Comprehensive Planning Process

This report provides background
information to assist with the development
of the new Comprehensive Plan.
For questions please contact:
Christopher Garcia, Program Manager
Community Planning Division
Department of Planning and Zoning
Loudoun County
christopher.garcia@loudoun.gov
(703) 777-0246
1 Harrison Street, SE
Leesburg, VA 20175
www.loudoun.gov
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Envision the Future: Engagement Round Summary
In June 2017, Loudoun County held five Envision the Future workshops
throughout the County to gain additional public input to assist in developing a
new comprehensive plan (Envision Loudoun). The focus of the second round
of workshops was gathering responses to the County’s draft Vision, Goals, and
Objectives and obtaining public feedback on specific geographic areas where
the County might consider future residential and commercial development.
The County also gathered public input using an on-line input tool following the
public workshops.
This report summarizes public feedback on the draft

transportation system to match our new land plans; and

Vision, Goals, and Objectives; specific feedback about

planning for the arrival of Metrorail service in Loudoun

various desires for future development, if any, in several

County.

geographic areas of the County; and transportation needs
and preferences countywide.

The Round 2 Envision the Future Workshops produced
many other ideas, which are included in the “Comments”

Public input indicates significant and continued

section of the Appendix. Staff is using the public

community focus on topics such as: balancing

input captured during this process to shape ongoing

residential and non-residential development; ensuring

discussions concerning future land use, retaining

adequate infrastructure and public facilities in

existing successful policies, and developing new

place for current and future development, quality

policies to achieve the goals of Loudoun County’s New

development that is compatible with its surroundings

Comprehensive Plan. The community input from both

and sensitive to environmental features, maintaining

the Round I Listening and Learning Workshops and the

the rural environments in the County; conservation

Round 2 Envision the Future Workshops will continue to

and preservation of natural, cultural and historic

be an essential source of information that will help guide

resources; ensuring people are well connected and able

the development and completion of Loudoun County’s

to move around the community with a well-planned

New Comprehensive Plan.

The Envision the Future round of community
engagement included 63 facilitated table
discussions. Conversations included up to eight
individuals and focused on six key topics of
conversation.
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1. Introduction
The following describes the second of three rounds of community
engagement to inform the direction of the new Comprehensive Plan for
Loudoun County, Virginia. The Envision the Future round consisted of a
series of in-person workshops and online engagement held throughout
the County in June of 2017. The purpose, preparation, and results from the
round have been described in this report.

ENVISION THE FUTURE: BY THE NUMBERS

833

3,867

Participants
(online & in-person)

Comments

5

63

348

Live Meetings

Facilitated table
conversations

Online
participants

1,776

1,448

639

Vision, Goals
and Objectives
comments

“What would
you like to see”

“What are the
public concerns”

683

89%

97%

Mapped
comments

Exit Questionnaire
Return Rate
(in-person)

Participants who
liked the small
group format

98%

96%

1 in 4

Participants who
said they will stay
engaged

Participants who
said their ideas
were recorded
accurately

Participants found
out about the
workshop from
someone they know

Engagement Round II: Envision the Future

Envisioning the future
During each of the five in-person Envision the Future
sessions, participants engaged in round table
discussions focusing on six key topic areas. Each
comment was recorded by a table leader for the
Planning Team. Through 63 table discussions and
online input more than 3,800 unique comments were
generated.
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Charting the Course
The first step to initiating the Comprehensive Plan process was to establish a “plan
to do the plan” or the Plan Charter. The Charter contains pertinent background
information and broad existing conditions, a preliminary list of the prominent issues
the Plan should address, a description of the planning process and schedule, the
organizational structure, a description of the community outreach and engagement
strategy, and the role of consultants.
The charter says the following regarding the Community Outreach and Engagement
Strategy for the Comprehensive Plan:
1. In order to achieve successful outcomes, open, inclusive and accessible
planning activities throughout the County should be undertaken to provide
ample opportunity for public participation;
2. The selected approach is a balanced Community Outreach and Engagement
Strategy which would include sets of three community meetings at different

Taking direction from the plan charter
The Comprehensive Plan Charter provides a
thoughtful approach to engagement throughout the
planning process.

stages of the project and at strategic locations of the County based on
established planning priorities and issues.
The engagement process should be iterative, building on conclusions from round to
round. The second of these rounds tested the findings from Round 1 along with the
research and analysis of the planning team.
The Board of Supervisors were presented with, and subsequently endorsed, the Plan
Charter on April 21, 2016. The charter is guiding the planning process, and can be found
here: https://www.loudoun.gov/DocumentCenter/View/120052
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Overview of Envision Loudoun
Purpose
The County branded the New Comprehensive Plan as “Envision
Loudoun” challenging participants and leaders to think about
the future of the County.
Between 2000 and 2010, Loudoun County was the fifth fastest
growing county in the country and this hasn’t slowed down.
The last major revision to the Comprehensive Plan was the
completion of the Revised General Plan 15 years ago; a lot has
changed since then.
Envision Loudoun will have a lasting impact on the Loudoun
community helping to promote a continued high quality of life
in the County. The process is a rare opportunity to plan future
growth, land use, transportation, community facilities and
amenities, economic development, and fiscal management.

Intended Outcome
The process will result in a New Comprehensive Plan that
serves as Loudoun County government’s guiding document for
land use and development for the foreseeable future.
This will be a community-based vision for the future
development of Loudoun County. It is intended to guide
future land use development decisions, guide the provision of
community amenities and facilities as well as guide the location
and timing of infrastructure investment. Based on direction
from the Loudoun County Board of Supervisors, the new plan
will outline policies for addressing the most pressing issues
Loudoun faces related to:
a. Economic Development
b. Transition Policy Area
c. Residential Housing Choice and Diversity
d. Redevelopment/Reuse
e. Suburban Policy Area
f. Community Facilities and Supporting Infrastructure
g. Quality Development
h. Fiscal Management
i.

Other topics that may be revealed through the process

Comprehensive Plans are generally designed to plan for the
next 20 to 30 years with regular review and updates every five
years. The two major parts of the New Comprehensive Plan
that will be developed in this process are a new General Plan
and a new Countywide Transportation Plan.

Engagement Round II: Envision the Future

Listening and Learning
The first round of engagement was held in December 2016. At a series of Listening
and Learning workshops, Loudoun residents learned about the Envision Loudoun
process, discussed existing conditions in the County, and shared ideas about their
vision for the future. Input from Round I informed the development of the materials
used in Round II.

Round One Engagement: Listening & Learning
The first phase of the community engagement was
launched in November 2016. The Listening & Learning
workshops were hosted both in-person and online.
Over two months 1,400 people participated, sharing
more than 5,000 unique ideas. Based on feedback
from Round One, the Vision, Goals and Objectives
were drafted. These statements will serve as the
foundation for the new Comprehensive Plan.
RO U ND 1: BY THE NU MBE RS

6

91

Live Meetings

Table
conversations

1,400
Participants

5,000+
Comments and
Ideas
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Responsibility
As directed by the Board of Supervisors, Loudoun County staff and an experienced
team of consultants will coordinate the plan development process to produce a
document for review by the Planning Commission and adoption by the Board of
Supervisors. In addition, a Stakeholder Committee composed of citizens from each
of the magisterial districts and representatives of key stakeholder groups within the
County, will also provide insight throughout the effort.

Timeline
The County initiated the process in the fall of 2016 and is expected to last between 18
and 24 months. Through 2017, three rounds of iterative community engagement will
track in parallel with technical analysis being conducted by the County’s Planning Staff
and the Planning Team.

2016

2017

PHASE 1

PHASE 2

PHASE 3

PHASE 4

PHASE 5

What do we know?

What do we achieve?

Where do we go?

Putting it together.

Finishing the work.

Foundation

Vision

ROUND 1

LISTENING

& LEARNING
WORKSHOPS
LATE 2016

6

Public
Engagement

Explore

Plan

Review
& Adopt

ROUND 2

ROUND 3

ENVISION
THE FUTURE

PLAN
REVIEW

MID 2017

EARLY 2018

WORKSHOPS

WORKSHOPS
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Purpose of the Workshops
The Envision the Future Workshops
Based on the direction of the Plan Charter, the County launched the second phase
of the community engagement in June of 2017. The Envision the Future workshops
were hosted both in-person and online through the project webpage www.envisionloudoun.org. Over 800 people participated over the course of six weeks sharing more
than 3,800 unique ideas.
The Envision the Future workshops were designed to:
a. Collect feedback on draft Vision, Goals, and Objectives
b. Understand residents’ needs and concerns related to specific topic areas.
These included:
• Infill development in suburban neighborhoods
• Redevelopment in maturing neighborhoods
• Investment in commerce districts
• Transition and rural areas
• Transportation
The agenda for each workshop was identical. This included a 30 minute welcome
and presentation from the Planning Team, followed by an hour and twenty minute
discussion held in small groups.

Online Engagement
The online form mirrored the activities of the in-person workshops and gathered
hundreds of ideas from at least 350 unique users. The tool allowed users to respond
to the draft Vision, Goals, and Objectives; choose any of the five topic areas in which
to respond and indicate locations on an interactive map; complete a transportation
survey; and provide exit questionnaire information.

Uses of Input
The second round of engagement gathered thousands of ideas. Each has been
captured, themed, and will serve as key input for the Comprehensive Plan. The
emergent themes from this input will help finalize the guiding Vision statement and
the community’s Goals and begin to inform the draft plan recommendations. The
database will serve as a source for making specific recommendations as the process
continues. All ideas and comments have been collected and databased and will be
made fully available through the process website and the document appendix to this
document.

Engagement Round II: Envision the Future

7

ENVISION LOUDOUN

Communications & Outreach Effort
Purpose
The goal for engagement through Envision Loudoun is to make participation a
choice for anyone who cares about the future of the County. To achieve this, two
parallel efforts were initiated to help spread the word about the Envision the Future
Workshops and online tool.
CO MMU N ICAT IO N S / P U BLICITY (CR EATING GENER A L AWARE NE SS)

• Create a project brand and identity
• Develop collateral (posters, postcards, business cards, etc.)
• Leverage media assets (ads, press releases, etc.)
OUT R EAC H ( P E R SO N A L INV ITATIONS A ND WOR D-OF-M OUTH)

• Identify opportunities in a map of civic and demographic networks
• Create best methods for communication
• Energize networks - people/organizations
• Give the public a choice to participate in the process

Key Messages
Three key messages were prepared to describe the Envision Loudoun engagement
process and focus the outreach and publicity effort.
Open, inclusive. The process will be designed and facilitated so that everyone feels
comfortable engaging. It will be welcoming and respectful of the diversity of opinions.
Opportunity. The planning process is a key means to explore opportunities, e.g. create
a “complete community.” The process is also a means to maintain and improve upon
the high quality of life currently enjoyed in Loudoun, and to make sure the County is
moving forward to meet the challenges and embrace its opportunities. The process will
also convey excitement.
Connecting. This is a County-wide initiative and an opportunity to connect people and
issues to the potential of the future. The process will motivate and facilitate deeper
participation and connections. The County is diverse with respect to development
(rural, suburban, and urban), points of view, and culture and this diversity presents us
with exciting possibilities for shaping our future.
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Publicity Effort
The Stakeholders Committee formed a Communications Team
charged with developing and executing key publicity tasks.
This group initiated their work by refining process messages
and frequently asked questions. After these basic messages
were written, the Team identified the most effective means for
spreading the word about the process along with the key media
targets (like newspapers, Facebook pages, etc.).

JOIN US IN JUNE AT

WORKSHOP

Join others who care
about the future Loudo
un and provide insight
on enhancing our quality
of life, making great
places, improving
economics; and bringin
g our community togeth
er.
Attend the session

Social Media. A project Facebook page and Twitter handle were
utilized to share content from the website, promote events and
share other information about the process.
Press releases. Several press releases were written leading
up to and through the second round of engagement. These
provided background on the process, promoted workshop
events, unveiled the online tool, and shared immediate results
from the initial engagement.
Leveraged news stories. The publicity campaign leveraged
several news stories during the first round of engagement
including coverage from One Loudoun, the Washington Post
and other publications.

Outreach Team
The Stakeholders Committee also formed an Outreach Team
to connect key messages and collateral (developed by the
communications effort) with the Loudoun County community
networks. The group developed a large database of networks
around Loudoun to organize their work. Over the month of May,
members from the team reached out to these groups to let
them know about Envision Loudoun, invited them to participate,
and asked for their ongoing support. The Committee learned
through Round 1 that one in four participants learned about
Envision Loudoun from friend, neighbor or family member.

Engagement Round II: Envision the Future

most convenient to

Monday, June 5

Harper Park MS
701 Potomac Station
Drive,
Leesburg

Wednesday, June 7
Cascades Senior Center
21060 Whitfield Pl,
Sterling
Monday, June 12
Broad Run HS
21670 Ashburn Road,
Ashburn

Throughout the months leading up to the event a number of
actions were taken. These include:
Project Website updates. The www.envision-loudoun.org
website, launched in early October, serves as the hub of
communication for the planning and engagement process. News
posts and home page updates were made to summarize the
results of Round One of the process and circulate information
on Round Two.

A ...

ENVISION THE FUT
URE

Registration is not required

you

Tuesday, June 13

Harmony MS
38174 W Colonial Highwa
y,
Hamilton

Registration 7:00, meeting

at 7:30pm

Thursday, June 15

Mercer MS
42149 Greenstone Drive,
Aldie
*Registration opens
at 6:30, meeting
starts at 7pm unless
noted otherwise

but requested to help
prepare.
To learn more and register,
visit:

Envision-Loudoun.or
g

Spreading the key messages
Leading up to, and through the first Envision the Future session on June 5, the
Publicity Team developed and executed key actions to help spread the word about
Envision Loudoun. Print materials, like the rack card above, were distributed across
the County.

Specific Publicity Actions (Rounds 1 and 2)
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Branded rack cards
Process business cards
Meeting posters and flyers
Press releases
Branded website with accompanying social media
pages developed and launched
Radio ads
Newspaper ads
Loudoun County Local TV Channel Slide
Branded polo shirts for team members
E-mail newsletters to “opt in” mailing list
Letters to the editor
Leverage media coverage, including Washington Post
Collateral and website content in Spanish
Loudoun County Commuter Bus advertisements
Booths at 7 local events
ShareKit
PeachJar Flyers
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Over 800 people participated in the Envision the
Future process either at an in-person meeting or
through the online input tool.
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2. Overview
The Envision the Future workshops and online input period took place
through the summer of 2017 in multiple locations across Loudoun County.
The public generated more than 3,800 ideas. The following summarizes
the experience of participants, their demographic make-up, and what they
shared through the engagement phase.

Sources of Input
The Envision the Future Workshops
In-person workshops were held in five locations during June 2017. The locations
chosen needed to be large enough to hold between 150 and 200 people and span the
geographic extent of the County. Workshops were held at the following locations:
June 5
Harper Park Middle School
100 participants

June 7
Cascades Senior Center
100 participants

June 13
Harmony Middle School
126 participants

June 15
Mercer Middle School
98 participants

June 12
Broad Run High School
118 participants

Online Engagement
An online tool was developed to mirror the questions in the
in-person meetings and gather additional input. In order to
incentivize attendance at the live workshops, the online tool was not
made available until after the workshops. The tool was live for one
month (through July 14th) and gathered an additional 390+ ideas
from at least 350 users.

Engagement Round II: Envision the Future

Above: The Envision Loudoun webpage enabled participants to offer
ideas to the same questions posed during the in-person sessions.
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Participants
More than 800 people participated in the Envision the Future engagement phase, with
485 in-person participants and at least 350 participating online. During each event
and through the online tool, participants were asked to fill out an exit questionnaire.
The form gathered information on participant’s overall experience along with basic
demographic information. Questionnaires were not mandatory, but 89 percent of inperson participants did complete the form.
Groups that were notably underrepresented through the first and second phases of
engagement will be specifically targeted for meetings in the third round. Through
small meetings, the Planning Team will work with these groups to ensure their voices
are heard through the process.
The following highlights major deviations between the self-selected participants in the
engagement phase and the group’s actual share in the Loudoun community based on
latest Census information.

Opportunities to expand representation in future rounds
AGE

• Small representation from younger people. Representation
for residents under the age of 44 was comparatively low.
When correcting for percentage old enough to attend
(14 and over), the census would predict 32 percent of
participants would fall within the ages of 14 and 25; with
another 24 percent between the ages of 35 and 44. Exit
questionnaires indicated only 10 percent of attendees
between 14 and 25, and 15 percent between 35 and 44.
• Large representation from older residents. Nearly 50
percent or participants were over the age of 55 versus the
representation of 22 percent indicated by the census.
RACE / E T H N IC IT Y

E D UCATI O N

• Significant share of participants with degrees and graduate
degrees. Over 85 percent of participants had achieved
an Associates, Bachelor’s or beyond. This compares
with 64 percent in the census. Accordingly, relatively
few participants (<15 percent) had no college degree,
compared with 35 percent of residents.
TE NURE

• Diversity in tenure. Participants responses to “how long
they had lived in Loudoun County” followed a relatively
even distribution with 30 percent having moved in the
past 10 years, 30 percent between 10 and 20 years, and 38
percent longer than 20 years.

• Opportunity to improve representation from African
American and Hispanic and Latino residents. African
Americans made up only about 3 percent of attendees
while making up 7 percent of the actual Loudoun
population. Representation was just above 2 percent
compared with the actual community share of 13 percent.
A similar under-representation existed for Hispanic and
Latino residents.

Experience
Of the 432 in-person attendees who completed the exit questionnaire, the responses
were very favorable about the experience. Participants reported very high levels of
satisfaction with the Envision the Future workshop and the process overall.

• 97 percent were comfortable working in small groups
• 96 percent felt their ideas were recorded accurately
• 86 percent believed the meeting was the right length,
with six percent wishing it lasted longer
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• 98 percent of participants reported they will continue
to be involved with the Envision Loudoun process in the
future
* For the full exit questionnaire data tables and expository
answers, please refer to the document appendix.
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Highlights from the Envision the Future Engagement
The Envision the Future workshops and online input generated thousands of reactions
to a series of question prompts. Conversations centered on three major topics: The draft
Vision, Goals, and Objectives statements, ideas and concerns for areas of potential change,
and transportation issues and opportunities. The following highlights the major takeaways
from each of these activities. A more detailed set of findings can be found in subsequent
chapters.

Vision, Goals, and Objectives
The first activity during the Envision the Future workshops focused on the draft Vision,
Goal, and Objective statements generated after round one. Participants were asked
to read the draft statements and offer their reaction to a question prompt. More than
1,700 comments were collected by table leaders. These will help the Stakeholder
Committee evaluate and finalize the statements.

1,700+

81

%

Reactions to the
question prompt

<18

%

Responses in support or
suggesting a minor change

RECOMMENDATION:

Move forward with the current
draft statements as a guide;
review and consider specific
recommendations for objectives

Do not support the draft
statements

Areas of Potential Change

E NVI SI O N THE FUTURE D I SC USS I ON TOP I C S

Participants in the Envision the Future workshops elected to sit at tables according to
six specific topic areas. These topics were chosen in order to address major themes in
the Comprehensive Plan and to organize the input around specific issues. Each table
received a unique map, but responded to the same two prompts. Discussions centered
on hopes and concerns if development or redevelopment is to occur in the area of
review. Below are several resonant topics from these discussions.

Infill Development in Suburban Neighborhoods
Redevelopment in Maturing Neighborhoods
Reinvestment in Commerce Districts
Transition and Rural Areas
Overall Area

A SA M P L E O F CO N S I STENT DISCU SSION TOPICS

Existing growth
policies. The Suburban,
Rural, and especially
Transition Policy
areas, and their role in
managing / directing
growth

Parks, trails and open
spaces. Parks and
recreational amenities,
access to open space,
and trail networks
were important to
participants

Redevelopment.
Consideration for the
future of land uses with
diminishing rents or
increasing vacancies,
especially related
to retail and older
neighborhoods

Housing and lifestyle.
Opportunities to
broaden housing
options, improve
affordability, expand
lifestyle amenities

Specific ideas. Specific
issues were raised
consistently including
the potential bridge
over the Potomac River,
the Silver Line Metro
extension, and other
projects

Transportation
A variety of transportation-related activities were provided to gather feedback on how to shape the
development of the Countywide Transportation Plan. Transportation priorities may not be the same across
various context areas, and as such, this plan aims to individually address the needs of each context area
uniquely. Some highlights from the Transportation Survey are included below.

515

Completed
Transportation Surveys

83%

Use a personal automobile
to commute to work, 8%
walk/bike, 7% use transit

Engagement Round II: Envision the Future

81%

Consider accommodation
of diverse travel modes
important

55%

Prioritized funding for
congestion relief overall

59%

Preservation of rural/
historic character most
important in the west
13
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The first workshop activity was to review the draft
Vision, Goals and Objectives and discuss whether
they would move the County in the right direction.
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3. Vision, Goals and Objectives
The first activity during the Envision the Future workshops focused on
the draft Vision, Goal, and Objective statements generated after round
one. Participants were asked to read the draft statements and offer their
reaction to a question prompt. Table leaders collected more than 1,700
comments. These will help the Stakeholder Committee evaluate and
finalize the statements.

Evaluating the Vision, Goals, and Objectives
It was important to the Stakeholder Committee to test the direction of the guiding
statements for the new Comprehensive Plan. These provide a foundation for policy
recommendations and a framework for plan organization. Rather than testing the
specific wording, the question prompt asked participants to evaluate the draft
statements and then say whether, taken as a whole, they will move the community in
the right direction. If their answer was affirmative, table recorders asked participants
to elaborate and tell why they approved of the direction. If the reaction was notsupportive, more details were requested to help understand what might need to
change.
In all, more than 1,700 comments were collected in the first activity. This section
provides a summary of this data pool viewed from three different angles: the tone, the
type, and the specific changes. These are explained further deeper in the section. The
direction provided by the community will help the Stakeholder Committee refine the
statements if necessary and build policy recommendations that move the community
in a common direction.

Table leaders record the discussion
More than 30 individuals volunteered to serve as
table leaders during the five in-person workshops.
Their role consisted of structuring the discussion,
collecting ideas and leading the group through
its question prompts. The table leaders captured
thousands of comments during the in-person
sessions.

Prompt #1:

Given what you have heard, do the Vision, Goals, and Objectives move
us in the right direction? Why? Why not?
A table recorder documented comments from the group. Online participants were
also asked to review and comment on the Vision, Goals, and Objectives individually.
The following is an analysis of all group and individual comments collected during
the input period. A total of 1,712 unique comments were collected in response to this
activity. Eight hundred eighty-seven of these are from the in-person workshops with
an additional 825 from online input. While all 1,700+ comments were reviewed and
categorized for tone and type, only those comments with reference to specific wording
or phrases were included in the Specific Recommendations section.

Engagement Round II: Envision the Future

15

ENVISION LOUDOUN

Key Conclusions
The following statements summarize the major takeaways from the input received
related to the Vision, Goals, and Objectives. The prompt was, “Given what you have
heard, do the Vision, Goals, and Objectives move us in the right direction? Why?
Why not?”
Key Conclusions:
• Less than 19% of comments were not supportive that the Vision, Goals,
and Objectives move the County in the right direction
• The majority of comments, 81%, were either supportive, other (not directly
responsive to the prompt) or offering a minor modification to the draft
statements
• No consensus arose around specific recommendations for wording /
phrase changes for the Vision and Goal statements
• There was an emphasis on the process – direction, areas of study, priorities
(43% of comments)
• No immediate need to adjust Vision or Goal statements
• Feedback on Objectives should be reviewed and considered

Notes on responses
An online tool was open from Friday,
June 23 through Friday, July 14 to
collect additional input related to the
topic. The results of the online input are
included in this analysis.
Online comments were limited in terms
of length and individual comments
relating to multiple ideas were broken in
multiple comment lines.

Using this material:
As the Comprehensive Planning process moves forward, the conclusions drawn in
this report and the overall comment database will be used in a variety of ways. This
includes:
• Specific modifications to the Vision, Goals or Objectives as warranted
• General perspective for the ongoing work
• Foundation for plan refinements
• Reference material for the land use, transportation, and other elemental
policy recommendations
• Access to the full comment database for future analysis of clustering
around topical comments

16

Engagement Round II: Envision the Future

Tone of Comments
Participants were asked to comment on whether the Vision, Goals, and Objectives
will “move the community in the right direction.” These comments were analyzed
for overall tone in response to this question. Comments were assigned values of
Supportive, Non-supportive, Other, Supportive with changes, or N/A in terms of their
sentiment. Comments were categorized based on their overt reference to the prompt
language (see above). Many comments were not (directly) related to the activity, but
to process or unrelated interests, or suggesting changes or minor modifications to the
specific or general language. The following is a breakdown of the tone coding:

Supportive

The Vision, Goals, and Objectives do move us in the right direction. Comments were
tagged as supportive if they generally or enthusiastically agreed with, approved
of, or were positive toward the Vision, Goals and Objectives as they were written.
Supportive comments may include small qualifying statements, but supportive overall.

228
COMMENTS

13%

OF TOTAL

Themes from supportive tone comments

• General approval – Supportive of the direction of the Vision, Goals and
Objectives without providing qualifying statements
• Coverage – Broad enough to cover the diverse people and disparate interests
of the County
• Comprehensive – Adequately address the necessary elements
• Right direction – Process and County generally headed in the right direction
• Specific items – Referenced specific interests

Non-supportive

The Vision, Goals and Objectives and require some refinement to move us in the right
direction . Comments were tagged as non-supportive if they disagreed with the overall
direction, or were generally critical of Vision, Goals, Objectives taken together.

317
COMMENTS

18%
OF TOTAL

Themes from non-supportive change tone comments

• Vagueness – Should be more measurable and specific
• More unique to Loudoun – Opportunity to better capture the real, authentic
identity of the community
• Subjectivity – Wording not specific or precise enough and open to too much
interpretation. Similar to vagueness, but more about the language used
• Multi-environment – More reference needed to the specific geographies
(with special reference to the rural west) present in the County
• Missing topics – Need to consider adding in specific topics that are now
missing (examples given include education, sustainability, etc.)

Engagement Round II: Envision the Future

17

ENVISION LOUDOUN

Other

Comment does not respond to this question prompt, or makes no judgement
on the draft statements. A number of comments made no reference to the whether
they approved or disapproved of the draft statements. Other comments included
items they may want the process to address or study, but were not related to the draft
statements. These may have been tangentially related to a specific objective or goal
statement, but did not render a critique as requested by the prompt. Nearly all Other
comments were also tagged as Process comments in the Type category.
Themes from comments

Below are themes introduced within the “other” comments related to the following
major topics and included clustering around sub-topics (written most common to
least):
• Transportation – Potomac River bridge, congestion (generally), road
surfacing, public transportation (metro and general), Multi modal (safety,
options)
• Natural Environment – wildlife, canopy cover, riparian protection, water
resources
• Development – pressure, expansion, quality, sustainability / renewables
• Housing – affordability, density, location, type
• Process – implementation, previous plans, overall process direction
• Other topics discussed – education (generally), economic growth, data
centers, energy

Supportive with change / Modification

Comment does not respond to the question prompt, but offers a substantive
suggestion or change. A collection of comments did not respond directly
to the question prompt, but did make reference to the content of the statements.
These referred either to specific changes to the wording of the Vision, Goals and
Objectives, or more general modifications to the statements. A majority of these
comments have also been captured in the Type section under “Substance”.

Not Applicable

Comments wholly unrelated to the prompt. 8 comments, ~1% of total
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634
COMMENTS

36%
OF TOTAL

Note on “Other” comments:
Many of the comments received through
this process may be better addressed in
more detailed plan recommendations than
through the Vision, Goals and Objectives.
These comments will be used throughout
the planning process to determine
whether changes should be made to the
Vision, Goals and Objectives. Keeping
these comments “at hand” throughout
the process will allow us to see if public
comments have been addressed in other
parts of the plan, or if they still need to be
addressed by modifying the Vision, Goals
and Objectives.

552
COMMENTS

32%
OF TOTAL

Note on Something Missing or Minor
Modification comments:
The summary of these comments can be
found in following sections under Substance
comments and Specific Recommendations
comments.
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Type of Comments
Participants offered several different types of comments to the prompt. These
included reactions to the substance of the statements (both specifically and
generally), the format, or the process overall. Below is a definition and breakdown of
each of these categories.

Substance
Comments were tagged as substance if they were reacting specifically or generally to
the content of the Vision, Goals, or Objectives. Specific wording changes, additions,
and deletion recommendations have been elaborated on in the next section, but were
organized into this category as well. Below is a summary of those general comments
falling into this category as they relate to the three levels: Vision, Goals, and Objectives,
and general comments.
Vision
• Subjectivity – more definition or specificity in terms
• Vagueness – opportunity to be more specific, unique to Loudoun
• Omissions – certain topics (like energy) are missing from the statement
• General approval – statement captured the necessary sentiment
• Future focus – consider adding references to innovative or even disruptive
technologies that may change today’s priorities
Goals
• Omissions – certain topics (like agriculture, sustainability, etc.)
• General approval – statements capture the necessary sentiment
• General – 192 comments, 24% of section total –
• Multi-environment – universal application across the County, or unique goals
for unique areas including suburban, transition, rural and towns
• Future focus – consider adding references to innovative or even disruptive
technologies that may change today’s priorities
• Growth vs. maintenance – references to growth orientation versus a
maintenance orientation
Specific Objectives
Please see the document appendix for substance comments related to objectives.

785
COMMENTS

69

COMMENTS

121

COMMENTS

406
COMMENTS

Process
A comment was tagged as “process” if it related to something external to the Vision,
Goals, or Objectives, but related to the planning process overall. Examples include
comments suggesting topics to be examined by the Stakeholder Committee or the
Planning Team through plan.
Comments sorted into Process included the following examples:
• Specific action suggestions such as projects, policies or programs to be
included in the plan
• Areas to be studied or examined in the planning process
• References to Committee make-up, project leadership or procedural
comments
• Major categories of these ideas included transportation (~18% of comments),
development (~11%), land use (~8%), housing (~6%), and various other
categories

Engagement Round II: Envision the Future

744
COMMENTS

45%
OF TOTAL

8%

OF SECTION
TOTAL

15%

OF SECTION
TOTAL

52%

OF SECTION
TOTAL

43%
OF TOTAL

Please refer to the document appendix
for the full list of process comments.
These comments will be sorted into the
overall database and can/will provide
insights to the Committee on the balance
of the planning process.
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Format
Comments were tagged as “format” if they related to the organization of Vision,
Goals, or Objectives, their length, or how they might be integrated with the rest of the
Envision Loudoun process. Below is a summary of those comments falling into this
category as they relate to the three levels: Vision, Goals, and Objectives, and general
comments.
Vision
• Tense – written in a present or future tense, debate
• Prioritization – whether the statement introduces concepts in priority order,
or if it should
Goals
• Measurability – how to build in evaluation indicators for goals
• Vague vs. specific – debate in the comments whether to be overly broad and
inclusive versus more targeted and specific
General Comments
• Vague vs. specific – debate in the comments whether to be overly broad and
inclusive versus more targeted and specific
• Number of objectives – many comments reference the overall number of
objectives saying there are too many
• Moving to actions – how to translate broad strategies down into specific
tactics to achieve the Vision

194

11%

OF TOTAL

COMMENTS

30

COMMENTS

45

COMMENTS

119

COMMENTS

16%

OF SECTION
TOTAL

23%

OF SECTION
TOTAL

61%

OF SECTION
TOTAL

Not Applicable

Comments wholly unrelated to the prompt. 28 comments, 2.0% of total

Specific Recommendations
A selection of comments suggested specific wording changes, additions, or alterations
to the Vision, Goals, or Objectives. These have been analyzed and organized into
those three layers - comments pertaining to the draft Vision, Goals, or Objectives.
Please note, specific changes to either the Vision or Goals were small and diffuse. No
specific recommendation rose above 3% of the total comment pool. Consider this
while reviewing suggestions below.

Vision
Existing Statement
Loudoun County continues to flourish as a prosperous and inclusive community with a well-deserved reputation for great places, natural and
built as well as historic and new, in a variety of settings. The County will foster economic innovation, fiscal strength, and sustainability.
1. Environment – 47 comments, 3% of total. These comments
included requests for language around:
• The natural environment in general (9)
• Preservation of habitat, natural resources and open
space (10)
• Emphasis or clarification of the word “sustainability” (7)
• Renewable energy or other “green” technology (21)

2. Preserving the current balance– 16 comments, 1% of total.
These included references to:
• Agriculture and the rural character (5)
• Maintaining the balance between policy areas (3)
• Historic preservation (5)
• Slow growth (1)
• Limiting development (1)
3. Education – 9 comments, 0.6% of total.
4. Transportation – 6 comments, 0.4% of total.
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Goals
Comments that related to the wording, phrasing or content of a specific goal.
1. Shape: Make a great place. Well-designed places providing a full spectrum of housing
and employment options linked to supporting commercial, entertainment, educational,
agricultural, and recreation activity.
Themes from comments
• Development orientation versus maintenance
• Subjectivity of terms “well-designed”
2. Compete: Be an economic force. An attractive economic environment that builds on
existing strengths and fosters new, innovative and diverse business opportunities.
Themes from comments
• No clustering of recommendations
3. Connect: Bring people and places together. Efficient infrastructure networks that
safely connect people to places within the community, to the region, and to the world.
Themes from comments
• Concerns over bridge over the Potomac River
• Missing phrase “Multi-modal”
4. Sustain: Strengthen natural and historic assets. A well-functioning system of green
infrastructure preserving natural beauty, open spaces, and cultural assets to include
agricultural land, natural, scenic and historic resources.
Themes from comments
• Subjectivity, “well-functioning”
• Missing reference to “Wildlife”
• General approval for current language
5. Support: Enhance quality of life. A community of diverse individuals united together
to ensure that all residents enjoy a high quality of life through vibrant, fulfilling and
healthy active lifestyles, celebrating all that is unique to the County.
Themes from comments
• No clustering of recommendations

Objectives
Recommended changes to objectives language can be found in the document
appendix. Each objective and its related comments have been included for review.
There was little clustering around specific objective changes.
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Note on specific changes to objectives:
A set of identical comments relating
to Goal 4: Sustain, was submitted for
objectives 1, 2, 5, 6 and 7. This comment
was submitted 70 times to the online
engagement page, with each submission
coming from a unique IP address (a
unique identifier for every computer).
Rather than a single submitter, the
planning team has determined (based
on unique IP addresses and the timing of
submissions) that the comments, while
identical, are valid and should then be
counted and included in the full database.
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65 table discussions were facilitated through the
Envision the Future round of the Envision Loudoun
engagement process. Conversations included up to
eight individuals and focused on six key topics of
conversation.
22
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4. Insights by Topic Area
Participants in the Envision the Future workshops elected to sit at tables according to six
specific topic areas. These topics were chosen in order to address major themes in the
Comprehensive Plan and to organize the input around specific issues. Each table received
a unique map, but responded to the same two prompts (with the exception of the
Transportation group, which responded to a unique set of questions). Online participants
could also choose to provide comments on one or more of the topic areas. This chapter
contains the analysis of the public input by topic, including both in-person and online
comments.

Areas of Potential Change
During the Envision the Future Workshops and online input, participants responded
to several question prompts within six topic areas. In-person meetings began with
an update presentation on the process, in which Staff discussed conditions and
trends along with the next steps in the process. Staff then released groups to begin
their facilitated discussions. At tables of approximately eight participants, a table
leader led each group through a series of questions. These leaders aimed to guide
the conversation, but not inject their own opinions or biases into the group’s work.
Over an hour, groups brainstormed responses to the prompts. The following provides
insight into the key themes as they emerged from the thousands of ideas divided into
the topic areas identified below. Each table discussion included a large map related to
the topic. The Planning Team identified areas of potential change to focus the mapbased discussion. These were determined by a number factors including development
potential, access, redevelopment propensity, and other criteria.

Discussion Topics
Participants selected one of six discussion topics to join during the meetings or in the
online engagement. These inlcuded the following:

Infill Development in
Suburban Neighborhoods
Parcels not included in past projects but
surrounded by development on almost
all sides

Transition and Rural Areas
The Transition Policy Area and rural
areas in the western portion of the
County
Engagement Round II: Envision the Future

Redevelopment in Maturing
Neighborhoods
Older neighborhoods with the potential
for redevelopment and revitalization
sometime in the future

Overall County
The full County including the Suburban,
Transition, Rural Policy Areas, Towns,
and transportation or large projects

Reinvestment in Commerce
Districts
Commercial areas in the east of the
County including the data centers, Dulles
Airport, and several shopping areas

Transportation
Unique activities focused on the
County’s transportation and mobility
23
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Infill Development in Suburban Neighborhoods
This topic focused on the Suburban Policy area, specifically those areas prone for
“infill” development. Infill relates to the development of Parcels not included in past
projects (for various reasons) but surrounded by development on almost all sides.
The following map was used as a reference for each of the conversations related to
this topic. Participants were also able to attach a sticky yellow dot to the map if their
comment pertained to a specific place or geography.

6

TABLE
CONVERSATIONS

65

PARTICIPANTS

235
COMMENTS
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Infill Development in Suburban Neighborhoods
Prompt:

If development or redevelopment occurs in this area, what land uses,
community assets, or amenities would you like to see?
Comments have been sorted by their content into topics and sub-topics. The
following is a breakdown of the 151 comments based on the top five topics. Each of
the major topics is now part of a larger organizing chapter, and this has been noted
in the breakdown below (subtopics with more than 3 comments). Subtopics have
been noted as well. This is an objective classification for sorting. Implications and
considerations pertaining to the substance of these comments have been included in
the next section.

1

Built Environment (Shape)

2

Transportation System (Connect)

3

Lifestyle (Support)

4

Environment and Agricultural Heritage (Sustain)

5

Housing (Shape)

•
•
•
•
•

•
•
•
•

Mixed use and walkable developments (14)
Density, land use and zoning (8)
Preserving open space (8)
Redevelopment and meeting the needs of the “next” economy (6)
Limiting development in specific areas (6)

Bicycle and pedestrian facilities (8)
Potomac River bridge (7)
Roadways and traffic congestion (5)
Public transportation (4)

• Parks and recreational amenities (30)

151

COMMENTS

52

OF TOTAL

34

OF TOTAL

32

OF TOTAL

30

OF TOTAL

18

OF TOTAL

COMMENTS

COMMENTS

COMMENTS

• Ecological assets and proactive protection measures (29)

COMMENTS

• Housing diversity and availability (8)
• Limiting additional housing development (6)
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COMMENTS

34%

23%

21%

20%
12%
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Infill Development in Suburban Neighborhoods
Prompt:

What are the public concerns, needs or impacts that need to be addressed
in this area if development occurs?

84

COMMENTS

Comments have been sorted by their content into topics and sub-topics. The following is
a breakdown of the 84 comments based on the top five topics. Each of the major topics
is now part of a larger organizing chapter, and this has been noted in the breakdown
below (subtopics with more than 3 comments). Subtopics have been noted as well. This
is an objective classification for sorting. Implications and considerations pertaining to the
substance of these comments have been included in the next section.

1

Transportation System (Connect)

2

Built Environment (Shape)

3

Environment & Agriculture (Sustain)

4

Lifestyle (Support)

5

Community Infrastructure (Compete)

26

•
•
•
•

Bicycle and pedestrian facilities (12)
Roadway improvements and traffic congestion (10)
Regional connectivity (7)
Potomac River bridge (4)

• Mixed-use or walkable development (7)
• Landscape and aesthetics (6)

• Conservation of sensitive areas and wildlife habitat (8)
• Protection of water resources (4)

• Parks and recreational amenities (11)

35

OF TOTAL

27

OF TOTAL

COMMENTS

COMMENTS

32%

15

OF TOTAL

12

OF TOTAL

COMMENTS

COMMENTS

• Schools (3)
• Maintenance of existing infrastructure (2)

42%

7

COMMENTS

18%

14%
8%

OF TOTAL
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Infill Development in Suburban Neighborhoods
Considerations, Preferences and Implications
The following statements extract subjective themes from the comments provided during the discussion on
the topic. These have been arranged from most frequently mentioned to least. These statements do not
represent the most frequent themes, and do not include every idea shared during the process.

General preferences for land uses, community
assets, or amenities within the topic area

General concerns, needs or impacts that need to be
addressed in this area if development occurs

Greenspace provision and interconnectivity – Many comments
refer to a deficit in green space in the eastern part of the County
and the need to preserve areas for active and passive parks in
the future. Some comments go further, suggesting that these
parks or preserves could be interconnected to form a “green
belt” through the community.

Nuisance mitigation – There is a resonant concern over the
expansion of nuisances related to sound and light. This includes
sound issues surrounding Dulles Airport and more general
concerns for light pollution from street lights and commercial
lighting.

Consideration for antiquated uses / buildings - There is
support for greater consideration and creativity in the re-use of
potentially antiquated buildings or commercial sites. This relates
to big box retail like malls and data centers.
Environmental protection – Many comments refer to the
need for strong environmental protection as the area develops,
especially as it relates to wildlife habitat, riparian buffers and
other sensitive areas.
Aesthetics, design and landscaping – There is a preference for
attractive development that exhibits high quality design, and
professional landscaping.
Varieties of retail and restaurant options – Several comments
reference the need for a more diverse set of small businesses
and local establishments.
Range of amenities – There is a preference for more amenities
– both public and commercial – in the area. This includes
recreation options and places for the community to gather.

Preservation of natural assets – As development occurs, there
is a concern for the future of the limited natural areas in the
area. Comments consider wildlife habitat, water quality and
other ecological concerns.
Housing affordability – There is a concern over a disconnect
between decreasing housing affordability and wages.
W&OD Trail – The trail is one of the community’s great
amenities, but must be maintained and improved / expanded
over time.
Access to natural amenities – As amenities are developed and
trails are extended, there should be a consideration for equitable
access across the range of communities in the area.
Connectivity, walkability - There is concern that in perpetuating
current building patterns, the area will become less connected
and far less walkable. Some comments deem the current
sidewalk and path network inadequate.

Variety of housing types for a range of life stages and
lifestyles – There is support for a wider range of housing types
to meet a broadening set of housing demands. This includes an
improved provision of affordable and senior options.

Engagement Round II: Envision the Future
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Infill Development in Suburban Neighborhoods
Mapping Activity
During each workshop session and through the online tool, participants were
encouraged to add a yellow sticky dot to a large table map if their comment or idea
references a specific place or geography. Please find a composite map of all these
comments below. Clusters have been identified along with their corresponding
comments. This map is available for interactive viewing on the process website at
www.envision-loudoun.org on the “Resources” page. Here users can scroll over
individual dots and see comments for each of the five geographic conversation areas.
MAP: CONSOLIDATED COMMENTS

4
1
2

3

Source: MapBox, In-person and online comments from Envision the Future engagement, Envision Loudoun
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Infill Development in Suburban Neighborhoods
Areas of interest
The following clusters as indicated on the next page were identified by combining the
table maps from each of the Envision the Future Workshops and the online mapped
comments. A summary of comments has been included below each cluster.
1. Ashburn

• Need for more civic uses and places to
gather
• Better recreational amenities like
Claude Moore in Sterling
• Old Ashburn as a downtown, walkable
center, better pedestrian accessibility
and accommodations throughout
2. Route 28 Corridor

• Concerns over growing congestion
• Future redevelopment at 7 / 28
intersection
• Dulles Town Center Mall area has the
potential for redevelopment
• Other retail uses may transition in the
near future

22
DOTS

3. Route 50 Corridor

• Concern over planned projects and
traffic implications
• Potential need for widening to meet
future demand
4. Route 7 Corridor

24

• Housing needs and diversity
• Potential with undeveloped parcels
• Better integration of parks space and
connection through trail networks

102
TOTAL DOTS

8

DOTS

15
DOTS

DOTS

Note: Dot counts are generalized based
on the rough number of dots dropped
in an area or direct references to the
geography in the comments. Not all
references to an area included a dot, but
all dots have a related comment. These
can be viewed in detail on the www.
Envision-Loudoun.org website.
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Redevelopment in Maturing Neighborhoods
This topic focused on the Suburban Policy area, specifically older neighborhoods with
the potential for redevelopment and revitalization. The following map was used as a
reference for each of the conversations related to this topic. Participants were also able
to attach a sticky yellow dot to the map if their comment pertained to a specific place
or geography.

6

TABLE
CONVERSATIONS

60

PARTICIPANTS

226
COMMENTS
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Redevelopment in Maturing Neighborhoods
Prompt:

If development or redevelopment occurs in this area, what land uses,
community assets, or amenities would you like to see?
Comments have been sorted by their content into topics and sub-topics. The
following is a breakdown of the 202 comments based on the top five topics. Each of
the major topics is now part of a larger organizing chapter, and this has been noted
in the breakdown below (subtopics with more than 3 comments). Subtopics have
been noted as well. This is an objective classification for sorting. Implications and
considerations pertaining to the substance of these comments have been included in
the next section.

1

Built Environment (Shape)

2

Transportation System (Connect)

3

Lifestyle (Support)

4

Environment and Agricultural Heritage (Sustain)

5

Housing (Shape)

•
•
•
•
•
•
•

•
•
•
•

Redevelopment of old shopping malls and repurposing of buildings (22)
Mixed use development/Town Center (19)
Limiting development outside of specific areas (7)
Zoning and density changes (6)
Historic preservation (6)
Building design and character (5)
Protection of open space when redeveloping (4)

Potential bridge to Maryland and its location (18)
Safe access and crossings for bicycles and pedestrians (17)
Public transit and multimodal options (8)
Roadway improvements to alleviate traffic congestion (8)

• Outdoor recreation options, including dog parks and fitness
opportunities(32)
• Cultural and entertainment options (7)

• Conservation of open spaces, forests and wetlands (17)
• Protection and expansion of agriculture (3)

• Affordable housing options for multiple ages and incomes (11)
• Diversity of housing stock (7)
• Limits on new housing development in maturing neighborhoods (3)
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202
COMMENTS

70

COMMENTS

55

COMMENTS

39

COMMENTS

23

COMMENTS

21

COMMENTS

35%

OF TOTAL

27%

OF TOTAL

19%

OF TOTAL

11%

OF TOTAL

10%

OF TOTAL
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Redevelopment in Maturing Neighborhoods

54

Prompt:

What are the public concerns, needs or impacts that need to be addressed
in this area if development occurs?

COMMENTS

Comments have been sorted by their content into topics and sub-topics. The following is
a breakdown of the 54 comments based on the top five topics. Each of the major topics
is now part of a larger organizing chapter, and this has been noted in the breakdown
below (subtopics with more than 3 comments). Subtopics have been noted as well. This
is an objective classification for sorting. Implications and considerations pertaining to the
substance of these comments have been included in the next section.

1

Transportation System (Connect)

2

Built Environment (Shape)

3

Lifestyle (Support)

4

Environment and Agricultural Heritage (Sustain)

5

People (Support)

32

•
•
•
•

Increased traffic congestion with redevelopment (7)
Safe pedestrian or active transportation options (7)
Impacts of a potential bridge to Maryland (6)
Expansion of transit options (4)

• Limits on development, especially around Dulles Airport (4)
• Redevelopment of areas into a more clustered, mixed-use community (4)

• Park and trails access (7)

22

COMMENTS

12

COMMENTS

8

COMMENTS

• Potential impacts to habitat and natural resources with additional
development (5)
• Noise, light and other pollution (2)

• Crime and safety concerns (4)
• Needs of younger and older populations (2)

7

COMMENTS

6

COMMENTS

41%

OF TOTAL

22%

OF TOTAL

15%

OF TOTAL

13%

OF TOTAL

11%

OF TOTAL
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Redevelopment in Maturing Neighborhoods
Considerations, Preferences and Implications
The following statements extract subjective themes from the comments provided during the discussion on
the topic. These have been arranged from most frequently mentioned to least. These statements do not
represent the most frequent themes, and do not include every idea shared during the process.

General preferences for land uses, community
assets, or amenities within the topic area

General concerns, needs or impacts that need to be
addressed in this area if development occurs

Expansion of parks and recreation options – There is a
preference to expand the variety of parks and recreation options
throughout the area. Unique ideas were offered including dog
parks, frisbee golf courses, community fitness programs and
others. These park spaces can be active – playgrounds, ball
fields, etc. – or passive – open space, wildlife reserves, etc. – but
need to expand especially as areas redevelop in the east.

General safety – A number of comments reference the need to
maintain and improve the safety of the community overall. This
refers specifically to pedestrians and bicyclists as they cross
major thoroughfares.

Maximization of redevelopment opportunities – Comments
generally concede that redevelopment will be necessary for a
number of uses throughout the eastern half of the County, and
when this occurs, it should maximize the site and benefit to the
surrounding community. There is a preference for integrated
uses that compliment, rather than compete directly with,
surrounding uses. These new projects should be flexible and
more resilient.
Improved bicycle and pedestrian connections – There is a
strong preference for improved trail connections between
existing communities in the east of the County. These trails
should include safer crossing at major thoroughfares, and
connect to a larger network to maximize use. There were also a
number of comments referring to missing sidewalk connections
and the need to fill these gaps.

Growth versus preservation – Comments that reference a
general concern for growth pressure and how it will manifest
in terms of redevelopment. These make reference to a conflict
between revitalization – or improving the existing uses and
development pattern – and whole-scale redevelopment –
starting over.
Diminishing green spaces – Comments refer to a slow
degradation or elimination of green spaces in the eastern half
of the County. There is concern that these areas will not be a
priority for developers seeking to maximize redevelopment sites.
Transit provision and equitable access – A number of
comments reference the need to maintain connections
throughout the community for commuters.
Bridge over the Potomac – There is nearly universal opposition
to a bridge over the Potomac River. Concerns range from the
ecological impact to traffic and congestion.

Mixed uses projects integrated with surrounding community
– Primarily related to redevelopment projects, a number of
comments would prefer to see more mixed-use developments
throughout the area. These should integrate with existing
neighborhoods or commercial areas and include complimentary,
not competing, uses.
Enhanced community green spaces – Comments refer to a
general lack of green spaces throughout the eastern portion
of the County. Ideas include increasing the tree canopy cover,
protecting any remaining open spaces, and making room in
redevelopment plans for natural / open spaces.
Expansion of housing options – A number of comments
reference the overall deficit in affordable housing throughout
the County and the potential to fill some of this need with
redevelopment projects. There were also ideas shared about
increasing the variety of housing types.
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Redevelopment in Maturing Neighborhoods
Mapping Activity
During each workshop session and through the online tool, participants were
encouraged to add a yellow sticky dot to a large table map if their comment or idea
references a specific place or geography. Please find a composite map of all these
comments below. Clusters have been identified along with their corresponding
comments. This map is available for interactive viewing on the process website at
www.envision-loudoun.org on the “Resources” page. Here users can scroll over
individual dots and see comments for each of the five geographic conversation areas.
MAP: CONSOLIDATED COMMENTS

3

2

4

1

Source: MapBox, In-person and online comments from Envision the Future engagement, Envision Loudoun
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Redevelopment in Maturing Neighborhoods
Areas of interest
The following clusters as indicated on the next page were identified by combining the
table maps from each of the Envision the Future Workshops and the online mapped
comments. A summary of comments has been included below each cluster.
1. Sterling

• Improve and expand parks, open spaces
an trail connections throughout the area
• Better access and availability of transit
options with connections to new Metro
• Continued enforcement of high building
standards, maintain the community
• More, expanded amenities in general
2. Claude Moore Park

• Preserving the area in perpetuity, but
expand on recreational and green space
amenities with new additions like dog
parks, tennis courts, etc.
• Some references to housing need and
office redevelopment in areas outside of
the park

25
DOTS

25
DOTS

3. Route 7 / 28 Intersection

• Debate over planned bridge crossing,
logical connection point, but many
comments against as well.
• Dulles Town Center mall fit for
revitalization and/or redevelopment,
more consistent, integrated land uses,
more resilient
• More amenities generally, especially
recreational (ball fields, soccer, etc.)
4. Route 7 Corridor

• Improve safety for pedestrians, cyclists,
and drivers
• Aesthetics, sign and architectural
standards are a concern

78

TOTAL DOTS

23
DOTS

13
DOTS

Note: Dot counts are generalized based
on the rough number of dots dropped
in an area or direct references to the
geography in the comments. Not all
references to an area included a dot, but
all dots have a related comment. These
can be viewed in detail on the www.
Envision-Loudoun.org website.
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Reinvestment in Commerce Districts
This topic focused on the Suburban Policy area, specifically those commercial
areas in the east of the County, and especially those with the potential for timely
redevelopment or reinvestment. The following map was used as a reference for each
of the conversations related to this topic. Participants were also able to attach a sticky
yellow dot to the map if their comment pertained to a specific place or geography.

4

TABLE
CONVERSATIONS

43

PARTICIPANTS

125
COMMENTS
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Reinvestment in Commerce Districts
Prompt:

If development or redevelopment occurs in this area, what land uses,
community assets, or amenities would you like to see?

96

COMMENTS

Comments have been sorted by their content into topics and sub-topics. The
following is a breakdown of the 96 comments based on the top five topics. Each of
the major topics is now part of a larger organizing chapter, and this has been noted
in the breakdown below. Subtopics have been noted as well. This is an objective
classification for sorting. Implications and considerations pertaining to the substance
of these comments have been included in the next section.

1

Built Environment (Shape)

2

Transportation (Connect)

3

Jobs & Businesses (Compete)

4

Lifestyle (Support)

5

Environment and Agriculture (Sustain)

• Mixed use development to support a live/work/play environment,
including transit-oriented development around the new Silver Line Metro
stops (16)
• Changes to the airport noise boundary (6)
• Revitalization of old commercial centers (5)

•
•
•
•

•
•
•
•
•

Bridge to Maryland (9)
Congestion and roadway improvements (9)
Connectivity of routes for cyclists and pedestrians (4)
Connectivity between towns, east-west (2)

Business and research incubators (5)
Diversify beyond data centers (5)
Expand retail and service options (4)
Opportunities to live and work within Loudoun (3)
Support for small and local businesses (2)

• Culture and entertainment options (9)
• Parks and recreational amenities (5)
• Live/work/play (3)

• Management of noise pollution around Dulles Airport (6)
• Protection of trees and habitat (5)
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44

46%

COMMENTS

OF TOTAL

28

29%

COMMENTS

OF TOTAL

22

23%

COMMENTS

OF TOTAL

17

18%

COMMENTS

15

COMMENTS

OF TOTAL

16%

OF TOTAL
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Reinvestment in Commerce Districts
Prompt:

What are the public concerns, needs or impacts that need to be addressed
in this area if development occurs?

29

COMMENTS

Comments have been sorted by their content into topics and sub-topics. The following is
a breakdown of the 29 comments based on the top five topics. Each of the major topics
is now part of a larger organizing chapter, and this has been noted in the breakdown
below (subtopics with more than 3 comments). Subtopics have been noted as well. This
is an objective classification for sorting. Implications and considerations pertaining to the
substance of these comments have been included in the next section.

1

Transportation System (Connect)

2

Built Environment (Shape)

3

Jobs and Businesses (Compete)

4

Lifestyle (Support)

38

• Increased traffic, especially around potential new stadium (4)
• Connections to the Metro station (multi-modal) (3)
• Parking availability, especially at Metro station (3)

• Potential impacts of development (3)
• Increase density and allow flexibility in zoning (3)
• Provision of parking (3)

• Maintaining/increasing the tax base (2)

• Schools and education (2)

13

COMMENTS

10

45%

OF TOTAL

34%

COMMENTS

OF TOTAL

3

10%

COMMENTS

3

COMMENTS

OF TOTAL

10%

OF TOTAL
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Reinvestment in Commerce Districts
Considerations, Preferences and Implications
The following statements extract subjective themes from the comments provided during the discussion on
the topic. These have been arranged from most frequently mentioned to least. These statements do not
represent the most frequent themes, and do not include every idea shared during the process.

General preferences for land uses, community
assets, or amenities within the topic area

General concerns, needs or impacts that need to be
addressed in this area if development occurs

Development mixes complimentary uses – There is a general
preference for new developments to integrate complimentary
uses into “live, work and play” environments that are walkable
and more communal. Comments suggest taking advantage of
the Metro extension and developing more urban neighborhoods
in logical locations throughout the areas with the potential for
change.

General growth management – Comments refer to the
inherent growth pressures in the region and how these must be
well-managed to ensure the community can integrate growth
without overextending. The aesthetics of this growth are
another concern and comments refer to maintaining high quality
standards for design and maintenance. Last, the impact to the
road network should be considered carefully when reviewing
proposals.

Greater consideration for the new/next economy – The
considered geography is home to the majority of the
community’s data centers and there is a concern for the
future use of these buildings should they become redundant.
Additionally, comments also suggest reconsidering the
site configuration for existing office parks, not ruling out
redevelopment. Last, small business and entrepreneurship
should be a priority with spaces (like incubators, research
facilities, etc.) made available throughout the commerce areas.
Continual improvement of connections and efficiency – Many
comments refer to specific projects to alleviate congestion
and improve the efficiency of the transportation system. These
include a new bridge over the Potomac River (there is significant
debate over this issue, with the majority of comments not in
favor of the proposal) and several roads projects that are either
planned or underway. The mix of jobs and housing, or the
overlap between where workers live or where residents work is
an important consideration, along with the potential impact of
the Silver Line extension into the area.

Leveraging the Metro – Several comments refer to the need to
fully leverage the extension of the Silver Line into the area, and
take full advantage of the opportunity. There is also concern
over potential impact of the line and surrounding uses.
General transportation concerns – There are references to
specific projects such as the Potomac River bridge, and various
roads projects, along with general concerns for rising levels of
congestion. There is an insistence that the County continue to
act proactively and evaluate traffic impacts for proposed uses.
Nuisance mitigation – There is a small concern in the
comments for the expansion of nuisances related to sound and
light. This includes sound issues surrounding Dulles Airport and
more general concerns for light pollution from street lights and
commercial lighting.

Better integration of open / green spaces – Comments
point out a general lack of green spaces – either parks, trails
or open spaces – in the area. As development, or especially
redevelopment, occurs, green spaces and trails should be
better integrated to break up the continuum of development.
Comments also reference the need for improving the network or
trails and sidewalks throughout the area.
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Reinvestment in Commerce Districts
Mapping Activity
During each workshop session and through the online tool, participants were
encouraged to add a yellow sticky dot to a large table map if their comment or idea
references a specific place or geography. Please find a composite map of all these
comments below. Clusters have been identified along with their corresponding
comments. This map is available for interactive viewing on the process website at
www.envision-loudoun.org on the “Resources” page. Here users can scroll over
individual dots and see comments for each of the five geographic conversation areas.
MAP: CONSOLIDATED COMMENTS

3
1
4

2

Source: MapBox, In-person and online comments from Envision the Future engagement, Envision Loudoun
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Reinvestment in Commerce Districts
Areas of interest
The following clusters as indicated on the next page were identified by combining the
table maps from each of the Envision the Future Workshops and the online mapped
comments. A summary of comments has been included below each cluster.
1. Claude Moore Park / Dulles Town Center

• Maintain buffer / green space in Claude
Moore for future generations
• Prioritize redevelopment of old,
antiquating office buildings east of
Claude Moore Park
• Consider innovative uses like urban
farming
2. Route 50 Corridor

• Safety of both vehicular and pedestrian
traffic, consider tunnel under the
corridor
• Development opportunities for
commercial, specifically mixed-use
projects
• Must consider proximity to Dulles
Airport, noise nuisance when
developing

16
DOTS

3. Route 7 / 28 Intersection

• Debate over planned bridge crossing,
logical connection point, but many
comments against as well.

41

TOTAL DOTS

10
DOTS

4. Other points of interest

15
DOTS

• Various locations indicated “ready” for
redevelopment
• Multi-modal connections, especially in
the west of the area
• Protect the water recharge areas, in the
west of the area

Note: Dot counts are generalized based
on the rough number of dots dropped
in an area or direct references to the
geography in the comments. Not all
references to an area included a dot, but
all dots have a related comment. These
can be viewed in detail on the www.
Envision-Loudoun.org website.
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Transition and Rural Policy Areas
This topic focused on the rural west of the County along with the Transition Policy
Area. This zone divides the more rural western portions of the County with the
more urbanized east. The following map was used as a reference for each of the
conversations related to this topic. Participants were also able to attach a sticky yellow
dot to the map if their comment pertained to a specific place or geography.

29 303

TABLE
CONVERSATIONS

PARTICIPANTS

890
COMMENTS
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Transition and Rural Policy Areas
Prompt:

If development or redevelopment occurs in this area, what land uses,
community assets, or amenities would you like to see?

580
COMMENTS

Comments have been sorted by their content into topics and sub-topics. The
following is a breakdown of the 580 comments based on the top five topics. Each of
the major topics is now part of a larger organizing chapter, and this has been noted
in the breakdown below. Subtopics have been noted as well. This is an objective
classification for sorting. Implications and considerations pertaining to the substance
of these comments have been included in the next section.

1

Built Environment (Shape)

2

Environment and Agricultural Heritage (Sustain)

3

Transportation System (Connect)

4

Lifestyle (Support)

5

Housing

• Potential changes to zoning and density or changes to Transition Policy
Area (TPA) and Rural Policy Area (RPA) designations (105)
• Limit development to preserve rural character and existing buffer (69)
• Preservation of open space (14)
• Building and landscape aesthetics (13)
• Mixed-use and walkable developments (11)
• Growth tied to extension of infrastructure (11)
• Rural villages and hamlets (10)

• Protection of natural resources and land from development (53)
• Development impacts on water resources (33)
• Conservation of agricultural land (11)

• Repairs, maintenance and expansion of roadways, especially gravel roads
(46)
• Extension of bicycle and pedestrian trails and sidewalks (28)
• Public transportation into the rural areas (10)
• Overall planning of Countywide transportation issues (8)

• Parks and recreational opportunities, especially interconnected networks
of trails (84)
• Additional cultural and entertainment options outside of Suburban Policy
Area (SPA) (7)
• Community centers in rural communities (5)

•
•
•
•

Availability of affordable housing (17)
Location and density of new housing developments (17)
Diversity and availability of housing stock (6)
Housing for seniors (4)
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250

43%

COMMENTS

OF TOTAL

106

18%

COMMENTS

104

OF TOTAL

18%

COMMENTS

OF TOTAL

99

17%

COMMENTS

51

COMMENTS

OF TOTAL

9%

OF TOTAL
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Transition and Rural Policy Areas
Prompt:

What are the public concerns, needs or impacts that need to be addressed
in this area if development occurs?

310
COMMENTS

Comments have been sorted by their content into topics and sub-topics. The following is
a breakdown of the 310 comments based on the top five topics. Each of the major topics
is now part of a larger organizing chapter, and this has been noted in the breakdown
below (subtopics with more than 3 comments). Subtopics have been noted as well. This
is an objective classification for sorting. Implications and considerations pertaining to the
substance of these comments have been included in the next section.

1

Built Environment (Shape)

2

Environment and Agricultural Heritage (Sustain)

3

Transportation System (Connect)

4

Lifestyle (Support)

5

Other
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• Significant limits on development in the transition and rural areas to
avoid development impacts (37)
• Desired or undesired changes to policy areas and zoning (23)
• Clustered or “smart” growth patterns (10)
• Limits on growth until new infrastructure is put into place (10)
• Historic preservation (7)

• Protection of habitat and wildlife currently present in the rural area, and
specific policies for conservation (40)
• Water pollution and flooding concerns (15)
• Noise and light pollution and other nuisances caused by development
(11)

•
•
•
•

Increased traffic congestion and safety concerns (20)
Expansion or improvement of roadway systems (19)
Connectivity between towns and around County (7)
Additional facilities for bicycles and pedestrians (7)

• Additional parks and trails for active recreation within rural area (26)
• Opportunities to live, work and play within the County (3)

•
•
•
•

Comments on the planning process (12)
Fiscal concerns (8)
Specific policies or incentives for achieving plan objectives (5)
Effective implementation (3)

119

COMMENTS

70

38%

OF TOTAL

23%

COMMENTS

OF TOTAL

70

23%

COMMENTS

31

COMMENTS

31

COMMENTS

OF TOTAL

10%

OF TOTAL

10%

OF TOTAL
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Transition and Rural Policy Areas
Considerations, Preferences and Implications
The following statements extract subjective themes from the comments provided during the discussion on
the topic. These have been arranged from most frequently mentioned to least. These statements do not
represent the most frequent themes, and do not include every idea shared during the process.

General preferences for land uses, community
assets, or amenities within the topic area

General concerns, needs or impacts that need to be
addressed in this area if development occurs

Control and appropriately direct growth – The majority of
comments refer to maintaining a strong buffer between the
more developed east and the rural west. There is strong support
for the maintenance of the Transition Policy Area (TPA) as
is, with a requisite preservation of the rural area farther west.
Comments refer to higher density allowances in the east of
the County, especially around the Metro line extension, to
prevent any further incursions into the west. There is a general
recognition of the growing development pressures, especially
in the TPA. Infrastructure extensions or improvements should
be paid for by the developer and consider their long-term
maintenance.

Traffic mitigation and safety – There are general concerns over
the trajectory of traffic congestion throughout the area and
how this might be mitigated by future projects. Additionally,
a number of comments make reference to a lack of frequent,
reliable transit alternatives for commuting or other daily needs.
The focus, however, is on the road network, safety and need for
improved north-to-south connectivity.

Preserve the rural character – Comments describe the area
as agrarian, quiet and distinct from the eastern portions of
the County. These attributes help define the character and are
generally appreciated. There is a recognition that agriculture
in the region may need to be supported through more creative
means (tourism, wineries, etc.) and the rural economy could be
expanded to help support these uses in perpetuity.
Conserve the ecology and natural assets – Many comments
refer to the area’s unique ecology and natural assets. These
pay special attention to rivers and riparian corridors that bisect
the west of the County and the need to protect them as core
community assets. Comments also reference standing forests or
woodlots and the need to maintain the contiguity and improve
access for residents (see park space below). Last, protection for
water resources is an important concern.
Expand parks and community spaces – Similar to the
conservation topic, comments refer to the need for more /
expanded parks and community spaces throughout the western
portion of the County. These are described as active uses – dog
parks, trails, etc. – and passive uses – nature preserves, wildlife
habitat, etc. Community gathering places are also important and
could be expanded.
Improved connections and safety – Comments refer to the
need for logical, timely improvements to the transportation
network including strategic extensions and well-considered
upgrades. The comments are careful to qualify that
improvements should not incent development but improve
access and efficiency within the existing pattern. There is
a debate over whether to pave gravel roads in the western
portions of the County.
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The future of the Transition Policy Area – Comments frequently
mention concerns over the (perceived or real) dissolving of the
Transition Policy Area with time and continued development.
There is a strong preference to realistically maintain the status
quo, especially in the rural areas beyond the TPA. These
comments acknowledge that there is growing development
pressure and are requesting clear direction on what does and
does not belong in the TPA in the future.
Infrastructure extensions and general maintenance – There
is a strong preference that infrastructure extensions will
precede development and be paid for by the profiting group
(developers). Comments insist that these investments keep
pace with any new projects as opposed to retroactive initiatives.
This extends to roads projects as well.
Growth pressure generally, and where and how it manifests –
There was general concern over the mounting growth pressure
in the region and how that may manifest western portions
of the County. As stated earlier, there is a strong preference
to maintain the status quo, especially in the rural areas, and
comments showed general concern over the County’s ability
to sufficiently limit, shape or redirect this pressure. Aesthetics,
character, and traffic impact were primary concerns related to
development.
Squandered or lost resources – There is a very strong
preference to conserve the community’s many natural assets.
These include riparian corridors, woodlots and forests, water
resources, and other sensitive areas. There is a general concern
that these resources might be irreparably damaged or removed
as growth pressure manifests into development if specific steps
aren’t taken.
Nuisance mitigation – There is a resonant concern over the
expansion of nuisances related to sound, light, and air quality.
This includes sound issues surrounding Dulles Airport and
more general concerns for light pollution from street lights and
commercial lighting. Comments refer to the quiet character of
the rural areas.
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Transition and Rural Policy Areas
Mapping Activity
During each workshop session and through the online tool, participants were
encouraged to add a yellow sticky dot to a large table map if their comment or idea
references a specific place or geography. Please find a composite map of all these
comments below. Clusters have been identified along with their corresponding
comments. This map is available for interactive viewing on the process website at
www.envision-loudoun.org on the “Resources” page. Here users can scroll over
individual dots and see comments for each of the five geographic conversation areas.
MAP: CONSOLIDATED COMMENTS

4
1
2

3
Source: MapBox, In-person and online comments from Envision the Future engagement, Envision Loudoun
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Transition and Rural Policy Areas
Areas of interest
The following clusters as indicated on the next page were identified by combining the
table maps from each of the Envision the Future Workshops and the online mapped
comments. A summary of comments has been included below each cluster.
1. Reservoir

• Important to protect and preserve
water resources
• Opportunity for enhanced recreational
options and cultural amenities
• Boundaries between the TPA and the
suburban areas are important

24
DOTS

• Potential to increase tax credits to
redirect development potential
• Increased or expanded park spaces
4. Dulles Greenway

2. Route 50 Corridor - West

• Opportunity for more expanded park
areas to serve as a boundary between
the transition and the suburban
• Development (if necessary) could be
clustered to minimize impact

3. Braddock Road (620) Corridor

22

• Water conservation and riparian
protection
• Maintain as transition area

299
TOTAL DOTS

20
DOTS

12
DOTS

DOTS

Note: Dot counts are generalized based
on the rough number of dots dropped
in an area or direct references to the
geography in the comments. Not all
references to an area included a dot, but
all dots have a related comment. These
can be viewed in detail on the www.
Envision-Loudoun.org website.

Engagement Round II: Envision the Future

47

ENVISION LOUDOUN

Overall County
This topic focused on the entire County, including its towns, rural areas and the
Transition and Suburban Policy Areas. The following map was used as a reference
for each of the conversations related to this topic. Participants were also able to
attach a sticky yellow dot to the map if their comment pertained to a specific place or
geography.

13

TABLE
CONVERSATIONS

161

PARTICIPANTS

581
COMMENTS
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Overall County
Prompt:

If development or redevelopment occurs in this area, what land uses,
community assets, or amenities would you like to see?

419
COMMENTS

Comments have been sorted by their content into topics and sub-topics. The
following is a breakdown of the 419 comments based on the top five topics. Each of
the major topics is now part of a larger organizing chapter, and this has been noted
in the breakdown below. Subtopics have been noted as well. This is an objective
classification for sorting. Implications and considerations pertaining to the substance
of these comments have been included in the next section.

1

Built Environment (Shape)
•
•
•
•
•

Changes to zoning, density, and uses allowed (28)
Development around transit hubs and mixing of uses (26)
Preservation and additional open space (16)
Limits on development throughout the County (14)
Redevelopment and revitalization of underutilized spaces and buildings
(13)

2

Transportation System (Connect)

3

Environment and Agricultural Heritage (Sustain)

4

Lifestyle (Support)

5

Housing (Shape)

• Interconnected bicycle and pedestrian routes throughout County (43)
• Traffic and roadway systems (28)
• Impacts of a potential bridge to Maryland (24)

• Resource and land conservation (46)
• Protection of water resources and the watershed (12)
• Sustainable development (6)

• More improved parks and recreational opportunities in all areas of the
County (42)
• Easily accessible entertainment options (16)

• Provision of affordable and workplace housing throughout the County
(13)
• Supply of diverse housing options (13)
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122

OF TOTAL

114

OF TOTAL

82

OF TOTAL

COMMENTS

COMMENTS

COMMENTS

78

COMMENTS

41

COMMENTS

29%

27%

20%
19%

OF TOTAL

10%

OF TOTAL
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Overall County
Prompt:

What are the public concerns, needs or impacts that need to be addressed
in this area if development occurs?

162
COMMENTS

Comments have been sorted by their content into topics and sub-topics. The following is
a breakdown of the 162 comments based on the top five topics. Each of the major topics
is now part of a larger organizing chapter, and this has been noted in the breakdown
below (subtopics with more than 3 comments). Subtopics have been noted as well. This
is an objective classification for sorting. Implications and considerations pertaining to the
substance of these comments have been included in the next section.

1

Transportation System (Connect)

2

Built Environment (Shape)

3

Environment & Agriculture (Sustain)

66

• Congestion on and improvement of major routes (35)
• Bridge impacts (12)
• Transit connections throughout the County (10)

COMMENTS

• Location and boundaries of policy areas and land uses (9)
• Limiting County growth (6)

27

• Natural habitat preservation (21)
• Light pollution and dark sky preservation (4)

4

People (Support)

5

Lifestyle (Support)

31

COMMENTS

• Health and safety (6)
• Caring for young and old populations (5)
• Integration and a feeling of community (5)

19%

OF TOTAL

17%

COMMENTS

OF TOTAL

18

11%

COMMENTS

• Protection of and expansion of recreational and cultural amenities as
development occurs (12)

41%

OF TOTAL

12

COMMENTS

OF TOTAL

7%

OF TOTAL

Considerations, Preferences and Implications
The following statements extract subjective themes from the comments provided during the discussion on
the topic. These have been arranged from most frequently mentioned to least. These statements do not
represent the most frequent themes, and do not include every idea shared during the process.

General preferences for land uses, community assets, or amenities within the topic area
Development is well-considered and appropriately placed –
Comments refer to the mounting pressure for growth throughout
the County and relate where and how this should take place.
There is a general concern that too much of this growth will
happen in areas in the west (Transition Policy Area and Rural
Policy Area) and should, instead manifest in higher density
projects in the east, especially along high-capacity corridors,
50

logical intersections or the Silver Line extension corridor.
Comments reference the growing need for redevelopment,
especially related to aging, antiquated retail uses. There is
also a preference for higher density town centers, but with a
more market-driven, or organic mix of uses, as opposed to a
prescriptive regulatory approach.
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Overall County
Expand parks, trails and open spaces – There is a strong
preference in the comments to expand green areas throughout
the County, especially in the more developed east. These
describe a variety of scales and types of parks. These include
small single-acre “pocket parks”, large community land reserves,
and linear parks along major multi-use trails and blue ways.
With respect to trails, comments mention the need to maximize
connectivity of the system to promote increased use.
Improved community connections – There is support for
proactive upgrades to the transportation system to improve
the connections and efficiency of movement throughout the
County. Specific projects were offered for routes 50, 7, 28 and
others. The Potomac River bridge proposal, however, was almost
universally rejected. A number of comments reference the need
to fill in gaps to the transit coverage and frequency throughout
the community.
Conservation of natural resources and assets – There is a
strong preference to conserve the community’s many natural
resources and assets in the face of pending growth and

development. There is a general concern over the fate of these
areas given the growth pressure currently being experienced.
Comments reference the County’s unique ecology, beautiful
landscapes and the important water resources. Many ideas
connect County residents into these areas through expanded
trails (or linear parks) and the protected open spaces / wildlife
reserves / park land.
Expansion of cultural amenities and community gathering
places – Comments refer to a deficit of arts, cultural or
entertainment venues in the County today and the opportunity
to expand these uses and provide more spaces for the
community to gather. Specific ideas included more community
centers, arts and cultural centers, and live entertainment venues.
Expanded housing options – There is a strong, although not
universal, preference for an expansion of the housing options
currently offered in the community. This is in response to a
general rise in housing costs, long commutes for certain workers
who cannot afford to live in the community, and a general
shortage of options for millennials and/or empty nesters.

General concerns, needs or impacts that need to be addressed in County if development occurs
Development outpaces supportive infrastructure – There
is a resonant concern that when/if development does occur
throughout the County it will happen too far ahead of major,
necessary investments in below and above ground infrastructure.
These comments relate possible impacts to the road network
and increased congestion. There is a counter concern to this on
housing options and demand, and whether they will be met in
the future and, if not, what that will mean for the County.

Loss of natural resources / assets – Comments show concern
for the slow, but consistent, loss of high-value natural areas
to gradual development from the east to west. They also are
concerned with the lack of green investments in the eastern
portions of the County. Comments mention the need to maintain
contiguity between major natural areas, not allowing them to
be bisected or disconnected by development or infrastructure
projects.

Slow degradation of connectivity – There are a number
of comments that reference a downward trajectory in
transportation efficiency throughout the County and concern
over whether this will continue unchecked into the future. These
reference the need for improved frequency and coverage of
transit options, maximization of the Silver Line Metro Station,
strategic improvements to road network, along with additional
specific recommendations. Safety is another concern, especially
where there is a mix-of-modes (Bike lanes, transit stops) or
where the rural areas meet the more developed east.

Economic resiliency – There is a general concern for the
economic resiliency of the County as it relates to several key
uses. Data centers are mentioned frequently, and comments
question the longevity and re-use potential of the buildings
themselves. There are a number of comments that reference
the future redevelopment of redundant retail spaces throughout
the County and whether or not this can be done at the scale
necessary given the downward trajectory of this industry.
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Overall County
Mapping Activity
During each workshop session and through the online tool, participants were
encouraged to add a yellow sticky dot to a large table map if their comment or idea
references a specific place or geography. Please find a composite map of all these
comments below. Clusters have been identified along with their corresponding
comments. This map is available for interactive viewing on the process website at
www.envision-loudoun.org on the “Resources” page. Here users can scroll over
individual dots and see comments for each of the five geographic conversation areas.
MAP: CONSOLIDATED COMMENTS

3
2

4

5
1

Source: MapBox, In-person and online comments from Envision the Future engagement, Envision Loudoun
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Areas of interest
The following clusters as indicated on the next page were identified by combining the
table maps from each of the Envision the Future Workshops and the online mapped
comments. A summary of comments has been included below each cluster.
1. South Riding

• Potential for expanded retail and
commercial options throughout the area
• Need for expanded trails and parks
• Redevelopment potential of shopping
centers
2. Route 50 Corridor - West

• Need to maintain the TPA or preserve
the rural heritage of the County
• Sustainable growth as a priority
• Traffic increasing on Evergreen Mills
Road

20
DOTS

20
DOTS

3. Maryland Crossing

• Debate over the proposed crossing
of the Potomac into the County from
Maryland
• Preservation of the natural beauty along
Potomac River corridor
4. Potomac River Corridor

• Conservation of natural beauty and
wildlife habitat along the corridor
• Mitigate the impacts of any
development or transportation projects
5. Silver Line Extension

• Potential for a variety of housing types
• Traffic congestion at multiple
intersections throughout the area
• Bike and pedestrian connections are
important consideration

163
TOTAL DOTS

14
DOTS

14
DOTS

10
DOTS

Note: Dot counts are generalized based
on the rough number of dots dropped
in an area or direct references to the
geography in the comments. Not all
references to an area included a dot, but
all dots have a related comment. These
can be viewed in detail on the www.
Envision-Loudoun.org website.
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Transportation
A variety of transportation related activities were provided
to gather feedback on how to shape the development of the
Countywide Transportation Plan. The following activities asked
for input on all modes of transportation across the County to
capture the widest range of information that will ensure that
all geographic regions and interests of the County are covered.
Transportation priorities may not be the same across various
context areas, and as such, this plan aims to individually
address the needs of each context area uniquely. Participants
included both those who attended the Round 2 Public
Engagement meetings, as well as online participants.

Overall Findings by Context Area

Build-a-Street
Transportation participants were able to build their own cross
section of a street they would like to see in the County in the future.
A summary of this activity is on page 58.

Responses across the various activities provided information about preferred transportation themes
within each of the following high-level context areas.
Rural

Suburban

Activity/ Town Centers

• Maintain current character

• Congestion relief is a priority

• Generous sidewalks

• Improve roadways but not at a level
that attracts through-trips

• Consistent and connected
pedestrian facilities

• Quality streetscapes

• Bicycle and pedestrian facilities
were somewhat favored

• Separated bike facilities

• Emphasis on walkability and transit
supportive designs

• Quality aesthetics

• Lasting intersection designs

• Emphasis on safety
Activity 1:

Transportation Survey

The transportation survey, consisting of twelve transportation-related questions, was
handed out to each participant at the public meetings, regardless of which table topic
they chose to discuss. This helped us capture participants that had strong opinions on
a particular land use topic, but were also interested in weighing in on transportation.
More than 500 surveys were collected. Below is a summary of the major findings.
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TRANSPORTATION
SURVEYS
COMPLETED

Major results from the Transportation Survey by question

• Majority of participants (83%) use a personal vehicle while less than
10% walk or bike (7%), use public transportation (8%) or carpool (2%).
Additionally, surveys were collected from residents representing 42 different
zip codes (most frequent home zip code was 20165, 15%, most frequent work
zip code was 20176, 8%).
• Most (61%) participants prioritize travel within the County while the
remaining prioritize travel either out of or through (15% and 19%, respectively)
and few survey responders travel into the County (5%).

Note: The full Transportation Survey
and 500+ inputs can be found in the
document appendix.

• Most users (81%) consider accommodation of diverse travel modes
important or extremely important in designing a transportation system, with
only 11% of users responding ‘neutral’ or ‘not at all’.
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• Enhanced walk, bike, and transit connections to Silver Line was the toprequested area-specific facility improvement (48%) closely followed by
‘Commuter connections to/from jurisdictions to the east’ (34%) and ‘Internal
network east/west corridors’ (33%). ‘Internal network north/south corridors’
(19%) and ‘Rural connections to/from jurisdictions to the north and west’
(20%) were also selected by a significant number of users.
• A majority (55%) of users prioritized funding for congestion relief as their
top choice. The remaining topics varied in rank with ‘Roadway Maintenance’
and ‘Safety Improvements’ being least prioritized. Funding for multimodal
options varied most greatly, with an almost even split between the four
ranking options (1 through 4).
• The ‘Preservation of rural/historic character’ was most important (59%)
to users concerning rural corridors while ‘New roads to relieve pressure on
traditionally rural corridors’ (19%) was the next most important issue.
• In Eastern Loudoun, priorities were focused on ‘Capacity Improvements’
(34%), ‘More multimodal facilities on existing roadways’ (28%), ‘Additional
route options/new alignments’ (26%), and leaving ‘Safety Improvements’ as
12%
• Concerning investment in bike and pedestrian facilities, users varied in
their responses with no majority. Generally, ‘Access to transit, jobs, and ped
attractions’ ranked 1st while ‘Geographic distribution throughout the County’
ranked last. In the middle, approximate ranking is ‘Where there is the greatest
opportunity for use’ (2nd), ‘Access to recreation use’ (3rd), and ‘Investments
should be focused on safety improvements’ (4th).
• Most users (cumulative 60%) considered enhanced bike/ped opportunities
in Rural Areas of the County as important while only 12% of users did not
think they were important at all.

Gathering ideas in-person and online
All participants at the in-person workshops
were encouraged to fill out the twelve-question
transportation survey. The questionnaire was also
available on the process webpage.

• Most users agree that providing enhanced bike/ped opportunities in Eastern
Loudoun was ‘Important’ or ‘Extremely Important’ (65%).
• The top two design considerations for bike/ped facilities that need the most
improvements are ‘Continuity of network’ and ‘Separation from vehicular
traffic’ (both 35%). ‘Access’ (13%), ‘Intersection Safety’ (9%), and ‘Separation
of bike/ped traffic’ (7%) followed.
• Nearly half (47%) of users chose Town Centers/Activity Centers as the
location which would benefit most if the County were to consider future
investments to expand transit service. ‘Suburban Places’ (31%) followed and
12% of users expressed no need for extended service. The ‘Rural Places’ only
resulted with 10% preference.
• A clear majority of users supported roadside lighting at places where
there are safety concerns (72%) while one third or less supported lighting
elsewhere. Only 1% of users supported lighting in ‘Rural Places’.
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Transportation
Activity 2:

Visual Preference Survey

This activity was developed to obtain feedback on what type of
transportation features are preferred in various context areas of
the County. A photo collage board, featuring street elements of
a multimodal variety, was provided for each context area: rural,
suburban residential, and suburban commercial/activity center.
Participants were given three dots to place on each board to
indicate which features they favored by context area. The top
three selections for each context area are indicated on the
following graphics.
Results from the Visual Preference Survey

The following images were shared during the visual preference
survey. The images receiving the top four votes have been
indicated. For more results related this activity, including
specific vote tallies, please refer to the document appendix.

3
1

3
2
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Note: There was a tie for image number three.
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2
3

1
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Transportation
Activity 3:

Build-a-Street

Build-a-Street was an interactive exercise that offered the
participants an opportunity to ‘re-design’ an existing street
or build one that has yet to be constructed. This provided
feedback on preferred street elements in various areas of
the County, as well as candidate streets for improvements.
The station included an instructional board that also asked
participants to place a dot on the street they were building.
Participants were then provided a selection of potential
street elements with a stand to hold the selected elements.
Participants created their ideal typical roadway section for
their selected corridors that included the features they believe
are most desirable. Each cross-section was photographed and
printed for documentation.
Results from the Build-a-Street Activity

The following streets - illustrated to the right with the map used
during the activity - were the most frequently “built”:
• Route 7
• Route 9
• Route 15
• Loudoun County Parkway
• Silver Line Metro Station area streets
• Potomac River Crossing
Many streets incorporated elements of greenery and
landscaping and were also favorable bicycle and/or pedestrian
facilities. Most participants that incorporated a bicycle or
pedestrian element had them traveling separately from the
vehicular travel lanes. See two illustrative examples below.
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Transportation
Activity 4:

Bicycle/ Pedestrian Attractions

Participants were given 6 small dots to place on locations they would like to access by
walking or bicycling. This activity allowed us to identify locations across the County
that are favored by many bicyclist and pedestrians, as well as critical gaps between
these desired destinations. Some popular locations in Western and Eastern Loudoun
are identified in the following maps.
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5. Appendix
All of the community input gathered to date has been included in the
appendix. For any additional information or other questions please contact
the planning team.
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An interactive comment database has
been added to the process webpage
at www.envision-loudoun.org on the
“Resources” page. With this tool, users
will be able to query the database for key
term (like Housing, Transportation, etc.)
or find specific comments from in-person
or online comments.
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Transition Policy Area White Paper
Draft September 8, 2017
Transition Policy Area
The Transition Policy Area (TPA) is a defined policy area with the County’s Revised
General Plan. The Area was designed to provide a visual and spatial transition between
the suburban development in the eastern part of the County and rural development in
the west. The Transition Policy Area extends over an area of 22,813 acres, constituting
approximately 6.8 percent of Loudoun County’s total area of 333,558 acres. The policy
area is comprised of six distinct subareas: Lower Sycolin, Middle Goose, Upper Broad
Run, Upper Foley, Lower Foley, and Lower Bull Run. These subareas extend in an Lshaped configuration along the western and southern boundaries of the Suburban Policy
Area and serve as a separation between the Suburban and Rural Policy Areas.
This area has experienced significant development pressure as the suburban policy area
is nearing build-out and utilities and improved roadways are being built nearby.
Legislative applications in the current Transition Policy Areas have been in conflict due
to the type and density of the development proposed. These areas will continue to see
development pressures and conflicts with the current Plan based on trends.
Between 1991 and 2001, the TPA went through three iterations;
•
•

•

•

In 1991, the area was established as three development phases with ultimate
development expected to occur by 1995.
In 1993, the Dulles South Area Management Plan added Upper Broad Run to the
Dulles South suburban area at densities between 3 and 6 units per acre and
added the Upper and Lower Foley and Lower Bull Run areas at densities between
1 and 3 units per acre.
In 1997, the Dulles South Plan was amended to reestablish a phasing boundary.
West of Northstar Boulevard was designated as Rural until the Board chose to
expand the Suburban area.
In 2001, the TPA was adopted as a policy area within the Revised General Plan
and was intended to be a buffer between the Suburban and Rural Policy Areas.
Divided into six subareas across three watersheds and two potable water
sources: Beaverdam and Goose Creek Reservoirs.

The TPA is predominantly residential; however, there are some industrial properties
used for quarry activity and utility infrastructure. Rezonings along Sycolin Road in the
Lower Sycolin subarea led to a Comprehensive Plan Amendment in 2013 designating
the area for industrial development.
The land use policy and visual and spatial transition of the TPA area is implemented
primarily through protected open space provided by low density, clustered
developments. The is accomplished primarily through zoning that supports cluster
development by not enforcing a minimum lot size requirement, open space requirements
of 50 to 70 percent for all development, 300-foot buffers adjacent to water resources and
1
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limits on nonresidential uses. There is no requirement that the open space be accessible
to the public or that trails or recreation amenities, though allowed, are not required.
Since 2000, the area has seen residential units built at a rate that has accelerated notably
since 2004, when Plan policies were amended to allow central utilities (see Table 2,
below) throughout the TPA. When the Transition Policy Area was established, only the
Lower Foley and Lower Bull Run subareas were planned for central water/wastewater
utilities. In 2004, this policy was changed by Board of Supervisors approval of a
Comprehensive Plan Amendment (CPAM) that opened up the entire Transition Policy
Area to central water and wastewater systems.
Year
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
Total

Suburban
3,962
4,814
4,186
4,817
4,813
3,311
2,058
1,822
1,776
1,464
1,315
2,433
2,903
3,405
2,124
2,199
1,928
49,330

Transition
32
0
61
48
92
158
320
324
151
190
252
202
371
746
852
933
848
5,580

Rural
386
0
434
494
595
776
490
345
149
159
246
227
268
340
304
233
207
5,653

Total
4,380
4,814
4,681
5,359
5,500
4,245
2,868
2,491
2,076
1,813
1,813
2,862
3,542
4,491
3,280
3,365
2,983
60,563

Today,
there
are
approximately
5,600
residential
units,
parks,
schools
and
commercial
development on 16,600 acres
in the TPA and 6,170 acres
available for development with
the potential for up to 5,700
units under current policy and
zoning.
Forty percent of legislative
applications in the Transition
Policy Area since its inception
have been in conflict with
adopted policies due to the
type and density of the
development
proposed.
These cases were located
primarily along the Northstar
and Braddock Road corridors,
the edge of the Suburban area.

The following table illustrates the consistency of land development applications, by type
of application, to current Plan policy.
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Development
Type

Rezonings

Conforms
Prior to TPA

Not
Conform
Prior to
TPA

Conforms

Not in
Conformance

Residential

16

2

-

9

5

NonResidential
Total

11

-

1

4

6

27

2

1

13

11

Many of the legislative applications were located along the Braddock Road corridor,
which has become a preferred location for schools and childcare proposals. Retail
development has been drawn to the Route 659/Braddock Road and the Northstar
Boulevard/Braddock Road intersections. Residential proposals have occurred along the
Northstar Boulevard corridor, but also throughout the Policy Area.
Watershed protection, which is a principal focus of current land use policy has been
implemented over significant lengths of the Goose Creek and the Beaverdam Reservoir.
The 300-foot setback and larger areas have been provided through conservation
easement and proffers. Loudoun Water now owns land encircling Beaverdam Reservoir
while the County and Northern Virginia Parks own parkland adjacent to the Reservoir.

Public Input / Feedback (Round 1 Listening and Learning, Round 2
Envision the Future Public Input)
Participants in the first round of input meetings expressed significant support for the
current TPA policies and land use pattern. Some comments lumped the TPA and the
Rural Policy Area together and proposed no change in either policy area. Comments
saw increased development in the TPA as a threat to the rural area. Specific comments
suggested there are specific areas that should be considered for development including
the areas adjacent to the Greenway interchange at Shreve Mill road and the area
adjacent to Ryan Road, which has already experienced development extending from
Brambleton. A few comments comments centered around the need to provide more
parks and trails within the TPA. A few participants expressed concerns about lack of
proximity to fire and rescue, medical services, or neighborhood retail. A small number
of comments focused on the need for public utilities and transportation improvements.
Preliminary Feedback from Stakeholders Committee
Members of the Stakeholders Committee generally felt that development in the TPA
could relieve development pressure in the rural area and that utilities should be used
more effectively. Like several public comments, some Stakeholders Committee
members also identified areas within the TPA where additional development would be
3

appropriate because of the existing pattern or infrastructure. The Sycolin Road corridor,
Ryan Road and along Braddock Road based on existing development, could
accommodate higher density residential or employment uses. Comments also
suggested that several rural areas adjacent to Evergreen Mills Road and the Greenway
would be more appropriately designated TPA. Stakeholders Committee members also
expressed that by right development requires tax revenue to pay for needed services
and facilities while rezonings associated with higher density development would provide
capital facilities and transportation proffers that could lower public costs. It should be
noted, however, that under current proffer policy, the development permitted by existing
zoning is exempt from paying capital facilities proffers. Under current County regulation,
cash proffers are not permitted to be accepted in the TPA.

Current Revised Plan Policy
The goal of the TPA is to create a spatial and visual buffer between the Suburban and
Rural policy areas and to protect key water resources. This is implemented through the
TR zoning districts in the following ways:
•
•

•
•
•
•

A low density cluster residential pattern with densities between 1 du/ 10 acres and
1/du per acre.
Mandated open space of 50 to 70 percent of a project (80% in rural villages). Open
space creating a contiguous green infrastructure and/or protecting the key streams
and reservoirs.
300-foot setbacks from the Goose Creek, Beaverdam reservoirs and Bull Run creek.
Commercial development based on the land (equestrian facilities, plant nurseries,
golf courses…) and at a rural scale and intensity.
Protect the quarries
Limit industrial uses to north of Sycolin Road

One implementation recommendation of the TPA was to include a more detailed land
use plan the Transition Policy Area. The Envision process provides a similar opportunity
to examine current conditions in the TPA and consider changes to policies and land use
pattern.

Challenges and Opportunities
Current development in the TPA has been developed in accord with RGP policy and
zoning. All of the new development is high value, owner occupied single family detached
housing in Willowsford, Red Cedar, and other communities. These communities,
beginning with the Red Cedar, Evergreen, and Green Mill Preserve rural villages and
other subdivisions that did not exist in 2001 have created a relatively continuous area of
low density projects and open space along the western edge of the TPA. Of the 22,800
acres in the TPA, only 6,200 acres are available for development. The available land
does have the benefit of large holdings that would facilitate development. However,
some of the properties do not have good access to roadways and/or are significantly
limited due to steep slopes and other environmental features.
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Since this area was planned for lower densities, there has been limited planning or need
for new capital facilities (other than new schools), especially new or expanded roadways.
Additional residential density could result in a greater capital facility need. The
development of significant sections of the TPA with by right development and
conservation easements may limit the ability to support new or expanded roadway
systems in the TPA.
The following table outlines the land deemed available based on preliminary analysis:
Development Potential
Subarea
Total Area
Lower Sycolin
Middle Goose Crk
Upper Broad Run
Upper Foley
Lower Foley
Lower Bull Run

4,100
3,300
6,500
2,800
3,600
2,500
22,800

Land available
(acres)
1,273
948
2000
530
2696
445
7892

Percentage
%
31
29
31
19
75
18
35

Growth pressure - The relationship between the TPA and the Suburban Policy Area
(SPA) changes as development potential in the Suburban area changes. As the capacity
to accommodate conventional suburban development decreases in the SPA, pressure
mounts on the TPA to accommodate that growth. Notwithstanding the market trends
toward higher density products and mixed use environments, the industry anticipates a
continuing need for suburban-type residential units.
Infrastructure In 2005, the Board decided to extend central utilities to the TPA. The
current water and sewer network in the TPA is sized to the planned land use, a
significantly lower intensity of development than is usual for a central system elsewhere
in the County. Central utilities brings a potential for additional development intensity.
The confluence of electrical transmission lines and regional gas transmission lines that
occurs in the Lower Sycolin Subarea has contributed to the industrial development.
Development of large electrical substations in the Lower Bull Run Subarea also suggests
a potential for industrial development.
Transportation The current road network presents limited capacity and few links to
major thoroughfares. Key roads through the area are undersized and have congestion
problems. Continuing work on CTP roads in the area, Northstar Boulevard, Sycolin
Road, Gum Spring Road and Braddock Road increases traffic capacity that could benefit
of commercial development.
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Route #

Name

Segment
US Route 15 to Pinebrook
50 US Route 50
Road
Evergreen Mill
Masons Lane to Belmont
621 Road
Ridge Road
Town of Leesburg to
643/625 Sycolin Road
Belmont Ridge Road
Cochran Mill
Sycolin Road to W&OD
653 Road
Trail
Cochran Mill
W&OD Trail to Crosstrail
653 Road
Boulevard (near Route 7)
Evergreen Mill Road to
653 Shreve Mill Road Sycolin Road
Gum Spring
Braddock Road to Prince
659 Road
William County
US Route 15 to Northstar
705/620 Braddock Road
Boulevard (Goshen Road)
Evergreen Mill Road to
772 Ryan Road
Northstar Boulevard

2001

2006

15000 18000

2011

Total Growth
2016 2001-2016

15000 16000

+1000

+7%

5900

9300

11000 12000

+6100

+103%

1000

3400

8700 10000

+9000

+900%

180

250

490

490

+310

+172%

1600

2400

1600

1700

+100

+6%

140

260

940

1300

+1160

+829%

11000 15000 +11000

+275%

4000 10000
340

1300

1300

3100

+2760

+812%

280

3600

3600

7500

+7220 +2579%

Amenities and Services In recent years the TPA has been a source of land for
numerous schools and parks with them increased desire and logic to move
homes/customers close to those facilities. At a minimum such facilities make the land
around them more desirable for residential development. All of the by right development
in the TPA has retained 50 to 80 percent of the property as open space, though most of
it is currently inaccessible to the public.

Related Goals and Objectives
Shape: Make a great place
Well-designed places providing a full spectrum of housing and employment options
linked to supporting commercial, entertainment, and recreational activities.
Objective 1: A range of safe, healthy, well-designed places including communities,
neighborhoods, business and industry areas, recreational areas, and mixed use districts
that create a unique sense of place and complement surrounding development with
distinct urban, suburban, and rural forms.
Objective 2: A spectrum of housing that meets the needs and preferences of all ages,
abilities, and socio-economic groups.
Objective 5: A public realm that emphasizes an integrated design of the natural
environment and built forms.
Objective 7: Development that considers and integrates unique natural, historic, and
cultural resources within the design of spaces.
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Sustain: Strengthen natural and historic assets
A well-functioning natural system of green infrastructure preserving open space and
cultural resources to include agricultural land and heritage.
Objective 1: A green infrastructure system that includes parks and open spaces,
forested resources, wildlife habitat, mountainsides, steep slopes, water resources, active
farm lands, and soil resources.
Objective 2: A network of privately and publicly protected open space that
maintains green infrastructure assets and reinforces the unique character of the diverse
communities in the county.
Objective 5: Healthy surface and groundwater water resources that adequately
protect natural ecosystems, services Loudoun’s population, and supports the built
environment.

Policy Considerations
The County will most likely be faced with a housing deficit in the face of continuing
regional economic growth. Some of the issue can be best addressed with higher density
development and a variety of unit types anticipated in the Silver Line corridor and in
mixed use developments. However, even with market trending towards more urban style
housing, stakeholders feel there will continue to be a demand for suburban detached
and townhouse units. Land is limited in the Suburban area for such housing. While some
of the demand for detached units will be accommodated in the Rural area, rural develop
is not an affordable or efficient development pattern. It is also a lifestyle that is less
attractive to both millennial and baby boomer homebuyers. The TPA may offer an
intermediate solution in that, under current policy, offers a more compact lot pattern and
closer proximity to needed services and amenities.
From the public comments, preservation of substantial open space, protecting the
environmental resources and preserving the perceived rural character seem to be the
most important tools implementing the Transition Policy Area. Such features and policies
could be retained with any land use strategy for the area.
The extension of central utilities to the Transition Policy Area changed the dynamic of
development in the area and suggests an opportunity for higher density development
within appropriate areas. These developments could be done in a way that provides
ample open space while establishing a compact and more affordable residential
neighborhoodsthat provides for a more efficient use of the utilities. Because most of the
housing within the TPA was developed through by-right subdivisions, the cost of
mitigating impacts such as public facilities, services, and transportation must be funded
through general revenues. Allowing higher density through rezonings, would potentially
offer proffers that offset a portion of the capital impacts of residential growth.
Due to the industrial uses and approved projects within the Lower Sycolin subarea and
the presence of supportive infrastructure, the area along the Sycolin Road and
Greenway corridor may be more suited for non-residential uses. These non-residential
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uses would have a beneficial and balancing fiscal impact than residential uses and may
provide for needed light industrial land that is limited in the Suburban Policy Area.
Additional non-residential uses such as neighborhood commercial could be planned for
a strategic locations within the TPA to provide for more nearby retail uses.
The area south of Braddock Road may be an area to consider for additional higher
density residential density. The north side of Braddock Road is within the Suburban
Policy Area and there are developments on the South side of Braddock Road that are
more suburban in character. If new residential development occurs in this area, it should
be done in a way that yields more diverse house types that are more affordable for our
workforce. Any new development should be done in way that reflects the conservation
policies and guidelines reflected in our current Revised General Plan. New development
should also provide for significant open space adjacent to existing by right subdivisions
to provide an effective transition from lower to higher residential densities.
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