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PURPOSE: The purpose of this item is to update the Transportation and Land Use Committee 
(TLUC) on the status of the draft Loudoun 2040 Comprehensive Plan and provide information 
requested by TLUC during the September 17, 2018 status update. 
 
 
BACKGROUND: The Planning Commission (Commission) has continued to work on the draft 
Loudoun 2040 Comprehensive Plan (Loudoun 2040) since the last Envision Loudoun status update 
to TLUC on September 17, 2018. The draft Loudoun 2040 consists of the October 23, 2018, 
version of the draft Loudoun 2040 General Plan (2040 GP) and the draft Loudoun 2040 
Countywide Transportation Plan (2040 CTP) (Link: October 23, 2018 Draft Loudoun 2040 
Comprehensive Plan).  
 
A Status Update regarding the draft Loudoun 2040 was provided to TLUC on September 17, 2018. 
The Commission has held numerous worksessions to review and revise the draft Loudoun 2040, 
which have led to a land use scenario that is currently being analyzed to determine fiscal and travel 
demand impacts. It should be noted that the land use scenario presented in the draft 2040 GP is not 
reflective of a potential Commission recommendation, but is being utilized to understand the full 
potential impacts of meeting the projected residential market demand for the County.  
 
The Commission also held a Public Hearing on November 7, 2018, and has proceeded to revise 
the draft Loudoun 2040. The work plan for the remainder of the planning process continues to 
evolve. The Commission anticipates making a recommendation to the Board in February 2019, 
with the Board of Supervisors beginning review of the draft Loudoun 2040 in March 2019. 
Department of Transportation and Capital Infrastructure (DTCI) is coordinating with Virginia 
Department of Transportation (VDOT) to conduct a review of the draft Loudoun 2040 concurrent 

https://www.loudoun.gov/DocumentCenter/View/141709/Draft-Loudoun-2040-Comprehensive-Plan-10-23-2018
https://www.loudoun.gov/DocumentCenter/View/141709/Draft-Loudoun-2040-Comprehensive-Plan-10-23-2018
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with the Board review. Once the Board and VDOT have completed the review process, the draft 
Loudoun 2040 will be ready for Commission certification and Board action. 
 
ISSUES: The following summarizes the work that has been done or is currently being performed 
by the Commission and staff. 
 
1. Requests for Information from September 17, 2018 TLUC Meeting – The responses to requests 

for information received from TLUC on September 17, 2018, are provided below. 
 

a. Supervisor Volpe requested additional background information on the proposed US 
Route 50 Alternate parallel road on the southern portion of the Washington Dulles 
International Airport property, including its location, history, and the Metropolitan 
Washington Airports Authority’s (MWAA) position on the proposed road. Information 
was also requested as to the Commission’s review of the 2040 CTP, specifically related 
to planned bridges and overpasses. 
 
A US Route 50 Location Map is provided (Attachment 1). Additionally, the following 
two notations are provided on the draft 2040 CTP Map: 

• Note J – The western terminus of US Route 50 Alternate and associated 
connections with US Route 50 and Loudoun County Parkway to be determined 
through future study. 

• Note K – Access management along US Route 50 and US Route 50 Alternate, 
including considerations of limited access, connections to Route 28, and 
potential southern access to Dulles Airport to be evaluated by future study in 
coordination with MWAA. 

 
MWAA recently provided the following comment related to the proposed US Route 50 
Alternate through their representative on the Envision Loudoun Staff Technical 
Advisory Committee (STAC): “In the vicinity of Route 50 Alternative 
(Collector/Distributor Road), the Airports Authority recognizes Transportation 
Roadway Plan Notes J and K.  The concept illustrated on the ‘Proposed Changes from 
2010 CTP, Transportation Roadway Plan’ will require further evaluation. The currently 
depicted road layout is inconsistent with Airport Plans.” 
 
The Commission’s review of the draft 2040 CTP is ongoing. The Commission held a 
work session on November 10, 2018, and reviewed specific proposed roadways, 
bridges, and overpasses. Staff is also scheduled to provide an update to the Commission 
on January 10, 2019.  The Commission anticipates additional evaluation once the travel 
demand model results are complete.  
 

b. Supervisor Volpe requested background information and reports regarding the 
Transition Policy Area (TPA) history and the adoption of the TPA in 2001.  
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The TPA extends over an area of approximately 24,000 acres, constituting 7.1 percent 
of Loudoun County’s total area of 333,558 acres. Between 1991 and 2001, the 
geographic area of what is now the TPA went through the following iterations:  

• In 1991, the area was planned for suburban development that was to be phased 
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 reestablished a suburban development phasing 
boundary west of Northstar Boulevard. The phasing area was then subject to 
the policies of the Rural Policy Area (RPA) until the County chose to expand 
the Suburban Policy Area (SPA). 

• In 2001, the TPA became a distinct policy area in the Revised General Plan to 
serve as a buffer between the SPA and RPA. Six subareas of the TPA were 
established, each with density and open space requirements (Attachment 2). 

• In 2004, the Board adopted CPAM 2004-0001 (Attachment 3), which allowed 
central utilities (water and sewer) to extend into the TPA and established a “hard 
utility edge” along the western edge of the TPA to represent an Urban Growth 
Boundary. CPAM 2004-0001 also revised the definition of Urban Growth 
Boundary to read: “The limit of central water and wastewater utility service, it 
marks the separation of distinctly different land uses and densities.”  

 
The following reports related to the history and adoption of the TPA were located and 
are attached: 

• Dulles South Area Management Plan (Attachment 4); 
• Toll Road Plan (Attachment 5); and 
• A Citizens’ Strategy for Smart Growth (Attachment 6). 
 

c. Board Chair Randall requested any substantive comments from the recent Town 
referrals, beyond the general coordination issues. The comments received from the 
Towns are provided (Attachment 7) and range from general comments to specific 
recommended revisions of certain Policies, Strategies, and Actions. 

 
d. Committee Chair Higgins requested the background of the February 2017 Housing 

Needs Assessment (HNA), information related to the review and recommendations for 
additional TPA density made by the Envision Loudoun Stakeholders Committee in the 
early fall of 2017, and  further explanation of housing demand factors.  
 
The HNA was conducted at the request of the Department of Family Services (DFS) 
by the George Mason University Center for Regional Analysis and Lisa Sturtevant & 
Associates, LLC, (Link: https://www.loudoun.gov/DocumentCenter/View/127559). 
According to a DFS Staff Report dated January 19, 2017 (Attachment 8), the “forecast 
was based on an analysis of local and regional employment and demographic forecasts 

https://www.loudoun.gov/DocumentCenter/View/127559
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that will likely drive future demand for housing within the County. An unconstrained 
forecast also includes factors related to the employment-driven portions of housing 
demand, including job growth, the number and ages of workers, the number and types 
of households future workers will form by age group, the number of households with a 
future job in Loudoun County that will live in Loudoun, and an estimate of the types 
of housing units that Loudoun’s future households will prefer. From a demographic 
perspective, an unconstrained forecast includes an analysis of the recent population 
trends by age and sex and estimates of household incomes and housing types.” The 
HNA indicated that employment-driven housing demand forecasts suggest a demand 
for an additional 66,604 new residential units between 2015 and 2040. 
 
As part of the Envision Loudoun planning process, the County’s consultants, Kimley-
Horn, conducted a separate Market Analysis in January 2018 to determine forecasted 
unconstrained demand for both residential and non-residential products 
(https://www.loudoun.gov/DocumentCenter/View/131399). The Market Analysis was 
intended to provide insight into evolving real estate and development patterns that 
could affect future growth in Loudoun County, and includes a series of low, medium, 
and high market demand forecast scenarios based on third-party market and 
employment data designed to suggest the potential for future real estate demand of 
various residential and non-residential land uses in the County through 2040. 
Regarding potential future residential market demand, the Market Analysis indicates 
that for the 2021 – 2040 timeframe, the Loudoun County real estate market could 
absorb approximately 60,120 residential units, based on the medium unconstrained 
growth scenario. Of these, approximately 22,470 would be single-family detached, 
18,760 single-family attached, and 18,890 multi-family. 
 
During the fall 2017 Stakeholders Committee discussions regarding housing demand, 
the Market Analysis had not been completed. The Stakeholders Committee reviewed 
the HNA, the Metropolitan Washington Council of Governments Round 9.0 
Cooperative Forecasts (Attachment 9), and the Envision Loudoun Housing White 
Paper (Attachment 10). A memorandum from the September 25, 2017 Stakeholders 
Committee Meeting (Attachment 11) describes the land use scenarios and 
considerations discussed by the Stakeholders Committee during formulation of the land 
use scenario presented to the Board on October 3, 2017.    Staff will provide an 
overview of the Cooperative Forecast process and the two demand studies referenced 
herein, at the January 15, 2019 TLUC meeting.   
 

e. Board Chair Randall requested information regarding build-out and forecast numbers 
by policy area for the draft 2040 GP. At the time of this report, the County’s consultant 
and staff are working to prepare this information, based on the land use scenario 
presented in the October 23 version of the draft 2040 GP. Once finalized, staff will be 
able provide this information. 
 

https://www.loudoun.gov/DocumentCenter/View/131399
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The Commission has been provided the Residential build-out data for the Revised 
General Plan below for comparison with the forecasted market demand.  
 

 
 
This build-out data was also provided to the Board at the July 19, 2018 Business 
Meeting, which is available online. 
 
The previous May 7, 2018 draft 2040 GP provided sufficient multi-family product to 
meet market demand, but provided only approximately 47 percent of market demand 
for single-family products when compared to the Kimley-Horn Market Analysis. The 
Commission directed staff to provide options for meeting 100 percent of the residential 
market demand for single-family detached and single-family attached products through 
2040, in order to understand the potential fiscal and travel demand impacts of such a 
scenario. With less than 1,200 acres remaining for residential development in the SPA, 
potential single-family residential development has been maximized to a saturation 
point in this geographic area. While the Urban Policy Area (UPA) allows some limited 
opportunity for absorption of additional single-family attached units, the UPA is 
reserved primarily for dense multi-family units in order to achieve the density needed 
to support the Metrorail Stations. Therefore, the Commission directed staff to explore 
options to provide the additional single-family residential density within the TPA. 
 
As part of this issue, the Commission has discussed the long-term purpose and function 
of the TPA, taking into consideration past and by-right development in the area, 
continued pressure on the housing market in the County, and preservation of the RPA. 
The Commission tentatively identified targeted areas for application of a new TPA 
Place Type to allow higher density in certain targeted areas, while maintaining a 
minimum of 50 percent open space with a public access component, such as trails. This 
new Transition Compact Neighborhood Place Type (Attachment 12) is designed to 
allow four to eight dwelling units per acre in a compact development pattern with a 
range of single-family detached and single-family attached product types. The intention 

https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/300536/Item%2009%20Envison%20Loudoun.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/300536/Item%2009%20Envison%20Loudoun.pdf
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would be to create clustered neighborhoods in targeted areas, while protecting 
significant natural features, watersheds, and natural views. This Place Type differs 
from typical suburban development, as it is intended to consist of small lots, zero lot 
lines, integrated public/civic space, and a public access component to preserved open 
space. It should be noted that work is ongoing to improve the guidance and graphics 
for this Place Type to more accurately convey the intent. This Place Type has the 
potential to address 100 percent of the unmet single-family residential demand, while 
preserving open space and providing additional public access to natural resources. The 
Commission has directed staff to utilize this Place Type in the fiscal impact and travel 
demand modeling effort currently underway, with recognition that the densities, design 
guidelines, and locations for this Place Type may change once the impacts are 
determined.  

 
2. Planning Commission Public Hearing – The Commission held a Public Hearing for the draft 

Loudoun 2040 Plan on November 7, 2018. There were 64 speakers at the Public Hearing and 
an additional 117 written comments received between October 9 and November 8. An 
overview of input received regarding the most common topics is provided below, including 
the number of comments for and against each topic. 

a. Rural and Transition Policy Areas 
i. Broad support for the existing RPA, maintaining the rural character of western 

Loudoun, and maintaining and enhancing the RPA policies (34 for; 1 against). 
ii. Mixed response regarding changing the TPA. 

1. Adding RPA land bays to the TPA (8 for; 13 against). 
2. Increased density in the TPA using the Transition Compact 

Neighborhood Place Type (32 for; 69 against). 
3. Additional Light Industrial/Flex uses in the TPA (3 for; 7 against). 

iii. Mixed response regarding the use of a Conservation Design approach (3 for; 5 
against). 

b. Urban Policy Area 
i. Broad support for the UPA concept and urban densities around the planned 

Metrorail Stations (34 for; 0 against). 
c. Suburban Policy Area 

i. Support for increased intensity (Floor Area Ratio) and use flexibility in the 
Suburban Policy Area Mixed Use Place Type (12 for; 0 against). 

d. Environmental 
i. Support for County land conservation programs. 

1. Incentivizing use of conservation easements on private land (7 for; 0 
against). 

2. Purchase of Development Rights (4 for; 0 against). 
3. Transfer of Development Rights (7 for; 0 against). 

ii. Support for reestablishing “green infrastructure” framework (7 for; 0 against). 
iii. Mixed response to enhancing protection of ridgetops, mountainsides, and steep 

slopes (4 for; 3 against). 
e. General Topics  
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i. Broad support for affordable and attainable housing (35 for; 2 against). 
ii. Broad support for better managed growth and consideration of school, road, and 

service capacity (52 for; 0 against). 
iii. Broad support for increased access to passive and active recreation areas and 

facilities (28 for; 0 against).  
 
Following the Public Hearing, the Commission began making additional revisions to the 
October 23 Draft Loudoun 2040. Revised land use scenarios were developed, which are 
currently being modelled for fiscal and travel demand impacts. These impacts will be provided 
to the Commission in early February. The Commission will continue to review and revise the 
draft Loudoun 2040 through January and February, before forwarding a recommendation to 
the Board in March.   

  
3. Nonresidential Design Guidelines and Quality Development – Based on separate Board 

direction, an effort to draft nonresidential design guidelines has been underway. The initial 
intent was to incorporate these guidelines into the 2040 GP, however, the applicability, level 
of detail, and appropriate location for such guidelines—whether in the Comprehensive Plan or 
future Zoning Ordinance—is currently being assessed. As part of this effort, the County held 
a Quality Development Workshop on November 2, 2018, which included participation by 
representatives of three architectural/planning consulting firms, the County’s Design Cabinet, 
and the local development community. Staff is utilizing the input from the workshop to 
incorporate an enhanced quality development section into the draft 2040 GP. In addition, the 
Place Types within the 2040 GP include design guidelines intended to help establish the 
desired feel of new development. Graphics are also being refined to provide visual examples 
of the desired character of each area. While not regulatory, these guidelines and associated 
graphics will be useful to applicants and property owners, as well as to staff for the purpose of 
reviewing applications and providing referrals. Regulatory provisions may also be appropriate 
for inclusion in the future Zoning Ordinance.  

 
4. Countywide Transportation Plan – The October 23 version of the draft 2040 CTP incorporates 

a few significant revisions from the May 7 draft. Following Board direction at the September 
20, 2018 Board Business Meeting, Chapter 6 of the 2040 CTP now includes narrative and 
policy language related to two potential Potomac River crossings near the intersection of Route 
7 and Route 28. Other changes relate to Level of Service (LOS) policies in the TPA and RPA. 
The draft 2040 CTP also includes two updates to CTP roads, adding Red Hill Road as a two-
lane minor collector between Watson Road and Evergreen Mills Road and designating the 
entirety of Belmont Ridge Road between Northstar Boulevard and Evergreen Mills Road as a 
four-lane minor collector, consistent with the 2010 CTP. 
 
Once the travel demand model results are complete and in light of ongoing and future Safety 
and Operational Studies, DTCI staff may present potential revisions to the draft 2040 CTP for 
consideration by the Commission and Board. 
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FISCAL IMPACT: The continued review and revisions to the draft Loudoun 2040 can be 
prepared with existing resources. 
 
ATTACHMENTS: 
 
1. US Route 50 Alternate Location Map  
2. Revised General Plan Transition Policy Area  
3. CPAM 2004-0001: Extension of Central Utilities into the Transition Policy Area 
4. Dulles South Area Management Plan 
5. Toll Road Plan 
6. A Citizens’ Strategy for Smart Growth 
7. Town Comments 
8. DFS Staff Report, January 19, 2017 
9. Metropolitan Washington Council of Governments Round 9.0 Cooperative Forecasts 
10. Envision Loudoun Housing White Paper, September 8, 2017 
11. Stakeholders Committee Memorandum 
12. Transition Compact Neighborhood Place Type 



US Route 50 Alternate 
Location  
North of US Route 50 

To/From: Vicinity of Loudoun County Pkwy/US 50 -Fairfax County Line 

Functional Classification 
Principal Arterial - 6 lanes 

Additional Information 
Potentially Limited Access – Coordinated with MWAA

DRAFT 

LOUDOUN 2040  

COUNTYWIDE TRANSPORTATION PLAN 

ROADWAY MAP 

APRIL 30, 2018 

Attachment 1
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Chapter 8 
Transition Policy Area 
The Transition Policy Area is envisioned as a distinct planning area to serve as a visual and spatial 
transition between the Suburban Policy Area to the east and the Rural Policy Area to the west. It is 
envisioned that the Transition Policy Area will afford some unique development opportunities within 
Loudoun County at intensities greater than those typically permitted in the Rural Policy Area. New 
development designs within the policy area will incorporate both suburban and rural features. 

General Characteristics 
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 L-shaped configuration along the western and southern boundaries of the Suburban 
Policy Area and serve as a separation between the Suburban and Rural Policy Areas. (Refer to Transition 
Policy Area Subareas Map) 

The western edge of the Transition Policy Area starts below Route 7 and extends along the Leesburg Joint 
Land Management Area (JLMA) boundary, Sycolin Creek, Evergreen Mills Road and the western 
boundary of the Broad Run watershed to the Prince William County line. The eastern edge of the 
Transition Policy Area extends along Goose Creek, the Goose Creek and Beaverdam reservoirs, the 65 Ldn 
Airport Noise Contours, the planned alignment for Route 659 Relocated to Route 620/Braddock Road. The 
boundaries along the southern segments of the Transition Policy Area are comprised of Route 
620/Braddock Road to the north, the Fairfax County line to the east and the Prince William County line to 
the south. 

Each of the six subareas in the Transition Policy Area has different characteristics. Much of the Transition 
Policy Area exists with a rural, low-density residential and agricultural character. Existing businesses in the 
Transition Policy Area include the Bull Run quarry, the Luck Stone Quarry and a limited number of 
nurseries, private schools and institutions, commercial stables, kennels and veterinary services. Some 
Planned Development-Housing (PD-H) Districts were previously approved that are partially within the 
Transition Policy Area. The approved, but unbuilt, developments include parts of Brambleton, Kirkpatrick 
Farm and Broadlands. 

In the Transition Policy Area, there is the potential for 13,190 additional housing units, including 1,631 
units in the pipeline. It is anticipated that by the end of the twenty-year planning period, 10,153 housing 
units may have been absorbed, and a total of 10,681 housing units may exist. At that time, the Transition 
Policy Area is projected to have a population of 30,525 persons. 

The northern portion of the Lower Sycolin subarea located northeast of Sycolin Road (Route 625) and the 
Dulles Greenway (Route 267), east of the Leesburg JLMA and west of Goose Creek is emerging as an  
Industrial area with the legislative approval of several projects  that permit the development of a natural 
gas-fueled electric power plant, data centers, expansion of the Luck Stone Quarry, and a water treatment 
plant The approved projects reflect the unique characteristics of this portion of the subarea which include 
proximity to a major natural gas transmission line and a high-voltage overhead electric transmission line 
and concentrations of diabase rock  in proximity to existing quarrying operations.  In December 2013 as 
part of CPAM 2013-0001 the County changed the planned land use designation to Industrial for the 

Attachment 2

https://www.loudoun.gov/DocumentCenter/View/984
https://www.loudoun.gov/DocumentCenter/View/984


 

  Chapter 8:  Transition Policy Area 
 

northern portion of the Lower Sycolin subarea and adopted General Industrial policies applicable to this 
portion of the subarea. 

Land Use Pattern 
The Transition Policy Area is a permanently defined policy area 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 County envisions that land uses in the Transition Policy Area will achieve a visual and spatial 
transition between the Suburban and Rural Policy Areas. The Transition Policy Area will develop as a 
unique planning area, incorporating an innovative blend of rural and suburban development features. The 
Transition Policy Area will achieve a balance between the built and natural environments. All development 
within the Policy Area will be clustered with 50 to 70 percent open space and the full implementation of the 
Green Infrastructure policies. 

The Plan reaffirms an Urban Growth Boundary (UGB) beyond which central sewer and water is not 
allowed. Beginning in the north, the UGB follows the Suburban Policy Area boundary to the point where it 
meets the Transition Policy Area.  The UGB then follows the western edge of the Transition Policy Area to 
meet the Prince William County line in the south. As such, central water and sewer lines are permitted in 
the Transition Policy Area. Natural open spaces will be the predominant visual element and create a 
contiguous network of green spaces consistent with the Countywide Green Infrastructure objectives. 

Land uses within the Transition Policy Area will incorporate varying densities and development patterns in 
response to surrounding development patterns, cultural resources and environmental constraints. Higher 
density mixed-use villages will develop along with residential clusters at varying densities and large-lot, 
low-density residential development. The Plan envisions that these mixed-use villages will foster 
communities with a sense of place and community identity, supporting an integrated mix of residential and 
non-residential uses, organized around community cores. Specific location criteria will guide the 
development of these communities within the Transition Policy Area. The Plan also calls for the 
development of an area plan to solidify the development scheme and continuity in the area. 

The non-residential component of the Transition Policy Area will be comprised of uses that represent an 
appropriate transition from suburban to rural land uses, such as golf courses, active recreation uses, 
kennels, nurseries and similar commercial uses, public and private schools and other compatible 
institutional uses. These uses will serve to promote a rural character while serving both rural and suburban 
populations. The active quarries located at the southern and northern ends of the Transition Policy Area 
will continue to be protected from encroaching residential development. New non-residential uses that 
support residential development, such as schools, churches, small scale commercial retail and home 
business occupations/local offices will be organized within the community cores of villages at appropriate 
scales. Other commercial and institutional uses will be considered in this area if they are compatible with 
the overall land use pattern. 

General Policies 
1. The County will protect the drinking water resources of the Occoquan, Beaverdam, and Goose Creek 

Reservoirs by limiting density in the Lower Bull Run, Middle Goose, and Lower Sycolin subareas. 

2. The County’s vision for the Transition Policy Area is for land uses that provide a visual and spatial 
transition between the suburban development in the east and rural development in the west. The 
Transition Policy Area will be developed as a unique and innovative blend of rural and suburban 
development features that fully integrate the elements of the Green Infrastructure, and establish natural 
open spaces as a predominant visual element and enhancement to the area’s river and stream corridors. 
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3. Central utilities may be extended to the all subareas of the Transition Policy Area. 

4. New developments proposed within the Lower Foley and Lower Bull Run subareas of the Transition 
Policy Area will be required to connect to central water and wastewater utility lines. 

5. New developments proposed within the Landfill Water Service District will be required to connect to 
central water services. (See LCSA Water and Sewer Lines Map) 

6. Where LCSA and the County determine that the extension of central water lines to a site cannot be 
engineered, is not economically feasible and/or has adverse impacts on the environment, the County 
promotes the use of communal water systems to protect groundwater quality by reducing the number 
of wells. 

7. The County will continue to protect the extractive industry (Bull Run and Luck Stone quarries) 
through a quarry zoning overlay district. 

8.   The County supports the development of General Industrial uses in the northern portion of the Lower 
Sycolin subarea on properties located northeast of Sycolin Road (Route 625) and the Dulles Greenway 
(Route 267), east of the Leesburg JLMA and west of Goose Creek. 

9. To protect the historic character, surrounding landscape and cultural importance of Evergreen Mills 
Road, as part of the “Old Carolina Road”, the County will seek its designation as a Historic Roadway 
District as provided for in the Zoning Ordinance and in coordination with the long-term transportation 
plans of the County. 

10. The County will support a compatible road network in the Transition Policy Area based on the ultimate 
planned densities established. Specific locations in the Transition Policy Area that maintain a low 
density and rural character will have ultimate roadways matched for appropriate capacities and road 
section type. 

11. The County will discourage the use of individual wells and septic systems and drainfields to serve new 
developments in the Transition Policy Area.  These individual systems may be considered only where 
the proposed development densities, scale of development and location of public utility systems, 
makes the extension of central utilities or connection to an adjoining communal system economically 
infeasible. 

A. Community Design 
The Transition Policy Area seeks to create unique residential communities using conservation design 
techniques that fully implement Green Infrastructure policies and preserve substantial amounts of open 
space. The open space and Green Infrastructure elements provided in developments will link developments 
together and promote a transition in land development intensity between the Suburban and Rural Policy 
Areas. The primary development options offered in the Transition Policy Area include Villages and 
Residential Clusters. 

Villages are envisioned as mixed-use communities with residential and non-residential uses integrated to 
create pedestrian friendly self-sustaining developments and are intended to support a mix of housing types 
and range of housing prices. Rural Villages with up to 300 residential units, as prescribed in the 1993 
Zoning Ordinance, are envisioned for the Lower Sycolin, Middle Goose Creek and Lower Bull Run 
subareas given their strong relationship to the Rural Policy Area and rural areas of the adjacent jurisdictions 
of Prince William and Fairfax. Countryside Villages that are more likely to evolve into new towns and that 
are more compatible with the suburban pattern are envisioned for the Lower Foley subarea. Non-residential 
uses will consist primarily of civic and institutional uses, small commercial and retail services and home 

https://www.loudoun.gov/DocumentCenter/View/991
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businesses or local offices organized around a compact community core to serve an individual community 
or a combination of Villages. 

Countryside Villages will be permitted on central utilities in the Lower Foley subarea and Rural Villages 
will be permitted on central utilities in the Lower Bull Run, Lower Sycolin and Middle Goose subareas. 

The densities and open space requirements associated with Villages and Residential Clusters are directly 
related to specific subareas. The desired density and development pattern for each subarea is provided 
below. 

1. Lower Sycolin and Middle Goose Subareas 
The County envisions that the Lower Sycolin and Middle Goose subareas in the northern portion of the 
Transition Policy Area will have a base density of one dwelling unit per ten acres in a clustered 
development pattern. Clusters will be smaller developments supporting between 5 to 25 units, 
predominantly single-family residential units in individual hamlets. Rezonings to Rural Villages with 
incorporation of the design criteria for Rural Villages contained in the 1993 Zoning Ordinance at one 
dwelling unit per three acres will be permitted when 70 percent of the site is maintained as open space. The 
County envisions that these two subareas will have a more rural character, with lower densities and higher 
open space requirements than that in the other subareas, to facilitate a transition to the Rural Policy Area. 
Open spaces will be the dominant visual feature of the landscape. 

All new developments within the Landfill Water Service Area District in the Lower Sycolin subarea will be 
required to be served by central water lines. Central and communal water and wastewater systems are 
preferred over individual utility systems in all other areas of the Lower Sycolin and Middle Goose 
subareas. Wastewater systems proposing subsurface or surface discharge will be discouraged in these 
subareas, given their proximity to the Goose Creek and Beaverdam reservoirs. Alternate sewage disposal 
systems that ensure a high level of treatment and offer efficiencies in cost, operation and maintenance will 
be encouraged. 

Luck Stone Quarry, located within the Lower Sycolin subarea, will continue to be protected from 
encroaching residential development. Also, the creation of a buffer and voluntary open space area that is 
consistent with the RSCOD policies is a priority in this subarea. 

The northern portion of the Lower Sycolin subarea located northeast of Sycolin Road (Route 625) and the 
Dulles Greenway (Route 267), east of the Leesburg JLMA and west of Goose Creek as depicted on the 
Planned Land Use Map will develop as a General Industrial area in accordance with Plan policies (CPAM 
2013-0001).  

2. Lower Foley Subarea 
It would be most appropriate if the Lower Foley subarea developed with Countryside Villages on central 
utilities, at densities of up to two dwelling units per acre. However, development in a clustered pattern at 
existing zoning of one dwelling unit per three acres or one unit per acre would also be appropriate and 
reasonable. The variation in parcel sizes and base densities within this subarea provides opportunities for an 
innovative blend of development patterns. Further, as a potential receiving area for density transfer from 
the Lower Bull Run subarea, densities in the Countryside Villages could be up to three dwelling units per 
acre. A 300-foot buffer is required from the Bull Run to provide additional protection to the Occoquan 
watershed and reservoir. 

3. Upper Broad Run and Upper Foley Subareas 
Development in a clustered pattern at the existing zoning of one dwelling unit per three acres or one unit 
per acre is reasonable and appropriate. The variation in parcel sizes and base densities within these subareas 
provides opportunities for an innovative blend of development patterns. Central and communal water and 
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wastewater systems are preferred over individual utility systems. Alternate sewage disposal systems that 
ensure a high level of treatment and offer efficiencies in cost, operation and maintenance will be 
encouraged. 

4. Lower Bull Run Subarea 
Lower density, clustered development on central utilities at up to one dwelling unit per three acres will be 
encouraged in the Lower Bull Run subarea. Rezonings to Rural Villages with incorporation of the design 
criteria for Rural Villages contained in the 1993 Zoning Ordinance at one dwelling unit per three acres will 
be permitted when 70 percent of the site is maintained as open space. The Lower Bull Run subarea is also 
intended to serve as a sending area for density transfer to the Lower Foley subarea. Under this situation, 
open space, with priority given to the land located along the Bull Run and the Fairfax County boundary, 
would be acquired through easement or purchase and further protected in accordance with the Density 
Transfer Guidelines provided in Chapter Eleven of this Plan. Overall, this will serve to promote 
development patterns that are sensitive to the environment, the Bull Run and compatible with the lower 
density areas in the adjacent jurisdictions of Prince William and Fairfax Counties. Further, residential 
development encroaching upon the active Bull Run Quarry located at the southern end of the Transition 
Policy Area in the Lower Bull Run subarea will be discouraged. In addition, rezonings at up to one 
dwelling unit per acre (excluding affordable dwelling units) will be considered for the northern portion of 
the Lower Bull Run. The northern portion of the Lower Bull Run sub-area is limited to properties lying 
outside of the quarry Notification Overlay District as mapped prior to April 2004. 

Community Design Policies 
1. Residential uses within the Transition Policy Area will develop as Rural Villages, Countryside 

Villages, and Residential Clusters, with base densities and rezoning options related to the conditions of 
the specific subareas. 

2. The County will establish a density of one dwelling unit per ten acres with development clustered on 
lots up to three acres in the Lower Sycolin and Middle Goose subareas. The County will provide the 
option to rezone to a Rural Village with a density of one dwelling unit per three acres in accordance 
with the 1993 Zoning Ordinance. Development will be clustered to maintain a minimum of 70 percent 
of a site as open space.  

3. The County will retain the densities of one dwelling unit per three acres and one dwelling unit per acre 
as established in the current zoning patterns in the Upper Broad Run, Upper Foley, and Lower Foley 
and Lower Bull Run subareas. 

4. The County will revise the existing regulations in the Zoning Ordinance to require clustered 
development patterns with a minimum of 50 percent of the site maintained as open space and no 
minimum lot size to promote housing type diversity. 

5. In the Lower Foley subarea, densities up to two dwelling units per acre can be developed in 
Countryside Villages, with a minimum of 50 percent of the site maintained as open space. With density 
transfers from the Lower Bull Run subarea, up to three dwelling units per acre may be possible. 

6. The Lower Bull Run subarea is planned for one dwelling unit per three acres. The County will provide 
the option to rezone to a Rural Village with a density of one dwelling unit per three acres in 
accordance with the 1993 Zoning Ordinance. Development will be clustered to maintain a minimum of 
70 percent of a site as open space. Density transfer to the Lower Foley subarea is encouraged in 
accordance with the Density Transfer Guidelines of this Plan. The County will consider rezonings at 
up to one dwelling unit per acre (excluding affordable dwelling units) for properties in the northern 
portion of the Lower Bull Run. The northern portion of the Lower Bull Run sub-area is limited to 
properties lying outside of the Quarry Notification Overlay District as mapped prior to April 2004. 
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7. The design guidelines for the Lower Sycolin, Middle Goose and Lower Bull Run subareas will 
incorporate the design criteria for Rural Villages in the existing 1993 Zoning Ordinance, to foster 
developments in the character of Rural Villages. 

8. Residential Cluster development in all Transition Policy Area subareas close to the Rural Policy Area 
will develop as clusters of 5 to 25 units with predominantly single-family detached residential units. 
The Residential Cluster is intended to draw from the traditional development pattern of Rural Hamlets 
and facilitate a transition in the scale of residential cluster developments from the Suburban to Rural 
Policy Areas. 

9. Residential Clusters and Villages will be developed with specific design criteria that help to form open 
space (which may include active and passive recreation) surrounding the residential development. 
Refer to the Design Guidelines contained in Chapter Eleven. 

10. Residential Cluster developments allow landowners to group lots in a traditional rural community 
pattern while preserving the majority of the land base in open space. A Residential Cluster is the 
grouping of building units on small lots with the largest part of the site remaining in open land. There 
is no minimum lot size for the clustered lots. The cluster is both visual and spatial with the dwellings 
scaled and sited to maintain coherent relationships to each other and the surrounding landscape. The 
residual open land accounts for the overall lower density of the site. 

11. The County may consider a cluster to include the siting of houses in a group using conservation design 
and not just the siting of lots on a parcel. 

12. In locating the open space required in the conservation design of a Residential Cluster, the County will 
consider the contiguity of the open space area to other designated open space and unique site features 
and Green Infrastructure implementation. 

13. Open space provided within developments will be located to accomplish the following: 

a. Create and supplement the 300-foot buffer and 200-foot transitional area proposed along the Bull 
Run in the Upper Foley, Lower Foley and Lower Bull Run subareas, consistent with the RSCOD 
policies. 

b. Create and supplement the 300-foot buffer and 1000-foot voluntary open space area proposed 
along the Goose Creek and the Goose Creek Reservoir and the Beaverdam Reservoir in the Lower 
Sycolin and Middle Goose subareas, consistent with the RSCOD policies. 

c. Create a contiguous network of green spaces to supplement the Countywide Green Infrastructure. 
14. Adding to the creation of the greenbelts and buffer will be credited to the satisfaction of open space 

requirements.  

15. The County will encourage the development of non-residential uses in the Transition Policy Area that 
provide a transition from suburban to rural. Such uses may include but are not limited to equestrian 
centers, golf courses, retail nurseries, boarding schools and kennels, large institutions provided they 
meet specific criteria that address the nature, scale and intensity of the use, market area and design 
characteristics. 

16. Non-residential uses will serve to define the Transition Policy Area as a unique planning area. The 
County will allow for a range of uses that are compatible with desired development patterns and the 
rural landscape and are at intensities not permissible within the Rural Policy Area. 

17. Small-scale commercial uses permitted through the home occupation and small business provisions of 
the Zoning Ordinance are appropriate in the Transition Policy Area. 

18. Villages exceeding 100 dwelling units should provide a community core that will serve as the focal 
point within the development. 
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19. The community core can vary in scale, design and use depending on the scale of the community it 
serves. The total area dedicated to the non-residential uses shall not exceed three percent of the area of 
the proposed development. The following location and design criteria apply. 

a. A Village Core is intended to create a sense of place and identity for the community. 
b. A Village Core is intended to be a compact grouping of residential, business, commercial retail 

and service and civic uses providing convenience goods and services to residents in adjoining 
neighborhoods. 

20. Approval of a request to rezone property to permit Villages shall be contingent on the provision of 
appropriate civic uses and services, compatibility with existing neighborhoods, and compliance of the 
proposal with the community design goals and policies of the County. 

21. The County will require a variety of housing types and lot sizes in the Villages, such as single-family, 
multi-family and townhouse units. 

22. Civic and institutional uses will constitute the predominant component of the non-residential uses 
within the Villages. Office and commercial retail uses will be permitted at scales necessary to foster a 
self-sustaining community. Cores will not develop as destination retail centers. 

23. Civic uses that are appropriate within Villages include houses of worship, community centers, 
elementary schools, government human services offices and facilities such as senior cafés, branch 
libraries and similar uses. In addition, the following location criteria apply. 

a. Civic uses should be located at prominent locations within the core such as the end of a street or 
street intersection. 

b. Parking, signs, lighting and loading areas must be located and designed to have minimal 
undesirable impact on surrounding areas and ensure that the standards and environmental impacts 
on surrounding areas conform to County requirements. 

c. The scale of civic uses must be compatible with the residential and pedestrian nature of the 
surrounding village. Large-scale civic or institutional uses requiring more than 15 buildable acres, 
either individually or in a multipurpose facility, should be located on the periphery of an 
individual neighborhood or in core areas on roads that can accommodate the anticipated traffic 
volume. 

24. Open space such as natural areas, tot lots, athletic fields, parks and greens should generally be 
dispersed in Villages so that they are conveniently located to most people. In addition, the following 
location criteria apply. 

a. Athletic fields should be located, where practical, along collector roads and should be buffered 
from adjoining residences, although trails and sidewalks should provide a connection with the 
neighborhood. 

b. Greens and other maintained passive parks should serve both a recreational and a design function. 
They should be located in high-visibility areas or in conjunction with civic uses such as schools, 
churches or community buildings and neighborhood commercial centers where the green can serve 
as either a “mall” for the center or as a buffer for adjoining homes. 

25. Equestrian facilities and trail networks will be promoted and enhanced within the Transition Policy 
Area. 

26. The County will protect the Bull Run Quarry in the Lower Bull Run subarea and the Luck Stone 
Quarry in the Lower Sycolin subarea from incompatible uses by ensuring that encroaching new 
development does not hinder the quarry operation. 

27. The County will develop and implement an area management plan to provide detailed design and land 
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use guidance for planned development in the Transition Policy Area. The area management plan 
process will involve the area’s citizens and business owners in the development of plan policy. 

B. Location Criteria for Villages 
Location policies will direct development to sites that enhance or augment the County’s Green 
Infrastructure, complement the rural character of existing landscapes, protect environmentally sensitive 
resources, allow for the provision of infrastructure facilities and remain compatible with surrounding 
development densities. It would be most appropriate if the locations of villages are coordinated through the 
policy area planning effort. 

Rezoning’s to achieve the Countryside Village pattern of development served by central water and 
wastewater utilities are desired in the Lower Foley subarea. 

Location Policies 
1. Development within Villages should be located on areas of the site that afford the least disruption of 

natural views of the rural landscape. 

2. Villages located within 500 feet of archaeological and historic sites and scenic byways will be 
reviewed for compatibility with the existing landscape.  

3. Villages should be designed so that open spaces surrounding the developments augment or enhance the 
Green Infrastructure. 

C.  General Industrial  
General Industrial Developments within the Transition Policy area will be limited to the northern portion of 
the Lower Sycolin subarea located northeast of Sycolin Road (Route 625) and the Dulles Greenway (Route 
267), east of the Leesburg JLMA and west of Goose Creek as depicted on the Planned Land Use Map.  The 
industrial uses are intended to accommodate the continued operation and expansion of the Luck Stone 
Quarry and other major industrial uses and provide a degree of protection for the industrial uses from other 
land uses. Primary land uses in the industrial area are General Industry and Heavy Industry. Quarries are 
considered Heavy Industrial uses. Policies governing quarries are located in Chapter Five, the Green 
Infrastructure. 

General Industrial uses are predominantly labor-intensive industrial and commercial uses. Their outdoor 
storage requirements, noise levels, and emissions present difficult design issues and make them 
incompatible with residential development. Associated activities also make them incompatible with 
residential and other business areas. The County requires that industrial uses provide adequate buffers and 
protection to mitigate negative impacts on surrounding uses. Such industrial uses are best located away 
from major roads, accessed from within an industrial park, and limited to a minor portion of a larger 
development.  

General Industrial Policies 
1. General Industrial Developments will be located in accordance with the Planned Land Use Map and 

the community design guidelines and land use policies of this Plan. 

2. The County will require that industrial uses provide sufficient buffering from nearby residential areas 
and business uses to ensure that the effects of noise, vibration, odor, or other emissions that may be 
associated with the industry do not exceed specified levels. 

3. Where General Industrial uses are proposed to develop in free-standing industrial parks the following 
guidelines will be met: 
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a. Screen all outdoor storage and equipment parking areas from adjoining non-industrial properties 
and roads. 

b. Locate allowed retail uses along internal street frontages. 
c. Minimize the number of entrances to the industrial park from major collector or arterial roads. 

4. General Industrial uses will not be adjacent to a residential neighborhood. 
5. Heavy Industry uses will be buffered from residential uses. This separation may be accomplished by 

locating less-intensive employment uses permitted in Regional Office or Light Industrial areas in 
transitional areas adjoining the Heavy Industry use. The width of the transition area adjoining the 
Heavy Industrial use will be determined on a case-by-case basis. The County may consider the 
existence of natural or manmade barriers between the uses (such as streams and floodplains or major 
collector or arterial roads, existing buffers or greenbelts and topographic features of the area). 

6. Heavy Industry uses should have access to, but be screened from, views along arterial roads. Outdoor 
activities such as equipment parking and material storage should be screened from view from adjoining 
roads. 

7. The County will place a limitation on the size of heavy industry, and appropriate linkages will be 
established based on road capacity, employment generation, and water requirements. 

8. The County will protect the Luck Stone Quarry from incompatible neighboring uses by ensuring that 
encroaching new development not hinder the operation of the quarry. 

Green Infrastructure 
The Green Infrastructure Policies outlined in Chapter Five: Green Infrastructure: Environment, Natural and 
Heritage Resources of the Revised General Plan apply in the Transition Policy Area and are a fundamental 
component of the land use pattern to be developed. Among the existing Green Infrastructure assets in the 
policy area are the following: 

A. Reservoirs, River and Stream Corridors 
Three distinct watersheds intersect the Transition Policy Area, namely the Goose Creek, Broad Run and 
Occoquan watersheds. The dominant physical features of the Transition Policy Area include the streams 
draining into these three watersheds: Goose Creek, a State Scenic River in the Goose Creek watershed, 
Broad Run in the Broad Run watershed and Bull Run that flows into the Occoquan watershed. The Goose 
Creek supports two drinking water reservoirs, the Goose Creek and Beaverdam Reservoirs, while the Bull 
Run drains into the Occoquan Reservoir that is located between Prince William and Fairfax Counties. 
These reservoirs are sources of drinking water for Loudoun County, Fairfax County and the City of Fairfax 
and must be protected.  

B. Agricultural Potential 
Limited prime agricultural soils are located within the policy area and are generally located along the Route 
621/Evergreen Mills Road corridor and the “finger” tributaries of the Broad Run in the Upper Broad Run 
subarea. The Upper Foley, Lower Foley and Lower Bull Run subareas have poor soils with shrink-swell 
characteristics that present problems for the construction of building foundations and on-site wastewater 
systems. There are two Agricultural and Forestal Districts in the Transition Policy Area that together total 
approximately 800 acres and should be considered part of the Green Infrastructure assets. 

C. Cultural and Heritage Resources 
While there are no designated Historic Districts in the Transition Policy Area, there are more than 30 
surveyed historic structures, including Fleetwood Farm, which is listed on the National Register, the 
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settlement of Lenah, and more than 30 identified archaeological sites, many of which are prehistoric sites 
located along Goose Creek, Broad Run, Bull Run and their tributaries. In addition there are many 
abandoned mill sites, such as the site of Evergreen Mills along the Goose Creek. The Arcola Elementary 
School and a few open space easements are also located in the policy area. 

D. Geological Resources 
The policy area contains concentrations of diabase rock used for the construction of roads and buildings. 
The Bull Run quarry is an active quarry located at the southern end of the Transition Policy Area in the 
Lower Bull Run subarea. The Luck Stone quarry is also an active quarry located at the northern end of the 
policy area. 

Water and Wastewater 
The Transition Policy Area has very limited central water and wastewater service. A waterline traverses the 
area from east to west in the Lower Sycolin subarea to serve a special water service district located adjacent 
to the County landfill. The Lower Sycolin subarea of the Transition Policy Area contains some properties 
that are within the Landfill Water Service Area District. New developments within the Landfill Water 
Service Area District will be required to connect to central water utility lines. (LCSA Water and Sewer 
Lines Map) 

At the southern portion of the Transition Policy Area sewer service is being engineered to serve the 
Kirkpatrick Farms development, which straddles Braddock Road. A pump station will be built to serve the 
Lower Foley subarea. A pump station located near the intersection of Route 620/ Braddock Road with 
Elklick Road is currently serving the Elklick area with the South Riding Community which is located in the 
Suburban Policy Area. 

Central utilities may be extended to all subareas.1 Where the extension of central utilities cannot be 
engineered, is economically infeasible and/or has adverse impacts on the environment, groundwater 
quantity and quality will be protected in the Transition Policy Area through water conservation efforts that 
promote the use of communal systems and limit the number of individual groundwater withdrawals. 

Chapter Two provides the detailed water and wastewater policies. 

Water and Wastewater Policies 
1. The County promotes the use of central and communal water and wastewater systems to serve 

residential clusters, Rural Villages and Countryside Villages in the Transition Policy Area.  At the time 
of application, LCSA will evaluate the various alternatives to identify the utility system that best 
promotes the objectives of the County’s Comprehensive Plan. 

2. The County will encourage communal water and wastewater systems proposed to serve new 
developments to combine with existing or approved LCSA-owned communal systems, where the 
following criteria are met: 

a. The service areas of the new communal system and the existing or approved communal system are 
both contained within the Transition Policy Area as defined in the County Comprehensive Plan 
documents. 

                                                 
1 This amends the central utilities boundary shown in the 1993 Dulles South Area Management Plan (DSAMP) which was 
subsequently amended on October 15, 1997, to preclude central sewer and water west of the designated Interim Planning Area 
Boundary. At that time, staff was directed to make the necessary revisions to the DSAMP to implement the Board’s policy decisions 
that would have, among other things, revised incorrect Figures 4 and 5 of the DSAMP. With the adoption of this Revised General 
Plan, these revisions are not required. 

https://www.loudoun.gov/DocumentCenter/View/991
https://www.loudoun.gov/DocumentCenter/View/991
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b. The service area of the new communal system immediately adjoins the service area of existing or 
approved LCSA-owned communal system(s). 

c. LCSA determines the inter-connection between the two systems can be engineered, is 
economically feasible and minimizes impacts on the environment. 

3. New developments proposing to combine their communal water and/or wastewater systems with those 
of adjoining existing or approved developments, shall not rely on the combination to meet their water 
and wastewater requirements but show that they can be supported through on-site individual and/or 
communal systems. 

4. Inter-connections between established and proposed communal systems shall not be used to facilitate a 
change in land use or development density that is not in conformance with the County Comprehensive 
Plan. 

5. The County encourages the retrofitting of existing or approved communal water systems within the 
Transition Policy Area with central utilities to solve the potable water problems or the public health 
problems of existing developments. 

6. The County encourages the retrofitting of existing or approved communal wastewater systems within 
the Transition Policy Area with central utilities to solve the wastewater problems such as failing 
drainfields or the public health problems of existing developments. 

Transportation 
The Transition Policy Area contains many historic roads or segments of roads that were important to 
Loudoun’s transportation network during Colonial times. Portions of Route 621/Evergreen Mills Road and 
Route 860/Watson Road were part of the Old Carolina Road, perhaps the most well used Colonial north-
south right-of-way through the County. Little River Turnpike (now Route 50/James Mosby Highway) and 
Route 620/Braddock Road also were major historic east-west corridors linking the cities of Winchester and 
Alexandria. 

Portions of arterial and collector roadways that traverse the County are in the Transition Policy Area (see 
Road Surfaces Suburban and Transition Policy Areas Map). They include roads that run east to west such 
as Route 50/James Mosby Highway and the Dulles Greenway. Roads that traverse the policy area in a north 
south direction include Route 621/Evergreen Mills Road and Route 659/Belmont Ridge Road. The planned 
Tri-County Parkway also will move traffic in a north south direction. Other road improvements are planned 
for Route 621 and Route 659. These planned improvements are described in the appendix of the Revised 

Countywide Transportation Plan, which provides the transportation policy direction for the Transition 
Policy Area. The construction of these road improvements is prerequisite to the implementation of the land 
use pattern in the Transition Policy Area. Currently, there are inadequate funds appropriated for such 
transportation improvements. The developers will be expected to pay for the majority of costs for these 
improvements. 

In order to promote the transition from Suburban Policy Area to Rural Policy Area, the character of the 
road network in the Transition Policy Area should be designed to promote a visual transition. This may 
include revised road lanes, rural shoulders instead of curb and gutter, direct driveway access points and 
increased building setbacks. The Revised Countywide Transportation Plan provides specific transportation 
policy direction for development in the Transition Policy Area. 

 

https://www.loudoun.gov/DocumentCenter/View/33568
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Reference Maps 

Transition Policy Area Subareas Map 

LCSA Water and Sewer Lines Map 

Road Surfaces Suburban and Transition Policy Areas Map 

https://www.loudoun.gov/DocumentCenter/View/984
https://www.loudoun.gov/DocumentCenter/View/991
https://www.loudoun.gov/DocumentCenter/View/33568
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CPAM 2004-0001, Extension of Central Utilities into the Transition Policy Area
LOUDOUN COUNTY GENERAL PLAN POLICY AMENDMENTS

April 20, 2004

The Board of Supervisors adopted the following revisions to the Loudoun County General Plan
(Revised July 23, 2001 and amended through January 14, 2003) on April 20, 2004.
Strikethrough text is deleted from the General Plan.
Underlined text is added to the General Plan.
Amendments affect Chapters 2, 5, and 8, and the Glossary.

Amend ‘General Plan Strategy’ text to define the new alignment of the County’s urban
growth boundary (General Plan, p. 2-6)
The Plan reaffirms an Urban Growth Boundary (UGB) beyond which central water and sewer is
not allowed. Beginning in the north, the UGB follows the Suburban Policy Area boundary to the
point where it meets the Transition Policy Area. joins with the western edge of the Lower Foley
subarea. The UGB then follows the western edge of the Transition Policy Area to meet the
Prince William County line in the south.

Delete ‘Suburban Policy Area’ text on the urban growth boundary (General Plan, p. 2-6)
A hard utility edge (marking the limits of central water and sewer) is maintained by the western
boundary of the Suburban Policy Area establishing an urban growth boundary.

Amend ‘Transition Policy Area’ text (General Plan, p. 2-11)
Central water and sewer service is planned for all the Lower Foley and Lower Bull Run subareas
of the Transition Policy Area. Central Water and sewer service is not to be extended to the
Upper Broad Run and Upper Foley subareas. The Middle Goose and Lower Sycolin subareas
will not have public water and sewer with the exception of central water for properties within the
Landfill Water Service Area/District. Communal systems will be encouraged over individual
systems in areas without central utilities.

Either central or communal water and wastewater services are the preferred utility service
methods in the Transition Policy Area. Central water service is required for properties within the
Landfill Water Service Area District in the Lower Sycolin subarea. In all other areas of the
Transition Policy Area, LCSA will, at the time of application for new development, evaluate the
proposed system and various alternatives to verify that the proposed utility system be addresses
the constraints and environmental characteristics of the site, and will consult with the County on
such issues as soil type, underlying bedrock lithologies, groundwater availability, surface water
drainage patterns, proximity to existing groundwater supply wells and other water sources. For
small-scale and low-density developments, where the extension of central utilities or
construction of communal systems is not economically feasible, the County will consider
permitting development on individual well and septic systems.
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A hard utility edge (marking the limits of central water and sewer) is maintained by the western
boundary of the Transition Policy Area to establish an urban growth boundary. In addition, the
area included as part of the Woodland Rural Village (ZMAP 1997-0001) may be served by
central utilities from the adjacent Transition Policy Area based on the following:

(a). This development is zoned for a Rural Village under the PD-RV district, and the PD-RV
zoning was continued due to vested rights considerations as part of the Countywide
remapping.

(b).Under the PD-RV zoning classification, the Village core is to be served by public utilities. In
this case, communal systems to be owned and operated by LCSA have been engineered to
serve the Rural Village.

(c). This Rural Village is adjacent to both the Middle Goose and Upper Broad Run subareas.

(d).A small portion of this Rural Village rezoning is within the Transition Policy Area.

(e). Most of the area encompassed within this Rural Village zoning, including the Village Core,
is underlain by a diabase aquifer.

Amend ‘Wastewater and Water Treatment’ text (General Plan, p. 2-16)
Water and wastewater treatment service levels and needs are not the same throughout the
County, since proposed land uses, development densities and community character differ from
area to area. The County will plan for the development of central sewer and water facilities and
allow for the orderly extension of these facilities in the Suburban Policy Area and in portions of
the Transition Policy Areas. The County will encourage LCSA to serve this area in the most
efficient and effective manner possible. In particular, the County will work with LCSA to
encourage the extension of central utilities to existing communities within these areas the
Suburban Policy Area and promote the use of the best utility system in the Transition Policy
Area.

In the Transition Policy Area and in the Rural Policy Area (including the Landfill Water Service
Area District), the County will continue to focus its efforts on protecting public health by
maintaining groundwater quality and quantity. Groundwater will continue to be the major source
of water for most rural residents and therefore should be protected from the contamination threat
of a proliferation of septic tanks and drainfields. As such, on-site, high-level pre-treatment,
individual alternative systems and small advanced wastewater treatment systems for clustered
development will be the primary methods of sewer service in the Rural Policy Area. Surface
land application using these systems will be discouraged in the Transition Policy Area subareas
given their proximity to the reservoirs. The County will seek to establish guidelines and
oversight authority to ensure that these facilities function in an environmentally sound manner.
Central and communal utility systems are encouraged over individual wells and septic systems in

Alaina.Ray
Highlight
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the Transition Policy Area. Surface land application using communal or individual systems will
be discouraged in the Transition Policy Area subareas proximate to the Goose Creek and Beaver
Dam reservoirs. The table below (Wastewater Approach) more simply portrays the wastewater
strategy by policy area.

Amend ‘Wastewater Approach’ Table (General Plan, p. 2-16)

Policy Area Central
Systems

Clustered
Communal

Systems

Individual
Systems

Suburban X
Transition
 Middle Goose X X X
 Lower Sycolin X X X
 Lower Foley X X X
 Upper Foley X X X
 Upper Broad Run X X X
 Lower Bull Run X X X

Rural X
Towns & JLMAs X
Existing Villages X X

Amend Policy 7 under ‘General Water Policies’ (General Plan, p. 2-20)
7. The Landfill Water Service Area District is established for the area in proximity to the

Loudoun County Solid Waste Management Facility and for properties through which the
water transmission line passes. (Refer to the LCSA Water and Sewer Lines Map, pg. 2-
17). The extension of central (municipal) water service in this district is permitted to avoid
potential potable water problems for properties near the Loudoun County Solid Waste
Management Facility. All new development within the Landfill Water Service Area
District will be required to obtain service from the central water system. The water lines
for the Landfill Water Service Area/District will be sized such that they will only
accommodate the maximum density permitted by the Plan (densities up to one dwelling
unit per 3 acres).

Amend Policy 8 under ‘General Water Policies’ (General Plan, p. 2-20)
8. The use of LCSA-approved communal water systems to serve the Rural and Transition

Policy Areas is promoted:
a. To serve rural economy uses or rural and residential clusters as defined in this Plan.
b. To solve the potable water problems and public health problems of existing residences.
c. To serve new or existing institutional uses, including schools, permitted by right or by

special exception in the County’s rural zoning districts.
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Amend Policy 5 under ‘General Wastewater Policies’ (General Plan, p. 2-21)
5. The use of LCSA approved communal wastewater collection and treatment systems

followed by surface or subsurface soil dispersion is promoted:
a. To serve the Existing Rural Villages defined in this plan.
b. To serve existing or new rural economy uses or rural and residential clusters as defined in

this plan.
c. To solve wastewater or public health problems of existing residences; and
d. To serve new or existing institutional uses, including schools, permitted by right or by

special exception in the County’s Rural and Transition Policy Areas.

Amend Policy 12 under ‘General Wastewater Policies’ (General Plan, p. 2-22)
12. Pump-and-haul operations are not permitted in the Rural Policy Area or, Existing Rural

Villages or the Transition Policy Area except as a last resort and temporary wastewater
disposal method to address a proven, public health emergency. The County will determine
the length of the period during which pump-and-haul disposal will be allowed.

Amend Policy 6 under ‘Groundwater Policies’ (General Plan, p. 5-19)
6. The County will require developments in the Suburban Policy Area and designated

subareas of the Transition Policy Area to connect to available central water and sewer
systems according to water and wastewater treatment policies in this Plan.

Amend text pertaining to the Transition Policy Area (General Plan, p. 8-1 & 8-2)
The Plan reaffirms an Urban Growth Boundary (UGB) beyond which central sewer and water is
not allowed. (Beginning in the north, the UGB follows the Suburban Policy Area boundary to
the point where it meets the Transition Policy Area. The UGB then follows joins with the
western edge of the Lower Foley subarea Transition Policy Area to meet the Prince William
County line in the south.) As such, central water and sewer lines are permitted in the Transition
Policy Area. These boundaries are coterminous with the easternmost boundaries of the Lower
Sycolin, Middle Goose, Upper Bread Run, and Upper Foley subareas. As such, public water and
sewer lines are expected to be extended to the Lower Foley and Lower Bull Run subareas of the
policy area. Central sewer and water service may not be extended to the Upper Broad Run and
Upper Foley subareas. Central water will be provided to serve the Landfill Water Service Area
District located in the Lower Sycolin subarea (LCSA Water and Sewer Lines Map, pg. 2 17).
Otherwise, no public water and sewer will be permitted in the Lower Sycolin and-Middle Goose
subareas.

Amend Policy 3 under General Policies (General Plan, p. 8-2)
3. Central utilities may be extended to all subareas of the Transition Policy Area the Lower

Foley and Lower Bull Run subareas.
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Delete Policy 4 under ‘General Policies’ (General Plan, p. 8-2)
4. Central utilities may not be extended to the Upper Broad Run and Upper Foley subareas.

Adoption of a future plan amendment is required before any central utilities may be extended
into these subareas.

Add new Policy 4 under ‘General Policies’ (General Plan, p. 8-2)
4. New developments proposed within the Lower Foley and Lower Bull Run subareas of the

Transition Policy Area will be required to connect to central water and wastewater utility
lines.

Amend Policy 5 under ‘General Policies’ (General Plan, p. 8-2)
5. Central water will be provided to serve the Landfill Water Service District located in-the

Lower Sycolin subarea. New developments proposed within the Landfill Water Service Area
District will be required to connect to central water services (See LCSA Water and Sewer
Lines Map, pg. 2-17).

Amend Policy 6 under ‘General Policies’ (General Plan, p. 8-2)
6. Where LCSA and the County determine that the extension of central water lines to a site

cannot be engineered, is not economically feasible and/or has adverse impacts on the
environment, Tthe County promotes the use of communal water systems to protect
groundwater quality by reducing the number of wells.

Add new Policy 10 under ‘General Policies’ (General Plan, p. 8-2)
10.The County will discourage the use of individual wells and septic systems and drainfields to

serve new developments in the Transition Policy Area. These individual systems may be
considered only where the proposed development densities, scale of development and
location of public utility systems, makes the extension of central utilities or connection to an
adjoining communal system economically infeasible.

Amend ‘Community Design’ text (General Plan, p. 8-5)
Countryside Villages will be permitted on central utilities in the Lower Foley subarea and Rural
Villages will be permitted on central utilities in the Lower Bull Run, subarea. Rural Villages
will be permitted in the Lower Sycolin and Middle Goose subareas. but not on central water and
sewer, with the exception of central water for properties within the Landfill Water Service Area
District.

Delete ‘Lower Sycolin and Middle Goose Subareas’ text (General Plan, p. 8-5)
No central water and sewer will be permitted and communal systems with sub surface discharge
will be encouraged. Central water will be permitted for properties within the Landfill Water
Service Area District.
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Add new text on the ‘Lower Sycolin and Middle Goose Subareas’ (General Plan, p. 8-5)
All new developments within the Landfill Water Service Area District in the Lower Sycolin
subarea will be required to be served by central water lines. Central and communal water and
wastewater systems are preferred over individual utility systems in all other areas of the Lower
Sycolin and Middle Goose subareas. Wastewater systems proposing subsurface or surface
discharge will be discouraged in these subareas, given their proximity to the Goose Creek and
Beaverdam Reservoirs. Alternate sewage disposal systems that ensure a high level of treatment
and offer efficiencies in cost, operation and maintenance will be encouraged.

Add new text on the ‘Upper Broad Run and Upper Foley Subareas’ (General Plan, p. 8-6)
Central and communal water and wastewater systems are preferred over individual utility
systems. Alternate sewage disposal systems that ensure a high level of treatment and offer
efficiencies in cost, operation and maintenance will be encouraged.

Amend ‘Location Criteria for Villages’ text (General Plan, p. 8-8)
Rezonings to achieve the Countryside Village pattern of development served by central water
and wastewater utilities are desired in the Lower Foley subarea. Central sewer and water may be
extended to the Lower Foley and Lower Bull Run subareas.

Amend ‘Water and Wastewater’ text (General Plan, p. 8-9)
The Transition Policy Area has very limited central water and wastewater service. A waterline
traverses the area from east to west in the Lower Sycolin subarea to serve a special water service
district located adjacent to the County landfill. The Lower Sycolin subarea of the Transition
Policy Area contains some properties that are within the Landfill Water Service Area District.
Central water is limited to properties within the District New developments within the Landfill
Water Service Area District will be required to connect to central water utilities lines. (LCSA
Water and Sewer Lines Map, pg. 2-17)

Central utilities may be extended to the Lower Foley and Lower Bull Run all subareas.1 Central
sewer and water may not be extended into the Upper Broad Run and Upper Foley subareas
which are located west of the Urban Growth Boundary. In the interim period Where the
extension of central utilities cannot be engineered, is economically infeasible and/or has adverse
impacts on the environment, groundwater quantity and quality will be protected in the Transition
Policy Area through water conservation efforts that promote the use of communal systems and
limit the number of individual groundwater withdrawals.

Central utilities will not be extended into the Lower Sycolin and Middle Goose subareas (with
the exception of central water in the Landfill Water Service Area District as noted above),
located in the Goose Creek watershed. This is in accordance with the Urban Growth Boundary
and protects the larger Goose Creek watershed, which extends across the Rural Policy Area,
from future development pressures. Chapter Two provides the detailed water and wastewater
policies.
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Add the following new ‘Water and Wastewater Policies’ (General Plan, p. 8-9)
1. The County promotes the use of central and communal water and wastewater systems to

serve residential clusters, Rural Villages and Countryside Villages in the Transition Policy
Area. At the time of application, LCSA will evaluate the various alternatives to identify the
utility system that best promotes the objectives of the County’s Comprehensive Plan.

2. The County will encourage communal water and wastewater systems proposed to serve new
developments to combine with existing or approved LCSA-owned communal systems, where
the following criteria are met:
a. The service areas of the new communal system and the existing or approved communal

system are both contained within the Transition Policy Area as defined in the County
Comprehensive Plan documents.

b. The service area of the new communal system immediately adjoins the service area of
existing or approved LCSA-owned communal system(s).

c. LCSA determines the inter-connection between the two systems can be engineered, is
economically feasible and minimizes impacts on the environment.

3. New developments proposing to combine their communal water and/or wastewater systems
with those of adjoining existing or approved developments, shall not rely on the combination
to meet their water and wastewater requirements but show that they can be supported through
on-site individual and/or communal systems.

4. Inter-connections between established and proposed communal systems shall not be used to
facilitate a change in land use or development density that is not in conformance with the
County Comprehensive Plan.

5. The County encourages the retrofitting of existing or approved communal water systems
within the Transition Policy Area with central utilities to solve the potable water problems or
the public health problems of existing developments.

6. The County encourages the retrofitting of existing or approved communal wastewater
systems within the Transition Policy Area with central utilities to solve the wastewater
problems such as failing drainfields or the public health problems of existing developments.

Add language to the definition of ‘Communal Water and Wastewater Systems’ (General
Plan, p. G-2)
Communal Water and Wastewater Systems: Water and/or sewage treatment systems that are
designed to serve multiple users such as small-scale developments or clusters and institutions.
These systems are public systems when owned and operated by a government entity or utility.
LCSA does not accept ownership or operation of water or wastewater systems serving 3-14
residential lots. If requested by the County, LCSA agrees to provide technical services to the
County by approving acceptable technologies, reviewing and approving system design and
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construction specifications, providing construction inspection and conducting semi-annual audits
of system operation and maintenance. LCSA expenses for these services will be subject to
reimbursement by the County.

Amend the definition of ‘Central Water and Wastewater Systems’ (General Plan, p. G-2
Public or Central Water and Wastewater Systems: The network of major regional facilities,
generally operated by a government entity or public utility, that provides for the collection,
treatment and disposal of wastewater and to furnish potable water.

Add the definition for ‘Public Water and Wastewater Systems’ (General Plan, p. G-8)
Public Water and Wastewater Systems: Water and wastewater systems that are owned and
operated by a government entity or public utility. These include communal water and
wastewater systems that are owned and operated by a government entity or public utility and
central water and wastewater systems.

Amend the definition of the Urban Growth Boundary (General Plan, p. G-11)
Urban Growth Boundary: The limit of central water and wastewater utility service, it marks
the separation of distinctly different land uses and densities.

Alaina.Ray
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I. BACKGROUND 
 

The purpose of this Comprehensive Plan Amendment is to update existing retail 
commercial policies to accommodate changing trends and to provide consistent policy 
guidance for retail development in the County's Eastern Urban Growth Area. Loudoun 
County's Comprehensive Plan consists of the General Plan, several area management 
plans, strategic plans and related documents. The General Plan provides Countywide 
goals and policies for managing growth and development while area management plans 
and strategic plans outline more specific strategies for local planning areas or particular 
issues. 

 

This plan amendment is a strategic plan for retail commercial development in the 
County's Eastern Urban Growth Area. It is intended to provide policy guidance to enable 
the County to capture the retail expenditures of Loudoun's citizens without having the 
County become a retail center for the Washington Metropolitan Area.  It provides specific 
and comprehensive guidance about the function, location and design of commercial retail 
centers and uses. As such, these policies supersede General Plan and area plan policies 
relating to retail commercial development. 

 

The initial recommendations for revisions to the County's retail planning policies were 
prepared by the Zoning, Comprehensive Planning Committee of the Loudoun County 
Planning Commission. The full Planning Commission reviewed the Committee's 
recommendations and certified the final plan amendment language on September 25, 
1996. Relevant background data and key findings that shaped the proposed amendments 
are summarized below. 

 
A. Retail Development Issues 

 
Initial concerns about the County's current retail policies grew out of a series of recent 
applications seeking commercial retail development in the Route 7 Corridor. These 
applications raised fundamental questions about how retail centers are classified, 
where retail development should be located, how much retail development the County 
can support, and the impact of new retail commercial development on existing retail 
areas. As discussion of the applications evolved, it became evident that the County 
needed to take a comprehensive look at its retail policies to ensure that they remain a 
basis for sound and consistent decision making. 

 

In May 1995, the Board of Supervisors committed to undertake work on a plan 
amendment to evaluate the County's retail policies. However, recognizing the need for 
additional information about the County's retail sector, the Board also requested that 
the Economic Development Commission (EDC) expand the scope of its annual retail 
study to include a retail demand analysis for Loudoun County. This retail demand 
analysis provided the technical and analytical framework for evaluation of the County's 
retail commercial policies and subsequent recommendations by the EDC and the 
Planning Commission. Key findings of that report and the EDC recommendations 
based on their findings are summarized below. The August 9, 1995 Retail Demand 
Analysis and Supporting Tables and Worksheets are Appendixes B and C of this plan 
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amendment. The EDC's, November 9, 1995 Report - A Review of Loudoun County 
Retail Policies is Appendix D. 

 
B. The Current Retail Environment 

 
Retail sales in Loudoun County have increased substantially in the past several years, 
reflecting rapid growth and an increase in shopping choices. In 1994, retail sales in the 
County topped one billion dollars for the first time in the County's history. However, 
many Loudoun County citizens continue to shop outside of the County for comparison 
goods (apparel, home furnishings and fixtures, general merchandise, etc.) since there 
are limited opportunities to purchase these goods in Loudoun County today. The 
Retail Demand Analysis report prepared by Economic Development staff estimated 
"leakage" of retail sales to other jurisdictions for this type of merchandise at $78 
million in 1995. 

 

According to the Retail Demand Analysis, the majority of existing retail space in the 
County is neighborhood or community-oriented. Loudoun County (including the 
incorporated towns) contained approximately 3.7 million square feet of constructed 
retail space in June 1995. Based on the definition of regional retail center used in that 
report, none of the County's existing shopping centers are classified as regional 
commercial centers. The County's first regional commercial center, Potomac Run 
Center (470,000 square feet of retail anchored by several big box users) is currently 
under construction. An additional 400,000 square feet of large, freestanding 
commercial uses (Home Depot, Price Club, WalMart, Best) are also classified as 
regional in nature. 

 
C. Loudoun's Retail Future 

 
The 1995 EDC report recognized that relatively high income levels, rapid growth and 
other demographic characteristics have made the County increasingly attractive to 
many established and emerging retailers and heightened pressures on the County to 
allow additional retail commercial development. Loudoun has become a retail "hot 
spot", particularly for destination oriented retailers. 

 

Based on 20 year population and income forecasts from the County's recent Zurn 
Initiative, the Retail Demand Analysis study concluded that an additional 7.1 million 
square feet of retail space would be needed by the year 2015 to satisfy retail demands 
within the County. An additional eight million square feet of retail space is already 
zoned but undeveloped. These projections are based on the assumption that within 
the Metropolitan Washington Area, a typical household can support 50 to 100 square 
feet of retail space. 

 

Approximately one-third (2.9 million square feet) of the County's approved, but 
unconstructed, retail space is regional in nature and comprised of three projects in the 
Route 28 corridor: Dulles Town Center Mail (1.2 million square feet), Nattak Mall 
(850,000 square feet), and Dulles 28 Centre (833,000 square feet excluding the auto 
park). The remaining square footage is planned in neighborhood or community-
oriented centers. 
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Taking this information at face value, it appears that Loudoun County has sufficient 
land zoned for commercial development to satisfy projected consumer demand 
through 2015; however, the County continues to hear from the retail community that 
the areas currently zoned for retail development are not located where the retailers 
want to be and that site selection is limited. 

 

The EDC reviewed the Retail Demand Analysis information and reviewed the County's 
current planning policies to determine how well the County is prepared to address 
future retail development. The EDC concluded that the County's current retail policies 
were fundamentally sound but a few key policy revisions were needed. The EDC's key 
recommendations included:'1 

 

 Emphasizing the Route 7/Route 28 intersection as the focus of the County's 
destination retail development to spur the synergy provided by the clustering of 
retail uses and allowing them to season before additional uses are approved; 

 

 Defining the function and limiting the amount of retail uses allowed in Business 
Communities to protect the County's vision of Route 7 and other major corridors for 
Keynote Employment development. 

 

 Defining retail relative to its function and market responsiveness and ensuring 
consistency in County documents; 

 

 Broadening the combinations of retail uses allowed in certain areas (i.e., industrial) 
to provide flexibility and reflect retail trends; 

 

 Developing retail corridor identities by establishing design guidelines affecting 
signage and landscaping; 

 

 Providing certainty to protect existing and zoned retail uses when land use 
changes occur. 

 
D. Key Findings/Recommendations 

 
The Zoning, Comprehensive Planning Committee received input and 
recommendations from a variety of sources during its policy deliberations. Key 
resources included the recommendations of the EDC, public input and discussions 
with members of the development community. The Committee also allowed public 
input at the beginning of each Committee meeting. The comments of all of these 
groups helped to shape the final recommendations of the Committee. In making its 
recommendations, the Committee sought, among other issues, to balance public and 
private sector interests; to assess traffic and visual congestion versus the need for 
visibility and access; to maintain sight of broad economic development objectives in 
the face of the short-term, "hot" retail market; to seek viable, supportable commercial 
retail and avoid speculative development. 

 

                                                 
1
 The full text of the EDC recommendations can be found on pp. 4-7 of Appendix D - "A 

Review of Loudoun County Development Policies" Loudoun County Economic Development 
Commission, November 9, 1995. 
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The Planning Commission held a public hearing on July 10, 1996, to receive public 
comment on the proposed plan amendment language. The Commission forwarded the 
plan amendment to the Board of Supervisors with a recommendation of approval on 
September 25, 1996. 

 

Key policy recommendations are summarized below: 
 

1. Revise the County's Retail Hierarchy 
 

The General Plan's current hierarchy of retail centers is not consistent with area 
plan documents and emphasizes center size rather than function. The revised 
policies emphasize function as the most important characteristic defining retail 
centers. A new retail matrix is proposed that recognizes the fundamental difference 
between retail uses that serve a regional market and need to be located along 
major corridors and those that are community-serving and that should be located 
within the areas they serve. 

 

2. Destination Retail needs to be Directed to Appropriate Areas in Principal 

Arterial Corridors 
 

The policies clarify the definition of "destination retail" uses and provide specific 
policies regarding the location of these uses to keep inappropriate retail 
development out of residential areas. Policies limiting the development of 
destination retail to specific areas in the Dulles Greenway, Route 7 and Route 50 
corridors will protect these areas as office/ employment corridors consistent with 
the County's long-term vision. 

 

3. The County needs to Recognize and Provide Opportunities for New Forms of 

Retail Commercial Development 
 

The EDC report highlights changing retail trends that will affect retail development 
in the future. The revised policies seek to accommodate limited accessory retail 
commercial uses in industrial zoning districts. The policies also clarify the intent of 
retail uses in non-residential communities and provide specific guidelines to 
accommodate big box and other large format retailers to ensure that uses are as 
attractive as they can be and appropriately located. 

 

4. Channel Community Serving Retail to Appropriate Locations and Consider 

Market Area As a Factor in Future Retail 
 

The policies provide specific design and location criteria for retail uses located in 
residential areas to ensure that retail development does not negatively affect 
residential neighborhoods. Community-serving retail applications would also 
include a market analysis to help avoid market saturation and development of non-
viable retail uses. 

 

5. Provide Incentives to Keep Existing Retail Areas Viable and Encourage Other 

Uses for Less Viable Retail Sites 
 

New policies are recommended to expand the County's support for existing retail 
areas. A key policy recommendation is to allow for reduced fee rezonings or a 
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waiver of rezoning fees to allow less viable retail sites to be rezoned to a more 
appropriate commercial use. 

 
 
II. GENERAL RETAIL POLICIES 
 

Convenient, well designed, attractive shopping centers can act as activity centers for 
residential neighborhoods that contribute to community identity, sense of place and 
overall quality of life. Large scale retail centers that, by their nature, draw shoppers from a 
wide market area act as economic assets that augment and diversify the local tax base. 
For these reasons, the County intends to provide a full range of shopping opportunities 
within its boundaries to meet the consumer needs of its citizens. 

 

Since there are differences of scale and function between retail uses that serve an 
immediate area and those that depend on a wider market, the County has divided retail 
activities into two broad categories that reflect these fundamental differences: Corridor 
Based Retail and Service Area-Based Retail. Corridor-Based Retail uses are automobile 
oriented and require a supporting road network that can accommodate high traffic 
volumes. Corridor-Based Retail activities will be directed to non-residential areas in 
existing and planned principal arterial corridors. Service Area-Based Retail will be 
designed and scaled for the intended service population and will act in a support capacity 
to the residential or employment area it serves. 

 

1. Loudoun County seeks to maintain a robust retail sales sector to meet the needs of 
the growing population, while mitigating impacts on residential areas, traffic, and other 
forms of economic development. 

 

2. The County seeks to capture 100% of Loudoun's retail sales expenditures. 
 

3. Retail commercial development in the Eastern Urban Growth Area includes a variety 
of retail types divided into seven broad functional classifications. Four of these retail 
types are community serving, or Service Area-Based Retail and will be designed to 
respond to the particular characteristics of the residential or employment community 
being served: Neighborhood Convenience, Neighborhood, Community, and 
Employment Supportive. The other three retail types are broadly described as 
Corridor-Based Retail Uses. Destination, Freestanding, and Flex Retail uses are 
oriented along, but will not have direct access to, principal arterial corridors since they 
are auto-oriented. The Retail Types matrix on p. 22 provides a broad overview of 
these retail classifications. More specific descriptions, policies relating to each type of 
retail, and criteria for evaluating retail proposals by retail type are included on pp. 7-
18. 

 

4. Each application for a commercial retail rezoning must include a statement describing 
the catchment or market area to be served and a statement of justification that 
contains an analysis by the applicant of existing and proposed competing projects. 

 

5. The County seeks to differentiate between Service Area-Based retail uses that serve 
specific residential or employment communities and Corridor-Based Retail which 
provides locations for destination retail. The size, format, and tenant makeup of retail 
uses will depend on the size of the catchment area and the characteristics of the site 
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(i.e., access, type of community, location, function) as well as the nature of existing 
and planned retail uses serving the catchment area. The Retail Types Matrix (p. 22) 
summarizes guidelines for evaluating retail use proposals. The individual components 
of the matrix should be used as general guidelines for future retail development in 
conjunction with the policies contained herein. The text of these policies controls in 
cases of differences between the policies and the matrix. 

 

6. The County seeks to prohibit strip commercial development. Strip commercial 
development is characterized by multiple entrances serving individual uses, minimal 
setbacks and landscaping, multiple signs and structures without a unified design 
scheme. 

 

7. The County may consider rezonings of properties in the Village of Ashburn, the 
Village of Arcola, and the Old Sterling mini-plan area to allow for individually owned, 
small scale specialty or local commercial and business uses provided that the 
proposed use is designed to be compatible with the character of the village or the Old 
Sterling area. 

 
 
III. CORRIDOR-BASED RETAIL POLICIES 
 

Large scale retail uses demand a regional market, relying almost solely on automobile 
access. Therefore, they will be located outside of Residential Communities along planned 
and future principal arterial corridors where the County's transportation network can best 
accommodate auto intensive retail uses (see maps pp. 23-26). Corridor-Based Retail 
uses include Destination Retail Centers, Freestanding Retail uses and Flex Retail uses, 
all of which act as destinations that attract customers from a regional market. Policies 
pertaining to Corridor-Based Retail uses are focused on mitigating the negative impacts 
of large scale retail development, accommodating new retail forms such as big box retail 
and warehouse clubs, and expanding opportunities for appropriate retail development in 
industrial areas. 

 
A. General Policies 

 
1. Corridor-Based Retail uses will not be permitted outside the County's designated 

Eastern Urban Growth Area. 
 

2. Corridor-Based Retail uses will be prohibited in Residential Communities in the 
Eastern Urban Growth Area. 

 

3. Corridor-Based Retail uses will be located in existing and planned principal arterial 
corridors subject to specific location, transportation, design and development 
criteria set forth below: 

 

a. Appropriate transportation infrastructure is or will be available to minimize 
disruption of traffic flows on principal arterials; 

 

b. The negative impacts of Corridor-Based Retail uses will be minimized; 
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c. Development of Corridor-Based Retail uses will be promoted at appropriate 
sites as designated on the maps on pp. 23-26. 

 
B. Destination Retail 

 
1. Destination Retail uses should be clustered to achieve a pattern of coordinated 

and complementary retail areas offering a wide range of retail services. Destination 
Retail areas offer a variety of comparative and specialty retail shopping goods and 
may include an entertainment component such as theaters. Destination Retail 
areas may include a variety of building configurations including multi-tenant 
shopping centers, enclosed malls or freestanding large superstores and big box 
retail uses. Destination Retail centers (generally ranging from 250,000 to 1.5 
million square feet) typically serve a market area of 5,000 to 30,000 households 
that may include communities within or outside the County. 

 

2. The Destination Retail land use designation specifies those areas where the 
development of Destination Retail uses can occur. (See the maps on pp. 23-26). 
Destination Retail areas overlay the existing land use designations of the General 
Plan (as amended), and applicable area plans (as amended) providing 
development options for properties located within the destination retail areas. For 
example, a property located in the Destination Retail overlay may be developed 
either in Destination Retail uses or in a use that conforms with the land use 
designation underlying the Destination Retail use designation. 

 

3. The County encourages the clustering of Destination Retail uses in locations 
where planned and existing intersections and interchanges can support high traffic 
volumes. 

 

4. The transportation implications of Destination Retail development will be evaluated 
on a site specific, corridor specific basis. However, all new Destination Retail uses 
must meet the following minimum criteria: 

 

a. No direct access to a principal arterial will be permitted. Access will be provided 
via major or minor collector roads or minor arterials. 

 

b. A minimum of two ingress and egress access points with two in-out bound 
lanes will be required. Additional access points may be required depending on 
the size of the proposed Destination Retail Center. 

 

c. Transportation impacts attributable to the proposed use need to be mitigated. 
 

5. Destination Retail Centers will be designed and sited to mitigate impacts on 
adjoining land uses. Destination Retail Center traffic will not be routed through a 
residential development. 

 

6. Buildings visible from principal arterials will incorporate recesses, off-sets, and 
other architectural details and building materials, and the like to avoid presenting 
blank walls to the roadway. 

 

7. The County should consider the following criteria in the review of a Destination 
Retail Center application: 
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a. The proposed use respects the ultimate arterial or major collector road 
proposed in the Countywide Transportation Plan. 

 

b. Utilities are available to accommodate the use. 
 

c. Detrimental impacts on adjoining residential communities are mitigated. 
 

d. The use does not interfere with the function of adjoining light industries or 
offices. 

 
C. Corridor Policies 

 
The Route 28 Corridor 

 

1. All retail development within the Route 28 Corridor will conform to policies 
contained in the Route 28 Corridor Plan in Chapter 6 of the Revised General Plan. 
Retail proposals in the Route 28 Business areas will comply with the design 
guidelines contained herein. 

 
The Route 7 Corridor 

 

1. A node of Destination Retail is located at the southeast quadrant of the Route 7/ 
Cascades Parkway interchange. 

 

2. The Route 7 corridor, west of Route 28, is intended to develop as the County's 
premier keynote office corridor. Therefore, no new Destination Retail uses will be 
permitted west of Route 28 in the Route 7 corridor. 

 

3. No new direct access to Route 7 west of Route 28 will be allowed for any type of 
retail uses. 

 

4. Provisions should be made for construction of the planned Route 7 north and 
south parallel roads (Riverside Parkway and Russell Branch Parkway) for Service 
Area-Based Retail Center applications. Primary access with connections to other 
arterial and collector roads should be provided. 

 

5. The first occupancy permit for the Destination Retail center on Tax Map 80, Parcel 
102 shall not be issued until after the issuance of the first occupancy permit for 
Phase I (which includes the 3 anchor stores) of the Dulles Town Center Regional 
Mall.2 

 

6. A 150' building setback will be established along the Route 7 frontage of the 
Destination Retail center site unless the Applicant shows and the County agrees 
that allowing buildings within the 100' to 150' setback is permissible. The setback 
will be measured from the Route 7 six-lane right-of-way. 

 

7. A 100' landscaped buffer will be established along the Route 7 frontage. The 
buffer should include trees, shrubs, and berming that will effectively and 
reasonably minimize the visibility of the Retail center and associated parking 
areas, dumpsters, and loading areas from Route 7. 

 

                                                 
2
  A definition and clarification of what Phase 1 entails will be provided by the property-owner. 
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8. Adequate building and parking setbacks, and buffers will be provided along the 
Algonkian Parkway interchange and/or ramps to shield the site from Algonkian 
Parkway. 

 

9. Any side or rear building elevations which have their surface area parallel to 
Route 7 will have the facade covered generally with the same building materials 
as those used on the front of the building. 

 

10. Dumpsters will be enclosed and the enclosures should be constructed of building 
materials that are compatible with the main structures. 

 

11. Loading areas will be oriented to reduce their visibility from public roads and will 
be shielded by architectural features, walls, fences, or landscaping to minimize 
their visibility. 

 

12. The site design and architecture of the Destination Retail center will be generally 
compatible with the planned Town Center adjacent to it. They will be generally 
compatible in setbacks, massing, height, scale, materials, facade treatments, 
landscaping, and signage. Sidewalks and street trees should be incorporated into 
the site design. 

 

13. The additional trips associated with converting the land use on the Destination 
Retail site from planned office uses to retail will be mitigated, requiring 
improvements beyond those already proffered for the approved Dulles Town 
Center. 

 

14. The ultimate planned road network may not accommodate the traffic generated by 
adding Destination Retail uses to the uses currently approved on the entire Dulles 
Town Center property. In which case, improvements beyond those currently 
included in the Countywide Transportation Plan will be required. 

 
The Dulles Greenway Corridor 

 

1. Destination Retail uses will be located in the eastern end of the Dulles Greenway 
corridor, extending east from the Route 772/Dulles Greenway interchange to the 
Dulles Airport property as depicted on the map on p. 25. Destination Retail uses 
will be located within approximately 2000 feet of the Toll Road interchanges in the 
area designated as Business Community and Business Employment Community 
on the Toll Road Plan land use map.  Destination Retail uses will be located 
outside of potential node zones and will be subject to the land use, design, and 
transportation policies of the Toll Road Plan. 

 

2. Destination Retail Centers will have access to a through, parallel, major collector 
road which connects to an arterial and/or major collector road. 

 

3. Improvements and upgrades to the existing and planned Dulles Greenway 
interchanges should be provided by the applicant through the retail application 
process as warranted by the applicant's pro-rata share of such improvements or 
upgrades. 
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D. Freestanding Retail Policies 
 

1. Freestanding Retail uses are comprised of single-tenant, individual stores larger 
than 50,000 square feet and located on individual parcels not part of a retail 
center. Freestanding Retail uses will be located in areas the County has 
designated for Destination Retail Centers and share similar characteristics with 
such uses, including access points, market area, land use compatibility and floor 
area ratios, as described on the Retail Types Matrix on p. 22. 

 

2. Freestanding Retail uses will be subject to the transportation policies for 
Destination Retail uses outlined on p. 8, and will be located in areas identified for 
Destination Retail as specified in the maps on pp. 23-26. 

 
 
IV. SERVICE AREA - BASED RETAIL POLICIES 
 

Service Area-Based Retail uses are located within or between the neighborhoods or the 
employment centers they serve and are not intended to attract customers from outside 
that area. They provide a community focus while fulfilling the convenience or routine 
shopping needs of the County's residents and workers. Service Area- Based Retail uses 
include Neighborhood Convenience, Neighborhood, and Community Retail centers 
located in Residential Communities, and Employment Supportive Retail centers located in 
Business and Industrial Communities. Policies pertaining to Service Area-Based Retail 
uses focus on the relationship of the retail use to the surrounding community, 

 
A. General Policies 

 
1. Service Area-Based Retail uses, including Neighborhood Convenience, 

Neighborhood, Community, and Employment Supportive types, will be located in 
the areas they serve since they are not intended to attract "drive-by" shoppers or 
function as destination retail. 

 

2. Service Area-Based Retail uses will not have direct access to a principal arterial. 
 

3. Service Area-Based Retail uses will be designed at a pedestrian-friendly scale, 
providing convenient internal pedestrian access for neighborhood residents or 
workers. Safe pedestrian access will be provided on-site with a clear separation 
between vehicular and pedestrian traffic. 

 

4. Service Area-Based Retail uses will be separated from each other to prevent strip 
commercial development. Neighborhood Convenience and Neighborhood Retail 
Centers must generally be separated by a minimum distance of 4000' from any 
other Service Area-Based Retail Center to prevent the consolidation of centers into 
a larger commercial complex. Community Retail Centers must generally be at least 
10,000 feet away from another Destination or Community Retail Center. The 
separation distance shall be measured between the two closest points. This 
distance may be reduced where a permanent natural or man-made barrier 
provides clear visual separation and eliminates the potential for retail uses to 
merge. 
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5. The General Plan, the Toll Road Plan, and the Dulles South Area Management 
Plan include land use ratios defining the mix of uses to be incorporated into the 
development of mixed-use communities. The percentage of commercial retail and 
service uses included in the land use mix ratios should generally guide the amount 
of commercial retail and service uses appropriate to develop in mixed use 
communities. However, the Service-Area Based retail policies included in CPAM 
1996-0001, Countywide Retail Policy Plan Amendment define the characteristics of 
the commercial retail and services component of the land use ratio and may limit 
the commercial retail and service component in order to achieve the County's retail 
development objectives. 

 
B. Neighborhood Convenience Retail Centers and Neighborhood Retail Centers 

 
1. Neighborhood Convenience and Neighborhood Retail Centers will be located in 

Suburban, Traditional, Urban, and High Density Residential Communities generally 
internal to the residential neighborhood being served. 

 

2. Neighborhood Convenience Centers are intended to serve immediate, 
convenience (sporadic or as needed) shopping needs for a limited variety of items 
or personal services. Although Neighborhood Retail Centers may also service 
convenience needs, these centers are intended to fulfill the planned routine daily 
and weekly shopping needs of neighborhood residents for items such as groceries 
as well as personal services. Neighborhood Retail Centers will be larger than 
Neighbor-hood Convenience Centers (generally 30,000-150,000 sq. ft.), but will 
offer limited comparative goods shopping. Specific characteristics defining the 
County's objectives for the development of Neighborhood Convenience and 
Neighborhood Retail Centers are included on the Retail Types Matrix on p.22. 

 

3. There are a few differences between the two neighborhood retail types. For 
example, Neighborhood Convenience Centers can be comprised of an individual, 
freestanding store (generally not over 5,000 sq. ft.) or a group of small stores 
(generally up to 30,000 sq. ft.) and typically serving a market area of between 500 
and 3,000 households.  Only carry-out or delivery restaurants will be permitted in 
Neighborhood Convenience Centers.  Pad sites, full service fast food 
establishments and restaurants will be permitted in Neighborhood Retail Centers. 
Neighborhood Retail Centers (generally serving up to 3,000 households) will be 
developed as a focal point of the neighborhood, providing services that reinforce 
the neighborhood identity and may include civic uses. 

 

4. Neighborhood Convenience and Neighborhood Retail Centers can include such 
uses as convenience stores, restaurants, gas stations, drycleaners, banks, medical 
offices and similar uses. 

 

5. The design and siting of Neighborhood Convenience and Neighborhood Retail 
Centers will mitigate the impacts of parking, signs, lighting, waste storage, and 
loading on the adjacent neighborhood. 

 

6. Access to Neighborhood Retail Centers will be provided by means of a minor 
collector or major collector road. Access to Neighborhood Convenience Centers 
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will be provided via major collector roads, minor collector roads and major 
subdivision streets. 

 

7. All new Neighborhood Convenience and Neighborhood Retail Centers must meet 
the following minimum transportation criteria: 

 

a. Access will be provided at existing and planned median breaks, intersections or 
at consolidated access points, where appropriate. 

 

b. Entrances on undivided roads will be located at least 250 feet away from the 
centerline of the nearest arterial or collector road unless otherwise approved by 
VDOT. 

 

8. Neighborhood Convenience and Neighborhood Retail Centers will be visually and 
acoustically buffered from the surrounding residences and traffic volumes and 
accessibility requirements will not conflict with residential vehicular and pedestrian 
traffic. 

 

9. The retail component of a Neighborhood Core as described in the Dulles South 
Area Management Plan will be consistent with the primary characteristics of 
Neighborhood Commercial Centers outlined in the Retail Types Matrix, p. 22. 

 
C. Community Retail Centers 

 
1. Community Retail Centers are envisioned as focal points for civic and commercial 

activities serving several residential neighborhoods with a market area generally 
ranging from 2,000 to 8,000 households. 

 

2. Community Retail Centers, which generally range from 100,000 to 400,000 square 
feet are intended to address a wide variety of daily and weekly shopping and 
personal needs (such as grocery shopping, drycleaning, video rental). However, 
these centers will also offer opportunities for comparison goods shopping such as 
clothing, household items, shoes and books. These centers may include pad sites 
such as banks, gas stations, etc. Specific characteristics defining the County's 
objectives for Community Retail Centers are included in the Retail Types Matrix on 
p. 22. 

 

3. Community Retail Centers will be permitted in Residential Communities and in 
mixed use Business and Industrial Communities that include residential 
development. Community Retail Centers will generally be encouraged to locate at 
the edge of residential neighborhoods or between residential and non-residential 
areas to minimize potential land use conflicts and maximize convenient access 
from surrounding areas that will provide the market for such centers. 

 

4. The transportation implications of Community Retail Centers will be evaluated on a 
site specific basis. However, all new Community Retail Center proposals must 
meet the following minimum criteria: 

 

a. No direct access to a planned or existing principal arterial will be permitted. 
Access will be provided via major or minor collector roads at existing and 
planned median breaks and/or intersections. 
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b. A minimum of two points of access will be required to better disperse traffic. 
 

5. The retail component of a Town Center as described in the General Plan, the Toll 
Road Plan, or a Community Core as described in the Dulles South Area 
Management Plan will be consistent with the primary characteristics of Community 
Retail Centers outlined in the Retail Types Matrix, p. 22. 

 

6. The retail component of a Node as described in the Toll Road Plan and urban 
center and Transit-related Urban Center as described in the General Plan will be 
consistent with the primary characteristics of Community Retail Centers outlined in 
the Retail Types Matrix (p. 22) and with the design policies included in the Toll 
Road Plan and the General Plan. 

 
D. Employment Supportive Retail Centers 

 
1. Employment Supportive Retail Centers are generally intended to provide 

convenient retail and personal support services such as office supply stores, 
copying/mailing facilities, restaurants, daycare centers, drycleaners, banks and 
similar uses to employees and businesses in adjacent office and industrial parks. 
Destination Retail and Freestanding Retail uses will not be permitted in 
Employment Supportive Retail Centers. Pad sites may be included in an 
Employment Supportive Retail Center. Specific characteristics defining 
Employment Supportive Retail Centers are outlined in the Retail Types Matrix on 
p. 22. 

 

2. Regional Office Community and Business Employment Communities may include 
a retail component. The retail component will be limited to 5% of the gross floor 
area (measured in square feet) of the non-residential uses in the development. 

 

3. The retail component of a Regional Office or Business Employment Community 
will be developed on a pro-rata basis in proportion to the nonresidential 
development as construction occurs. For example, for every 100,000 square feet 
of office space constructed, 5,000 square feet of retail space may be constructed. 

 
 
V. EXISTING RETAIL AREAS POLICIES 
 

Established shopping centers in Sterling Park, at Herndon Junction, CountrySide and 
individual retail establishments in the Route 28 and Route 7 corridors have served the 
shopping needs of eastern Loudoun residents for years. These older commercial areas 
will remain a visible and viable part of Loudoun's retail future, particularly if these areas 
are improved and well maintained. The County will provide incentives to encourage 
improvements that enhance the appearance of existing commercial areas and that keep 
these areas competitive in a changing retail environment. Where retail commercial 
development has occurred in a linear pattern along major transportation corridors, the 
County will encourage public and private investments to improve transportation safety. 

 

1. Existing retail commercial areas will be protected and reinforced by County plan 
and practice where such uses are compatible with existing and planned land uses. 
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2. The County will implement a multi-faceted incentive program to encourage owners 
of existing retail commercial centers and businesses to renovate facilities on a 
routine basis and to add amenities that will modernize and improve the 
appearance and function of older retail centers and businesses. The incentive 
program will include: 

 

a. Waiving site plan requirements for retail commercial centers and businesses 
seeking improvements such as additional landscaping, treed islands in parking 
areas, street trees along sidewalks and roadways, and retrofitting parking lots 
with pedestrian walkways, sidewalks and similar features that will make older 
centers more attractive and pedestrian oriented. 

 

b. Encouraging new pedestrian-friendly, small scale, personal service and local 
office uses to locate in conjunction with established commercial centers where 
such improvements would enhance the function and appearance of the center 
and better serve the community. New structures should be located at the 
perimeter of existing parking areas to reduce the visual impact of large parking 
lots. The County will consider modifications of parking standards with 
appropriate justification (for example, reduced standards, shared parking) to 
facilitate such development. 

 

3. The County will consider reducing or waiving rezoning application fees for owners 
of undeveloped commercially zoned property if the landowner desires to rezone 
the property to another non-residential use that is compatible with surrounding 
planned and zoned uses and that better implements the County's Comprehensive 
Plan goals (i.e., from CLI to PD-1P or from PD-SC to PD-OP). The County's intent 
is for less viable existing commercial sites to be re-evaluated at the owner's 
request for conversion to a more appropriate land use that expands the County's 
tax base. 

 

4. The County will encourage existing retail centers and individual retail 
establishments to consolidate access points and share entrances and exits where 
feasible to minimize traffic congestion and conflict. 

 

5. The County will encourage developers of non-retail projects, adjacent to 
established retail commercial areas, to consider the presence of the existing 
centers/businesses in the design of their projects by meeting with business owners 
and landowners from the adjacent retail area to discuss the proposed project.  
Additionally, the applicant shall address how the new project relates to the existing 
commercial area in terms of pedestrian access (if appropriate); providing buffers to 
reduce the potential for incompatibility between land uses and nuisance 
complaints; and coordinating and consolidating access points where appropriate. 

 
 
VI. DESIGN GUIDELINES 
 

The following guidelines apply to the development of any retail center. The guidelines are 
intended to emphasize the site development of retail uses that accommodate the 
customer, the retail business, and the adjoining land uses.  They are also intended to 



  CPAM 1996-0001 
  Countywide Retail Policy Plan Amendment 
  Adopted February 19, 1997 
  Amended through March 14, 2011 
 

15 

enhance the physical development of the County's principal transportation corridors as 
well as the County's neighborhood and office centers. 

 
A. Building Placement and Design 

 
1. All retail centers should include a site design that is compact and makes buildings 

the prominent feature of the site as viewed from adjoining roads. 
 

2. It is desirable to have a green space to separate parking lots from sidewalks. 
 

3. Buildings within a multi-building retail center should exhibit a unity of design 
through the use of similar elements such as rooflines, materials, window 
arrangement, sign location and architectural details. 

 

4. Large freestanding stores, retail centers and restaurants should be encouraged to 
provide usable outdoor spaces. 

 

5. Required drainage and stormwater management facilities, such as holding basins, 
drainage swales and culverts should be incorporated into the site design of the 
project. Natural drainage features should be conserved to the greatest extent 
possible. 

 

6. Building massing should be varied to break down the scale of large buildings and 
retail centers. Long, flat facades are strongly discouraged.  It is desirable that 
building facades should incorporate recesses, off-sets, angular forms or other 
features to avoid presenting a "blank side" to neighboring properties. 

 

7. Pitched, mansard and other distinctive roof forms are strongly encouraged. 
 

8. Rooftop mechanical equipment should be screened. Preferably, screening should 
be incorporated into the roof form. Ground mounted mechanical equipment should 
be screened. 

 

9. Retail buildings should incorporate continuous arcades over the front walkway to 
provide weather protection for shoppers and create a pedestrian-oriented 
environment. 

 
B. Circulation, Parking, and Loading 

 
1. Pedestrian traffic, internal to the retail center, should be provided with a safe travel 

route from the parking area to the building with a demarcated pathway and clear 
directional signage. Trees and other plantings should be provided along the 
walkway. 

 

2. Sidewalks should be provided to Neighborhood Convenience and Neighborhood 
Retail Centers to accommodate benches, bikes, strollers, and planters. 

 

3. Parking areas should be visually screened from adjacent streets and residential 
areas by heavy landscaping, depressing the parking area and/or by constructing 
earthen berms. 

 



  CPAM 1996-0001 
  Countywide Retail Policy Plan Amendment 
  Adopted February 19, 1997 
  Amended through March 14, 2011 
 

16 

4. All loading and storage areas must comply with Zoning Ordinance regulations and 
must be screened from adjacent residential areas by earthen berms, masonry 
walls, permanent wooden fencing, or dense landscaping. 

 
C. Landscaping and Buffer 

 
1. Large parking areas should be landscaped with trees and shrubs to reduce the 

visual impact, provide shade, and reduce the heat absorption of the parking area. 
 

2. The street frontage of retail centers should be landscaped with trees to help create 
a green edge on both sides of the street. 

 

3. Existing natural environmental features such as hedgerows, mature trees, and 
berms should be integrated into the landscape plan for retail centers, when 
feasible. 

 

4. Retail buildings and parking areas should be sufficiently screened and buffered 
from adjoining residential areas by distance, transitional uses, landscaping and/or 
natural vegetation to mitigate the effects of noise, lighting and traffic on the 
surrounding residences. 

 

5. Residential areas should be buffered from adjacent retail uses by trees, fences 
and hedges. 

 
D. Signs and Lighting 
 

1. Signs for retail centers should be developed as an integral part of the overall 
center design. A unified graphic design scheme is strongly encouraged. 

 

2. Lighting should reduce glare and spillage of light onto adjoining properties and 
streets. Fixtures should be attractive site elements that are compatible with the 
architecture of the retail center. 
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Note: The individual components of this matrix should be used as general guidelines for future retail developments in conjunction with the polices contained herein. 
 

Types of Retail 
Service-Area Based Retail Corridor Based Retail 

Characteristics Neighborhood 

Convenience 

Neighborhood Community Employment 

Supportive 

Destination 

(Regional) 

Freestanding 

1. Function 
 

Serves immediate, 
convenience shopping 
needs for a limited variety 
of items (such as milk, 
bread, gas) and personal 
services (such as dry 
cleaning). Fulfills sporadic 
or as needed shopping 
needs. Can be a stand-
alone use such as 
convenience store, bank, 
gas station, etc. 

 

Serves routine (generally 
planned) daily & weekly 
shopping needs for items 
such as groceries as well 
as personal service 
needs. May also serve 
convenience needs. 
Offers little or no 
comparative goods 
shopping. Fulfills daily 
shopping needs. May 
include pad sites such as 
banks, gas stations, 
convenience stores, etc. 

 

Serves a wider variety of 
daily & weekly shopping 
and personal service 
needs, but also offers 
some comparative goods 
shopping for items; such 
as, apparel, shoes, and 
books. Fulfills weekly 
shopping needs. May 
include pad sites such as 
banks, gas stations, 
convenience stores, etc. 

 

Serves convenience retail 
and personal service 
needs of employees in 
adjacent business or 
industrial parks/ areas. 
May include pad sites 
such as banks, gas 
stations, convenience 
stores, etc. 

 

Offers the widest variety 
of comparative and 
specialty goods and may 
offer an entertainment 
component. Not intended 
to fulfill daily or 
convenience shopping 
needs. Fulfills 
comparative or 
entertainment shopping 
needs. May include pad 
sites such as banks, gas 
stations, convenience 
stores, etc. 

 

A single tenant individual 
store of 50,000 sq. ft. or 
greater that is located on 
a separate parcel of land 
that is not part of a 
shopping center. 

2. Center Size 

Range 

 

Generally stand alone 
uses up to 5,000 sq. ft.; 
multi-tenant center up to 
30,000 sq. ft. 

 

Generally 30,000 - 
150,000 
sq. ft. 

 

Generally 100,000 - 
400,000 sq. ft. 

 

Square footage depends 
on total non-residential 
square footage. 

 

Generally 250,000 - 1.5 
million sq. ft. 

 

Not applicable. 

3. Location 
 

Generally internal to 
Residential Neighborhood 
being served. 

 

Generally internal to 
Residential Neighborhood 
that is being served. 

 

Generally at the edge of 
or between Residential 
Neighborhoods or 
between a Residential 
and Non-Residential 
Community. 

 

Generally internal to 
Business or Industrial 
Community being served. 

 

In existing and planned 
principal arterial corridors, 
outside of Residential 
Community (see maps 
and corridor specific 
policies). 

 

In existing and planned 
principal arterial corridors, 
outside of Residential 
Community (see maps 
and corridor specific 
policies). 

4. Transportation 

Access Points 

 

Via minor collector, major 
collector roads, and major 
subdivision streets at a 
median break. No direct 
access to minor arterials 
or principal arterials. 

 

Via minor or major 
collector roads at a 
median break. 

 

Via minor or major 
collector roads or minor 
arterials at median break. 

 

Via access points serving 
the Business or Industrial 
Community. 

 

Along a principal arterial, 
but accessed via major 
collector roads or minor 
arterials at a median 
break proximate to a 
planned or existing 
interchange (see maps 
pp.18-19). 

 

Along a principal arterial, 
but accessed via major 
collector roads or minor 
arterials at a median 
break proximate to a 
planned or existing 
interchange (see maps 
pp. 18-19). 

5. Market Area 

Size 

 

Immediate Residential 
Neighborhood generally 
500 - 3,000 households. 

 

Immediate Residential 
Neighborhood generally 
less than 3,000 
households. 

 

Several Residential 
Neighborhoods generally 
2,000 - 8,000 households. 

 

Surrounding Business 
Community. 

 

Several communities 
within County as well as 
communities outside 
County; generally 5,000 - 
30,000 households. 

 

Several communities 
within County as well as 
communities outside 
County; generally 5,000 - 
30,000 households. 

6. Compatibility 

with 

Surrounding 

Land Uses 

 

Suitable as a component 
of Residential 
Community. 

 

Suitable as component of 
Residential Community. 

 

Suitable as component of 
Residential or mixed use 
community. 

 

Suitable as component of 
Business or Industrial 
Community. 

 

Incompatible in 
Residential Community. 

 

Incompatible in 
Residential Community. 

7. Floor Area 

Ratio (FAR) 

 

.2 - .3 
 

.2 - .3 
 

.2 - .3 
 

.2 - .3 
 

.2 - .3 
 

.2 -.3 

 

Note: for the purposes of the matrix, 50-100 sq. ft. of retail is assumed for each household. 
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I. BACKGROUND 
 

The purpose of this Comprehensive Plan Amendment is to update existing retail 
commercial policies to accommodate changing trends and to provide consistent policy 
guidance for retail development in the County's Eastern Urban Growth Area. Loudoun 
County's Comprehensive Plan consists of the General Plan, several area management 
plans, strategic plans and related documents. The General Plan provides Countywide 
goals and policies for managing growth and development while area management plans 
and strategic plans outline more specific strategies for local planning areas or particular 
issues. 

 

This plan amendment is a strategic plan for retail commercial development in the 
County's Eastern Urban Growth Area. It is intended to provide policy guidance to enable 
the County to capture the retail expenditures of Loudoun's citizens without having the 
County become a retail center for the Washington Metropolitan Area.  It provides specific 
and comprehensive guidance about the function, location and design of commercial retail 
centers and uses. As such, these policies supersede General Plan and area plan policies 
relating to retail commercial development. 

 

The initial recommendations for revisions to the County's retail planning policies were 
prepared by the Zoning, Comprehensive Planning Committee of the Loudoun County 
Planning Commission. The full Planning Commission reviewed the Committee's 
recommendations and certified the final plan amendment language on September 25, 
1996. Relevant background data and key findings that shaped the proposed amendments 
are summarized below. 

 
A. Retail Development Issues 

 
Initial concerns about the County's current retail policies grew out of a series of recent 
applications seeking commercial retail development in the Route 7 Corridor. These 
applications raised fundamental questions about how retail centers are classified, 
where retail development should be located, how much retail development the County 
can support, and the impact of new retail commercial development on existing retail 
areas. As discussion of the applications evolved, it became evident that the County 
needed to take a comprehensive look at its retail policies to ensure that they remain a 
basis for sound and consistent decision making. 

 

In May 1995, the Board of Supervisors committed to undertake work on a plan 
amendment to evaluate the County's retail policies. However, recognizing the need for 
additional information about the County's retail sector, the Board also requested that 
the Economic Development Commission (EDC) expand the scope of its annual retail 
study to include a retail demand analysis for Loudoun County. This retail demand 
analysis provided the technical and analytical framework for evaluation of the County's 
retail commercial policies and subsequent recommendations by the EDC and the 
Planning Commission. Key findings of that report and the EDC recommendations 
based on their findings are summarized below. The August 9, 1995 Retail Demand 
Analysis and Supporting Tables and Worksheets are Appendixes B and C of this plan 
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amendment. The EDC's, November 9, 1995 Report - A Review of Loudoun County 
Retail Policies is Appendix D. 

 
B. The Current Retail Environment 

 
Retail sales in Loudoun County have increased substantially in the past several years, 
reflecting rapid growth and an increase in shopping choices. In 1994, retail sales in the 
County topped one billion dollars for the first time in the County's history. However, 
many Loudoun County citizens continue to shop outside of the County for comparison 
goods (apparel, home furnishings and fixtures, general merchandise, etc.) since there 
are limited opportunities to purchase these goods in Loudoun County today. The 
Retail Demand Analysis report prepared by Economic Development staff estimated 
"leakage" of retail sales to other jurisdictions for this type of merchandise at $78 
million in 1995. 

 

According to the Retail Demand Analysis, the majority of existing retail space in the 
County is neighborhood or community-oriented. Loudoun County (including the 
incorporated towns) contained approximately 3.7 million square feet of constructed 
retail space in June 1995. Based on the definition of regional retail center used in that 
report, none of the County's existing shopping centers are classified as regional 
commercial centers. The County's first regional commercial center, Potomac Run 
Center (470,000 square feet of retail anchored by several big box users) is currently 
under construction. An additional 400,000 square feet of large, freestanding 
commercial uses (Home Depot, Price Club, WalMart, Best) are also classified as 
regional in nature. 

 
C. Loudoun's Retail Future 

 
The 1995 EDC report recognized that relatively high income levels, rapid growth and 
other demographic characteristics have made the County increasingly attractive to 
many established and emerging retailers and heightened pressures on the County to 
allow additional retail commercial development. Loudoun has become a retail "hot 
spot", particularly for destination oriented retailers. 

 

Based on 20 year population and income forecasts from the County's recent Zurn 
Initiative, the Retail Demand Analysis study concluded that an additional 7.1 million 
square feet of retail space would be needed by the year 2015 to satisfy retail demands 
within the County. An additional eight million square feet of retail space is already 
zoned but undeveloped. These projections are based on the assumption that within 
the Metropolitan Washington Area, a typical household can support 50 to 100 square 
feet of retail space. 

 

Approximately one-third (2.9 million square feet) of the County's approved, but 
unconstructed, retail space is regional in nature and comprised of three projects in the 
Route 28 corridor: Dulles Town Center Mail (1.2 million square feet), Nattak Mall 
(850,000 square feet), and Dulles 28 Centre (833,000 square feet excluding the auto 
park). The remaining square footage is planned in neighborhood or community-
oriented centers. 
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Taking this information at face value, it appears that Loudoun County has sufficient 
land zoned for commercial development to satisfy projected consumer demand 
through 2015; however, the County continues to hear from the retail community that 
the areas currently zoned for retail development are not located where the retailers 
want to be and that site selection is limited. 

 

The EDC reviewed the Retail Demand Analysis information and reviewed the County's 
current planning policies to determine how well the County is prepared to address 
future retail development. The EDC concluded that the County's current retail policies 
were fundamentally sound but a few key policy revisions were needed. The EDC's key 
recommendations included:'1 

 

 Emphasizing the Route 7/Route 28 intersection as the focus of the County's 
destination retail development to spur the synergy provided by the clustering of 
retail uses and allowing them to season before additional uses are approved; 

 

 Defining the function and limiting the amount of retail uses allowed in Business 
Communities to protect the County's vision of Route 7 and other major corridors for 
Keynote Employment development. 

 

 Defining retail relative to its function and market responsiveness and ensuring 
consistency in County documents; 

 

 Broadening the combinations of retail uses allowed in certain areas (i.e., industrial) 
to provide flexibility and reflect retail trends; 

 

 Developing retail corridor identities by establishing design guidelines affecting 
signage and landscaping; 

 

 Providing certainty to protect existing and zoned retail uses when land use 
changes occur. 

 
D. Key Findings/Recommendations 

 
The Zoning, Comprehensive Planning Committee received input and 
recommendations from a variety of sources during its policy deliberations. Key 
resources included the recommendations of the EDC, public input and discussions 
with members of the development community. The Committee also allowed public 
input at the beginning of each Committee meeting. The comments of all of these 
groups helped to shape the final recommendations of the Committee. In making its 
recommendations, the Committee sought, among other issues, to balance public and 
private sector interests; to assess traffic and visual congestion versus the need for 
visibility and access; to maintain sight of broad economic development objectives in 
the face of the short-term, "hot" retail market; to seek viable, supportable commercial 
retail and avoid speculative development. 

 

                                                 
1
 The full text of the EDC recommendations can be found on pp. 4-7 of Appendix D - "A 

Review of Loudoun County Development Policies" Loudoun County Economic Development 
Commission, November 9, 1995. 
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The Planning Commission held a public hearing on July 10, 1996, to receive public 
comment on the proposed plan amendment language. The Commission forwarded the 
plan amendment to the Board of Supervisors with a recommendation of approval on 
September 25, 1996. 

 

Key policy recommendations are summarized below: 
 

1. Revise the County's Retail Hierarchy 
 

The General Plan's current hierarchy of retail centers is not consistent with area 
plan documents and emphasizes center size rather than function. The revised 
policies emphasize function as the most important characteristic defining retail 
centers. A new retail matrix is proposed that recognizes the fundamental difference 
between retail uses that serve a regional market and need to be located along 
major corridors and those that are community-serving and that should be located 
within the areas they serve. 

 

2. Destination Retail needs to be Directed to Appropriate Areas in Principal 

Arterial Corridors 
 

The policies clarify the definition of "destination retail" uses and provide specific 
policies regarding the location of these uses to keep inappropriate retail 
development out of residential areas. Policies limiting the development of 
destination retail to specific areas in the Dulles Greenway, Route 7 and Route 50 
corridors will protect these areas as office/ employment corridors consistent with 
the County's long-term vision. 

 

3. The County needs to Recognize and Provide Opportunities for New Forms of 

Retail Commercial Development 
 

The EDC report highlights changing retail trends that will affect retail development 
in the future. The revised policies seek to accommodate limited accessory retail 
commercial uses in industrial zoning districts. The policies also clarify the intent of 
retail uses in non-residential communities and provide specific guidelines to 
accommodate big box and other large format retailers to ensure that uses are as 
attractive as they can be and appropriately located. 

 

4. Channel Community Serving Retail to Appropriate Locations and Consider 

Market Area As a Factor in Future Retail 
 

The policies provide specific design and location criteria for retail uses located in 
residential areas to ensure that retail development does not negatively affect 
residential neighborhoods. Community-serving retail applications would also 
include a market analysis to help avoid market saturation and development of non-
viable retail uses. 

 

5. Provide Incentives to Keep Existing Retail Areas Viable and Encourage Other 

Uses for Less Viable Retail Sites 
 

New policies are recommended to expand the County's support for existing retail 
areas. A key policy recommendation is to allow for reduced fee rezonings or a 
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waiver of rezoning fees to allow less viable retail sites to be rezoned to a more 
appropriate commercial use. 

 
 
II. GENERAL RETAIL POLICIES 
 

Convenient, well designed, attractive shopping centers can act as activity centers for 
residential neighborhoods that contribute to community identity, sense of place and 
overall quality of life. Large scale retail centers that, by their nature, draw shoppers from a 
wide market area act as economic assets that augment and diversify the local tax base. 
For these reasons, the County intends to provide a full range of shopping opportunities 
within its boundaries to meet the consumer needs of its citizens. 

 

Since there are differences of scale and function between retail uses that serve an 
immediate area and those that depend on a wider market, the County has divided retail 
activities into two broad categories that reflect these fundamental differences: Corridor 
Based Retail and Service Area-Based Retail. Corridor-Based Retail uses are automobile 
oriented and require a supporting road network that can accommodate high traffic 
volumes. Corridor-Based Retail activities will be directed to non-residential areas in 
existing and planned principal arterial corridors. Service Area-Based Retail will be 
designed and scaled for the intended service population and will act in a support capacity 
to the residential or employment area it serves. 

 

1. Loudoun County seeks to maintain a robust retail sales sector to meet the needs of 
the growing population, while mitigating impacts on residential areas, traffic, and other 
forms of economic development. 

 

2. The County seeks to capture 100% of Loudoun's retail sales expenditures. 
 

3. Retail commercial development in the Eastern Urban Growth Area includes a variety 
of retail types divided into seven broad functional classifications. Four of these retail 
types are community serving, or Service Area-Based Retail and will be designed to 
respond to the particular characteristics of the residential or employment community 
being served: Neighborhood Convenience, Neighborhood, Community, and 
Employment Supportive. The other three retail types are broadly described as 
Corridor-Based Retail Uses. Destination, Freestanding, and Flex Retail uses are 
oriented along, but will not have direct access to, principal arterial corridors since they 
are auto-oriented. The Retail Types matrix on p. 22 provides a broad overview of 
these retail classifications. More specific descriptions, policies relating to each type of 
retail, and criteria for evaluating retail proposals by retail type are included on pp. 7-
18. 

 

4. Each application for a commercial retail rezoning must include a statement describing 
the catchment or market area to be served and a statement of justification that 
contains an analysis by the applicant of existing and proposed competing projects. 

 

5. The County seeks to differentiate between Service Area-Based retail uses that serve 
specific residential or employment communities and Corridor-Based Retail which 
provides locations for destination retail. The size, format, and tenant makeup of retail 
uses will depend on the size of the catchment area and the characteristics of the site 
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(i.e., access, type of community, location, function) as well as the nature of existing 
and planned retail uses serving the catchment area. The Retail Types Matrix (p. 22) 
summarizes guidelines for evaluating retail use proposals. The individual components 
of the matrix should be used as general guidelines for future retail development in 
conjunction with the policies contained herein. The text of these policies controls in 
cases of differences between the policies and the matrix. 

 

6. The County seeks to prohibit strip commercial development. Strip commercial 
development is characterized by multiple entrances serving individual uses, minimal 
setbacks and landscaping, multiple signs and structures without a unified design 
scheme. 

 

7. The County may consider rezonings of properties in the Village of Ashburn, the 
Village of Arcola, and the Old Sterling mini-plan area to allow for individually owned, 
small scale specialty or local commercial and business uses provided that the 
proposed use is designed to be compatible with the character of the village or the Old 
Sterling area. 

 
 
III. CORRIDOR-BASED RETAIL POLICIES 
 

Large scale retail uses demand a regional market, relying almost solely on automobile 
access. Therefore, they will be located outside of Residential Communities along planned 
and future principal arterial corridors where the County's transportation network can best 
accommodate auto intensive retail uses (see maps pp. 23-26). Corridor-Based Retail 
uses include Destination Retail Centers, Freestanding Retail uses and Flex Retail uses, 
all of which act as destinations that attract customers from a regional market. Policies 
pertaining to Corridor-Based Retail uses are focused on mitigating the negative impacts 
of large scale retail development, accommodating new retail forms such as big box retail 
and warehouse clubs, and expanding opportunities for appropriate retail development in 
industrial areas. 

 
A. General Policies 

 
1. Corridor-Based Retail uses will not be permitted outside the County's designated 

Eastern Urban Growth Area. 
 

2. Corridor-Based Retail uses will be prohibited in Residential Communities in the 
Eastern Urban Growth Area. 

 

3. Corridor-Based Retail uses will be located in existing and planned principal arterial 
corridors subject to specific location, transportation, design and development 
criteria set forth below: 

 

a. Appropriate transportation infrastructure is or will be available to minimize 
disruption of traffic flows on principal arterials; 

 

b. The negative impacts of Corridor-Based Retail uses will be minimized; 
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c. Development of Corridor-Based Retail uses will be promoted at appropriate 
sites as designated on the maps on pp. 23-26. 

 
B. Destination Retail 

 
1. Destination Retail uses should be clustered to achieve a pattern of coordinated 

and complementary retail areas offering a wide range of retail services. Destination 
Retail areas offer a variety of comparative and specialty retail shopping goods and 
may include an entertainment component such as theaters. Destination Retail 
areas may include a variety of building configurations including multi-tenant 
shopping centers, enclosed malls or freestanding large superstores and big box 
retail uses. Destination Retail centers (generally ranging from 250,000 to 1.5 
million square feet) typically serve a market area of 5,000 to 30,000 households 
that may include communities within or outside the County. 

 

2. The Destination Retail land use designation specifies those areas where the 
development of Destination Retail uses can occur. (See the maps on pp. 23-26). 
Destination Retail areas overlay the existing land use designations of the General 
Plan (as amended), and applicable area plans (as amended) providing 
development options for properties located within the destination retail areas. For 
example, a property located in the Destination Retail overlay may be developed 
either in Destination Retail uses or in a use that conforms with the land use 
designation underlying the Destination Retail use designation. 

 

3. The County encourages the clustering of Destination Retail uses in locations 
where planned and existing intersections and interchanges can support high traffic 
volumes. 

 

4. The transportation implications of Destination Retail development will be evaluated 
on a site specific, corridor specific basis. However, all new Destination Retail uses 
must meet the following minimum criteria: 

 

a. No direct access to a principal arterial will be permitted. Access will be provided 
via major or minor collector roads or minor arterials. 

 

b. A minimum of two ingress and egress access points with two in-out bound 
lanes will be required. Additional access points may be required depending on 
the size of the proposed Destination Retail Center. 

 

c. Transportation impacts attributable to the proposed use need to be mitigated. 
 

5. Destination Retail Centers will be designed and sited to mitigate impacts on 
adjoining land uses. Destination Retail Center traffic will not be routed through a 
residential development. 

 

6. Buildings visible from principal arterials will incorporate recesses, off-sets, and 
other architectural details and building materials, and the like to avoid presenting 
blank walls to the roadway. 

 

7. The County should consider the following criteria in the review of a Destination 
Retail Center application: 

 



  CPAM 1996-0001 
  Countywide Retail Policy Plan Amendment 
  Adopted February 19, 1997 
  Amended through March 14, 2011 
 

8 

a. The proposed use respects the ultimate arterial or major collector road 
proposed in the Countywide Transportation Plan. 

 

b. Utilities are available to accommodate the use. 
 

c. Detrimental impacts on adjoining residential communities are mitigated. 
 

d. The use does not interfere with the function of adjoining light industries or 
offices. 

 
C. Corridor Policies 

 
The Route 28 Corridor 

 

1. All retail development within the Route 28 Corridor will conform to policies 
contained in the Route 28 Corridor Plan in Chapter 6 of the Revised General Plan. 
Retail proposals in the Route 28 Business areas will comply with the design 
guidelines contained herein. 

 
The Route 7 Corridor 

 

1. A node of Destination Retail is located at the southeast quadrant of the Route 7/ 
Cascades Parkway interchange. 

 

2. The Route 7 corridor, west of Route 28, is intended to develop as the County's 
premier keynote office corridor. Therefore, no new Destination Retail uses will be 
permitted west of Route 28 in the Route 7 corridor. 

 

3. No new direct access to Route 7 west of Route 28 will be allowed for any type of 
retail uses. 

 

4. Provisions should be made for construction of the planned Route 7 north and 
south parallel roads (Riverside Parkway and Russell Branch Parkway) for Service 
Area-Based Retail Center applications. Primary access with connections to other 
arterial and collector roads should be provided. 

 

5. The first occupancy permit for the Destination Retail center on Tax Map 80, Parcel 
102 shall not be issued until after the issuance of the first occupancy permit for 
Phase I (which includes the 3 anchor stores) of the Dulles Town Center Regional 
Mall.2 

 

6. A 150' building setback will be established along the Route 7 frontage of the 
Destination Retail center site unless the Applicant shows and the County agrees 
that allowing buildings within the 100' to 150' setback is permissible. The setback 
will be measured from the Route 7 six-lane right-of-way. 

 

7. A 100' landscaped buffer will be established along the Route 7 frontage. The 
buffer should include trees, shrubs, and berming that will effectively and 
reasonably minimize the visibility of the Retail center and associated parking 
areas, dumpsters, and loading areas from Route 7. 

 

                                                 
2
  A definition and clarification of what Phase 1 entails will be provided by the property-owner. 
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8. Adequate building and parking setbacks, and buffers will be provided along the 
Algonkian Parkway interchange and/or ramps to shield the site from Algonkian 
Parkway. 

 

9. Any side or rear building elevations which have their surface area parallel to 
Route 7 will have the facade covered generally with the same building materials 
as those used on the front of the building. 

 

10. Dumpsters will be enclosed and the enclosures should be constructed of building 
materials that are compatible with the main structures. 

 

11. Loading areas will be oriented to reduce their visibility from public roads and will 
be shielded by architectural features, walls, fences, or landscaping to minimize 
their visibility. 

 

12. The site design and architecture of the Destination Retail center will be generally 
compatible with the planned Town Center adjacent to it. They will be generally 
compatible in setbacks, massing, height, scale, materials, facade treatments, 
landscaping, and signage. Sidewalks and street trees should be incorporated into 
the site design. 

 

13. The additional trips associated with converting the land use on the Destination 
Retail site from planned office uses to retail will be mitigated, requiring 
improvements beyond those already proffered for the approved Dulles Town 
Center. 

 

14. The ultimate planned road network may not accommodate the traffic generated by 
adding Destination Retail uses to the uses currently approved on the entire Dulles 
Town Center property. In which case, improvements beyond those currently 
included in the Countywide Transportation Plan will be required. 

 
The Dulles Greenway Corridor 

 

1. Destination Retail uses will be located in the eastern end of the Dulles Greenway 
corridor, extending east from the Route 772/Dulles Greenway interchange to the 
Dulles Airport property as depicted on the map on p. 25. Destination Retail uses 
will be located within approximately 2000 feet of the Toll Road interchanges in the 
area designated as Business Community and Business Employment Community 
on the Toll Road Plan land use map.  Destination Retail uses will be located 
outside of potential node zones and will be subject to the land use, design, and 
transportation policies of the Toll Road Plan. 

 

2. Destination Retail Centers will have access to a through, parallel, major collector 
road which connects to an arterial and/or major collector road. 

 

3. Improvements and upgrades to the existing and planned Dulles Greenway 
interchanges should be provided by the applicant through the retail application 
process as warranted by the applicant's pro-rata share of such improvements or 
upgrades. 



  CPAM 1996-0001 
  Countywide Retail Policy Plan Amendment 
  Adopted February 19, 1997 
  Amended through March 14, 2011 
 

10 

D. Freestanding Retail Policies 
 

1. Freestanding Retail uses are comprised of single-tenant, individual stores larger 
than 50,000 square feet and located on individual parcels not part of a retail 
center. Freestanding Retail uses will be located in areas the County has 
designated for Destination Retail Centers and share similar characteristics with 
such uses, including access points, market area, land use compatibility and floor 
area ratios, as described on the Retail Types Matrix on p. 22. 

 

2. Freestanding Retail uses will be subject to the transportation policies for 
Destination Retail uses outlined on p. 8, and will be located in areas identified for 
Destination Retail as specified in the maps on pp. 23-26. 

 
 
IV. SERVICE AREA - BASED RETAIL POLICIES 
 

Service Area-Based Retail uses are located within or between the neighborhoods or the 
employment centers they serve and are not intended to attract customers from outside 
that area. They provide a community focus while fulfilling the convenience or routine 
shopping needs of the County's residents and workers. Service Area- Based Retail uses 
include Neighborhood Convenience, Neighborhood, and Community Retail centers 
located in Residential Communities, and Employment Supportive Retail centers located in 
Business and Industrial Communities. Policies pertaining to Service Area-Based Retail 
uses focus on the relationship of the retail use to the surrounding community, 

 
A. General Policies 

 
1. Service Area-Based Retail uses, including Neighborhood Convenience, 

Neighborhood, Community, and Employment Supportive types, will be located in 
the areas they serve since they are not intended to attract "drive-by" shoppers or 
function as destination retail. 

 

2. Service Area-Based Retail uses will not have direct access to a principal arterial. 
 

3. Service Area-Based Retail uses will be designed at a pedestrian-friendly scale, 
providing convenient internal pedestrian access for neighborhood residents or 
workers. Safe pedestrian access will be provided on-site with a clear separation 
between vehicular and pedestrian traffic. 

 

4. Service Area-Based Retail uses will be separated from each other to prevent strip 
commercial development. Neighborhood Convenience and Neighborhood Retail 
Centers must generally be separated by a minimum distance of 4000' from any 
other Service Area-Based Retail Center to prevent the consolidation of centers into 
a larger commercial complex. Community Retail Centers must generally be at least 
10,000 feet away from another Destination or Community Retail Center. The 
separation distance shall be measured between the two closest points. This 
distance may be reduced where a permanent natural or man-made barrier 
provides clear visual separation and eliminates the potential for retail uses to 
merge. 
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5. The General Plan, the Toll Road Plan, and the Dulles South Area Management 
Plan include land use ratios defining the mix of uses to be incorporated into the 
development of mixed-use communities. The percentage of commercial retail and 
service uses included in the land use mix ratios should generally guide the amount 
of commercial retail and service uses appropriate to develop in mixed use 
communities. However, the Service-Area Based retail policies included in CPAM 
1996-0001, Countywide Retail Policy Plan Amendment define the characteristics of 
the commercial retail and services component of the land use ratio and may limit 
the commercial retail and service component in order to achieve the County's retail 
development objectives. 

 
B. Neighborhood Convenience Retail Centers and Neighborhood Retail Centers 

 
1. Neighborhood Convenience and Neighborhood Retail Centers will be located in 

Suburban, Traditional, Urban, and High Density Residential Communities generally 
internal to the residential neighborhood being served. 

 

2. Neighborhood Convenience Centers are intended to serve immediate, 
convenience (sporadic or as needed) shopping needs for a limited variety of items 
or personal services. Although Neighborhood Retail Centers may also service 
convenience needs, these centers are intended to fulfill the planned routine daily 
and weekly shopping needs of neighborhood residents for items such as groceries 
as well as personal services. Neighborhood Retail Centers will be larger than 
Neighbor-hood Convenience Centers (generally 30,000-150,000 sq. ft.), but will 
offer limited comparative goods shopping. Specific characteristics defining the 
County's objectives for the development of Neighborhood Convenience and 
Neighborhood Retail Centers are included on the Retail Types Matrix on p.22. 

 

3. There are a few differences between the two neighborhood retail types. For 
example, Neighborhood Convenience Centers can be comprised of an individual, 
freestanding store (generally not over 5,000 sq. ft.) or a group of small stores 
(generally up to 30,000 sq. ft.) and typically serving a market area of between 500 
and 3,000 households.  Only carry-out or delivery restaurants will be permitted in 
Neighborhood Convenience Centers.  Pad sites, full service fast food 
establishments and restaurants will be permitted in Neighborhood Retail Centers. 
Neighborhood Retail Centers (generally serving up to 3,000 households) will be 
developed as a focal point of the neighborhood, providing services that reinforce 
the neighborhood identity and may include civic uses. 

 

4. Neighborhood Convenience and Neighborhood Retail Centers can include such 
uses as convenience stores, restaurants, gas stations, drycleaners, banks, medical 
offices and similar uses. 

 

5. The design and siting of Neighborhood Convenience and Neighborhood Retail 
Centers will mitigate the impacts of parking, signs, lighting, waste storage, and 
loading on the adjacent neighborhood. 

 

6. Access to Neighborhood Retail Centers will be provided by means of a minor 
collector or major collector road. Access to Neighborhood Convenience Centers 
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will be provided via major collector roads, minor collector roads and major 
subdivision streets. 

 

7. All new Neighborhood Convenience and Neighborhood Retail Centers must meet 
the following minimum transportation criteria: 

 

a. Access will be provided at existing and planned median breaks, intersections or 
at consolidated access points, where appropriate. 

 

b. Entrances on undivided roads will be located at least 250 feet away from the 
centerline of the nearest arterial or collector road unless otherwise approved by 
VDOT. 

 

8. Neighborhood Convenience and Neighborhood Retail Centers will be visually and 
acoustically buffered from the surrounding residences and traffic volumes and 
accessibility requirements will not conflict with residential vehicular and pedestrian 
traffic. 

 

9. The retail component of a Neighborhood Core as described in the Dulles South 
Area Management Plan will be consistent with the primary characteristics of 
Neighborhood Commercial Centers outlined in the Retail Types Matrix, p. 22. 

 
C. Community Retail Centers 

 
1. Community Retail Centers are envisioned as focal points for civic and commercial 

activities serving several residential neighborhoods with a market area generally 
ranging from 2,000 to 8,000 households. 

 

2. Community Retail Centers, which generally range from 100,000 to 400,000 square 
feet are intended to address a wide variety of daily and weekly shopping and 
personal needs (such as grocery shopping, drycleaning, video rental). However, 
these centers will also offer opportunities for comparison goods shopping such as 
clothing, household items, shoes and books. These centers may include pad sites 
such as banks, gas stations, etc. Specific characteristics defining the County's 
objectives for Community Retail Centers are included in the Retail Types Matrix on 
p. 22. 

 

3. Community Retail Centers will be permitted in Residential Communities and in 
mixed use Business and Industrial Communities that include residential 
development. Community Retail Centers will generally be encouraged to locate at 
the edge of residential neighborhoods or between residential and non-residential 
areas to minimize potential land use conflicts and maximize convenient access 
from surrounding areas that will provide the market for such centers. 

 

4. The transportation implications of Community Retail Centers will be evaluated on a 
site specific basis. However, all new Community Retail Center proposals must 
meet the following minimum criteria: 

 

a. No direct access to a planned or existing principal arterial will be permitted. 
Access will be provided via major or minor collector roads at existing and 
planned median breaks and/or intersections. 
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b. A minimum of two points of access will be required to better disperse traffic. 
 

5. The retail component of a Town Center as described in the General Plan, the Toll 
Road Plan, or a Community Core as described in the Dulles South Area 
Management Plan will be consistent with the primary characteristics of Community 
Retail Centers outlined in the Retail Types Matrix, p. 22. 

 

6. The retail component of a Node as described in the Toll Road Plan and urban 
center and Transit-related Urban Center as described in the General Plan will be 
consistent with the primary characteristics of Community Retail Centers outlined in 
the Retail Types Matrix (p. 22) and with the design policies included in the Toll 
Road Plan and the General Plan. 

 
D. Employment Supportive Retail Centers 

 
1. Employment Supportive Retail Centers are generally intended to provide 

convenient retail and personal support services such as office supply stores, 
copying/mailing facilities, restaurants, daycare centers, drycleaners, banks and 
similar uses to employees and businesses in adjacent office and industrial parks. 
Destination Retail and Freestanding Retail uses will not be permitted in 
Employment Supportive Retail Centers. Pad sites may be included in an 
Employment Supportive Retail Center. Specific characteristics defining 
Employment Supportive Retail Centers are outlined in the Retail Types Matrix on 
p. 22. 

 

2. Regional Office Community and Business Employment Communities may include 
a retail component. The retail component will be limited to 5% of the gross floor 
area (measured in square feet) of the non-residential uses in the development. 

 

3. The retail component of a Regional Office or Business Employment Community 
will be developed on a pro-rata basis in proportion to the nonresidential 
development as construction occurs. For example, for every 100,000 square feet 
of office space constructed, 5,000 square feet of retail space may be constructed. 

 
 
V. EXISTING RETAIL AREAS POLICIES 
 

Established shopping centers in Sterling Park, at Herndon Junction, CountrySide and 
individual retail establishments in the Route 28 and Route 7 corridors have served the 
shopping needs of eastern Loudoun residents for years. These older commercial areas 
will remain a visible and viable part of Loudoun's retail future, particularly if these areas 
are improved and well maintained. The County will provide incentives to encourage 
improvements that enhance the appearance of existing commercial areas and that keep 
these areas competitive in a changing retail environment. Where retail commercial 
development has occurred in a linear pattern along major transportation corridors, the 
County will encourage public and private investments to improve transportation safety. 

 

1. Existing retail commercial areas will be protected and reinforced by County plan 
and practice where such uses are compatible with existing and planned land uses. 
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2. The County will implement a multi-faceted incentive program to encourage owners 
of existing retail commercial centers and businesses to renovate facilities on a 
routine basis and to add amenities that will modernize and improve the 
appearance and function of older retail centers and businesses. The incentive 
program will include: 

 

a. Waiving site plan requirements for retail commercial centers and businesses 
seeking improvements such as additional landscaping, treed islands in parking 
areas, street trees along sidewalks and roadways, and retrofitting parking lots 
with pedestrian walkways, sidewalks and similar features that will make older 
centers more attractive and pedestrian oriented. 

 

b. Encouraging new pedestrian-friendly, small scale, personal service and local 
office uses to locate in conjunction with established commercial centers where 
such improvements would enhance the function and appearance of the center 
and better serve the community. New structures should be located at the 
perimeter of existing parking areas to reduce the visual impact of large parking 
lots. The County will consider modifications of parking standards with 
appropriate justification (for example, reduced standards, shared parking) to 
facilitate such development. 

 

3. The County will consider reducing or waiving rezoning application fees for owners 
of undeveloped commercially zoned property if the landowner desires to rezone 
the property to another non-residential use that is compatible with surrounding 
planned and zoned uses and that better implements the County's Comprehensive 
Plan goals (i.e., from CLI to PD-1P or from PD-SC to PD-OP). The County's intent 
is for less viable existing commercial sites to be re-evaluated at the owner's 
request for conversion to a more appropriate land use that expands the County's 
tax base. 

 

4. The County will encourage existing retail centers and individual retail 
establishments to consolidate access points and share entrances and exits where 
feasible to minimize traffic congestion and conflict. 

 

5. The County will encourage developers of non-retail projects, adjacent to 
established retail commercial areas, to consider the presence of the existing 
centers/businesses in the design of their projects by meeting with business owners 
and landowners from the adjacent retail area to discuss the proposed project.  
Additionally, the applicant shall address how the new project relates to the existing 
commercial area in terms of pedestrian access (if appropriate); providing buffers to 
reduce the potential for incompatibility between land uses and nuisance 
complaints; and coordinating and consolidating access points where appropriate. 

 
 
VI. DESIGN GUIDELINES 
 

The following guidelines apply to the development of any retail center. The guidelines are 
intended to emphasize the site development of retail uses that accommodate the 
customer, the retail business, and the adjoining land uses.  They are also intended to 
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enhance the physical development of the County's principal transportation corridors as 
well as the County's neighborhood and office centers. 

 
A. Building Placement and Design 

 
1. All retail centers should include a site design that is compact and makes buildings 

the prominent feature of the site as viewed from adjoining roads. 
 

2. It is desirable to have a green space to separate parking lots from sidewalks. 
 

3. Buildings within a multi-building retail center should exhibit a unity of design 
through the use of similar elements such as rooflines, materials, window 
arrangement, sign location and architectural details. 

 

4. Large freestanding stores, retail centers and restaurants should be encouraged to 
provide usable outdoor spaces. 

 

5. Required drainage and stormwater management facilities, such as holding basins, 
drainage swales and culverts should be incorporated into the site design of the 
project. Natural drainage features should be conserved to the greatest extent 
possible. 

 

6. Building massing should be varied to break down the scale of large buildings and 
retail centers. Long, flat facades are strongly discouraged.  It is desirable that 
building facades should incorporate recesses, off-sets, angular forms or other 
features to avoid presenting a "blank side" to neighboring properties. 

 

7. Pitched, mansard and other distinctive roof forms are strongly encouraged. 
 

8. Rooftop mechanical equipment should be screened. Preferably, screening should 
be incorporated into the roof form. Ground mounted mechanical equipment should 
be screened. 

 

9. Retail buildings should incorporate continuous arcades over the front walkway to 
provide weather protection for shoppers and create a pedestrian-oriented 
environment. 

 
B. Circulation, Parking, and Loading 

 
1. Pedestrian traffic, internal to the retail center, should be provided with a safe travel 

route from the parking area to the building with a demarcated pathway and clear 
directional signage. Trees and other plantings should be provided along the 
walkway. 

 

2. Sidewalks should be provided to Neighborhood Convenience and Neighborhood 
Retail Centers to accommodate benches, bikes, strollers, and planters. 

 

3. Parking areas should be visually screened from adjacent streets and residential 
areas by heavy landscaping, depressing the parking area and/or by constructing 
earthen berms. 
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4. All loading and storage areas must comply with Zoning Ordinance regulations and 
must be screened from adjacent residential areas by earthen berms, masonry 
walls, permanent wooden fencing, or dense landscaping. 

 
C. Landscaping and Buffer 

 
1. Large parking areas should be landscaped with trees and shrubs to reduce the 

visual impact, provide shade, and reduce the heat absorption of the parking area. 
 

2. The street frontage of retail centers should be landscaped with trees to help create 
a green edge on both sides of the street. 

 

3. Existing natural environmental features such as hedgerows, mature trees, and 
berms should be integrated into the landscape plan for retail centers, when 
feasible. 

 

4. Retail buildings and parking areas should be sufficiently screened and buffered 
from adjoining residential areas by distance, transitional uses, landscaping and/or 
natural vegetation to mitigate the effects of noise, lighting and traffic on the 
surrounding residences. 

 

5. Residential areas should be buffered from adjacent retail uses by trees, fences 
and hedges. 

 
D. Signs and Lighting 
 

1. Signs for retail centers should be developed as an integral part of the overall 
center design. A unified graphic design scheme is strongly encouraged. 

 

2. Lighting should reduce glare and spillage of light onto adjoining properties and 
streets. Fixtures should be attractive site elements that are compatible with the 
architecture of the retail center. 
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Note: The individual components of this matrix should be used as general guidelines for future retail developments in conjunction with the polices contained herein. 
 

Types of Retail 
Service-Area Based Retail Corridor Based Retail 

Characteristics Neighborhood 

Convenience 

Neighborhood Community Employment 

Supportive 

Destination 

(Regional) 

Freestanding 

1. Function 
 

Serves immediate, 
convenience shopping 
needs for a limited variety 
of items (such as milk, 
bread, gas) and personal 
services (such as dry 
cleaning). Fulfills sporadic 
or as needed shopping 
needs. Can be a stand-
alone use such as 
convenience store, bank, 
gas station, etc. 

 

Serves routine (generally 
planned) daily & weekly 
shopping needs for items 
such as groceries as well 
as personal service 
needs. May also serve 
convenience needs. 
Offers little or no 
comparative goods 
shopping. Fulfills daily 
shopping needs. May 
include pad sites such as 
banks, gas stations, 
convenience stores, etc. 

 

Serves a wider variety of 
daily & weekly shopping 
and personal service 
needs, but also offers 
some comparative goods 
shopping for items; such 
as, apparel, shoes, and 
books. Fulfills weekly 
shopping needs. May 
include pad sites such as 
banks, gas stations, 
convenience stores, etc. 

 

Serves convenience retail 
and personal service 
needs of employees in 
adjacent business or 
industrial parks/ areas. 
May include pad sites 
such as banks, gas 
stations, convenience 
stores, etc. 

 

Offers the widest variety 
of comparative and 
specialty goods and may 
offer an entertainment 
component. Not intended 
to fulfill daily or 
convenience shopping 
needs. Fulfills 
comparative or 
entertainment shopping 
needs. May include pad 
sites such as banks, gas 
stations, convenience 
stores, etc. 

 

A single tenant individual 
store of 50,000 sq. ft. or 
greater that is located on 
a separate parcel of land 
that is not part of a 
shopping center. 

2. Center Size 

Range 

 

Generally stand alone 
uses up to 5,000 sq. ft.; 
multi-tenant center up to 
30,000 sq. ft. 

 

Generally 30,000 - 
150,000 
sq. ft. 

 

Generally 100,000 - 
400,000 sq. ft. 

 

Square footage depends 
on total non-residential 
square footage. 

 

Generally 250,000 - 1.5 
million sq. ft. 

 

Not applicable. 

3. Location 
 

Generally internal to 
Residential Neighborhood 
being served. 

 

Generally internal to 
Residential Neighborhood 
that is being served. 

 

Generally at the edge of 
or between Residential 
Neighborhoods or 
between a Residential 
and Non-Residential 
Community. 

 

Generally internal to 
Business or Industrial 
Community being served. 

 

In existing and planned 
principal arterial corridors, 
outside of Residential 
Community (see maps 
and corridor specific 
policies). 

 

In existing and planned 
principal arterial corridors, 
outside of Residential 
Community (see maps 
and corridor specific 
policies). 

4. Transportation 

Access Points 

 

Via minor collector, major 
collector roads, and major 
subdivision streets at a 
median break. No direct 
access to minor arterials 
or principal arterials. 

 

Via minor or major 
collector roads at a 
median break. 

 

Via minor or major 
collector roads or minor 
arterials at median break. 

 

Via access points serving 
the Business or Industrial 
Community. 

 

Along a principal arterial, 
but accessed via major 
collector roads or minor 
arterials at a median 
break proximate to a 
planned or existing 
interchange (see maps 
pp.18-19). 

 

Along a principal arterial, 
but accessed via major 
collector roads or minor 
arterials at a median 
break proximate to a 
planned or existing 
interchange (see maps 
pp. 18-19). 

5. Market Area 

Size 

 

Immediate Residential 
Neighborhood generally 
500 - 3,000 households. 

 

Immediate Residential 
Neighborhood generally 
less than 3,000 
households. 

 

Several Residential 
Neighborhoods generally 
2,000 - 8,000 households. 

 

Surrounding Business 
Community. 

 

Several communities 
within County as well as 
communities outside 
County; generally 5,000 - 
30,000 households. 

 

Several communities 
within County as well as 
communities outside 
County; generally 5,000 - 
30,000 households. 

6. Compatibility 

with 

Surrounding 

Land Uses 

 

Suitable as a component 
of Residential 
Community. 

 

Suitable as component of 
Residential Community. 

 

Suitable as component of 
Residential or mixed use 
community. 

 

Suitable as component of 
Business or Industrial 
Community. 

 

Incompatible in 
Residential Community. 

 

Incompatible in 
Residential Community. 

7. Floor Area 

Ratio (FAR) 

 

.2 - .3 
 

.2 - .3 
 

.2 - .3 
 

.2 - .3 
 

.2 - .3 
 

.2 -.3 

 

Note: for the purposes of the matrix, 50-100 sq. ft. of retail is assumed for each household. 
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August 20, 2018 

Town of Hamilton Recommendations for the Loudoun County 2040 
Comprehensive Plan: Envision Loudoun 

1. The Town of Hamilton supports the continued preservation of the natural
and rural environments of western Loudoun County and believes that a strong rural economy is
necessary to achieve these aims.  While the May 7, 2018 draft of the Loudoun 2040
Comprehensive Plan (2040 Plan) seeks to maintain the County’s current policies toward the Rural
Policy Area encompassing western Loudoun, Hamilton believes that the contents of the current
draft are not sufficient to ensure these goals are achieved.

2. The Town of Hamilton believes that the policies contained within the 2040 Plan should be
written in a more detailed manner to ensure that they provide clear and specific direction to
current and future decisionmakers.  This is especially important regarding the sections dealing
with the Towns, Joint Land Management Areas (JLMA), and Rural Policy Area.  More detailed
policies are necessary to ensure that the statements will be interpreted consistently over the life
of the document.

3. The Town of Hamilton does not support the transfer of two portions of the current Rural Policy
Area to the Transition Policy Area as proposed by the draft 2040 Plan.  The Town believes that
this proposal weakens the County’s longstanding policy direction to maintain development in the
east while preserving the rural way of life in western Loudoun.

4. The Town of Hamilton believes that the 2040 Plan must clearly articulate a shared policy vision
between Loudoun County and the Town of Hamilton (as well as other towns within the County)
on all matters that is supportive of shared interests.  This vision should define the basis of all
future intergovernmental interactions because our futures are intertwined, and we will be more
successful if we are working toward common goals.

5. The Town of Hamilton desires improved discussion and collaboration between Loudoun County
and the Town on development issues near the Town, especially to the west and east along
Business Route 7/Colonial Highway.  The Town requests that the 2040 Plan include policy
direction to formalize this desire through the establishment of a permanent standing committee
consisting of Town and County representatives that would meet on a regular basis—perhaps

Mayor 
David R. Simpson 

Town Council 
Matthew L. Clark 

Craig Green 

Rebecca Jones 

Michael E. Snyder 

John D. Unger 

Kenneth C. Wine 

Zoning Administrator 
Daniel S. Galindo, AICP 

Treasurer 
Lori M. Jones, CPA 

Town Recorder 
Jennifer  Noel 
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quarterly—to discuss relevant development issues.  The Town would be happy to discuss 
alternatives to a committee that would achieve the same goal.  

 
6. The Town of Hamilton insists that the 2040 Plan clearly confirm that the Comprehensive Plan for 

the Town of Hamilton and JLMA will continue to serve as Loudoun County’s planning document 
for the Hamilton JLMA.  Given that the Comprehensive Plan for the Town of Hamilton and JLMA 
was jointly adopted by Loudoun County and the Town of Hamilton and planned for a period 
through 2020, the Town also requests that the County work with the Town to update this 
document as soon as possible after the adoption of the 2040 Plan.   

 
7. The Town of Hamilton requests that the 2040 Plan include clear County support for annexations 

by a town within its JLMA.  This is a policy stated within the Revised General Plan, and it should 
be carried forward to the 2040 Plan.  The Town believes such annexations provide “win-win” 
scenarios that enable the Town to provide better and additional services to property owners 
while the County still receives applicable tax revenue from these areas.  

 
8. The Town of Hamilton requests that the 2040 Plan guarantee the protection of municipal wells.  

The Town’s wells are vital to the continued provision of potable water to County and Town 
residents, and the location and depth of private wells must not be allowed to harm municipal 
wells which provide water to thousands of people throughout Loudoun County.   

 
9. The Town of Hamilton supports the 2040 Plan’s emphasis on affordable housing and believes 

that more must be done to provide housing that is affordable to the workforce, seniors, teachers, 
firefighters and police (among many others) that allow Loudoun County to function as a 
community. 

 
10. The Town of Hamilton recognizes that development will continue to occur in the Rural Policy 

Area, but the Town believes that the 2040 Plan should provide or otherwise support 
development standards that minimize the visual impact of such development on the rural 
environment.     

 
11. The Town of Hamilton is grateful for the assistance that the Loudoun County Sherriff’s Office has 

long provided to the Town; however, the Town believes that the time has come for Loudoun 
County to consider the creation of a Police Department that would be primarily devoted to law 
enforcement.  The Town believes that this would allow for the improved provision of law 
enforcement services to County residents while allowing the Sherriff’s Office to better focus on 
its primary duties which are detailed in the Code of Virginia.  Therefore, the 2040 Plan should 
include policies which call for the County to evaluate the creation of a separate Police 
Department.   

     
12. The Town of Hamilton requests that the 2040 Plan provide policy direction which continues to 

support the Town's current authority over subdivision applications within 1 mile of its corporate 

limits.   

 



 

September 6, 2018 

Alaina Ray 
Deputy Director of Planning and Zoning 
Loudoun County Department of Planning and Zoning 
1 Harrison Street SE 
Leesburg, VA  20175 
 
Re: COLT/Town of Hillsboro Comments on Draft Comprehensive Plan 

Ms. Ray: 

On behalf of the Hillsboro Town Council, thank you for the opportunity to provide input and comments 
on the Draft Comprehensive Plan currently under review by the Loudoun County Planning Commission. 

The Town of Hillsboro joins with the other towns as represented by the Coalition of Loudoun Towns 
(COLT) in an effort to bring the concerns and viewpoints of our citizens to bear on this critical planning 
document. The Town of Hillsboro will join with COLT on a joint policy statement in the near future, but 
wishes to take the opportunity with this communication to address specific issues related to Hillsboro as 
requested.  

As was earlier discussed, Hillsboro, along with the other towns, requests the Towns Section of the plan to 
be in keeping in form with the Revised General Plan, and expanded as needed to address aggregate and 
individual town issues and policies. The Town of Hillsboro requests that the Hillsboro Comprehensive 
Plan, which is currently undergoing revision, be incorporated or referenced in the Loudoun 
Comprehensive Plan.  

Following is a revised draft Hillsboro introduction/entry that reflects the many significant developments 
that have transpired since 2001, including the imminent Traffic-Calming and infrastructure improvement 
projects that will have wide implications beyond the Town of Hillsboro boundaries.  

In addition, we are including a list of key policy priorities, primarily related to the Rural Policy Area, as 
identified by the Hillsboro Town Council. 

It is my hope that in the coming months of review by the Loudoun Planning Commission and the Board 
of Supervisors, the Town of Hillsboro and all of the incorporated towns of Loudoun will have the 
opportunity to engage in  a meaningful and productive collaboration on the Loudoun 2040 General Plan 
and Countywide Transportation Plan. 

Sincerely, 

 

Mayor Roger L. Vance 

 



THE TOWN OF HILLSBORO 

Established in 1752 in the narrow gap of the Short Hill Mountains and known simply as “The Gap” until 
incorporated as Hillsborough in 1802, today’s Town of Hillsboro is among the best preserved 
18th/19th-century rural villages in the Commonwealth. Although a 2016 boundary line adjustment nearly 
doubled the Town’s area, with a population of 120 Hillsboro remains the fourth smallest town in Virginia. 
First placed on the National Register of Historic Places in 1977, the Hillsboro Historic District was 
expanded in 2010 to encompass 152 acres with 52 contributing structures dating primarily from the 18th 
and mid-19th centuries. 

The compact linear village is bounded on its south by Catoctin Creek and South Short Hill, and the North 
Short Hill on the north, and is bisected by Historic Charles Town Pike (Va. Route 9), which has become a 
major commuter route connecting Northern Virginia to West Virginia and Maryland and carrying more 
than 17,000 vehicle trips daily. Slated for completion in 2020, Hillsboro’s Traffic-Calming and 
Congestion Mitigation project will significantly reduce delays during peak hours and control speeds via 
dual roundabouts and traffic-calming features and create a safe pedestrian/multi-modal environment with 
the addition of sidewalks, raised crosswalks and a series of multi-modal trails. Utilizing context-sensitive 
materials, streetscaping and burial of overhead utilities, Hillsboro’s historic character will be preserved 
and its sense of place enhanced. With safe parking and pedestrian access allowing appropriate small-scale 
enterprises, Hillsboro will regain its historical role as the hub of a robust agricultural region, which has 
also become a major tourist destination with an expanding array of vineyards, breweries and recreational 
activities—including Virginia’s newest state park. 

In addition to Hillsboro’s Traffic-Calming project, also slated for completion in 2020 is a complete 
overhaul of the Town’s drinking water system and installation of a low pressure sanitary sewer force main 
in anticipation of a community wastewater treatment facility within the next five years. 

With its transformative infrastructure projects in its near future, the Town is revising its Comprehensive 
Plan and zoning ordinance to better reflect the potential for appropriate economic development within the 
existing built environment that is consistent and complementary to historic preservation and provides a 
broader tax base to ensure long-term viability. The Town will continue the repurposing of its landmark 
Old Stone School and Gap Stage into a regional venue for the arts as well serving as Hillsboro’s Town 
Hall and community/visitor center.  

As the traditional “home town” for a nearly 50-square mile rural region in Northwest Loudoun, the Town 
of Hillsboro has taken a leadership role in unifying and “branding” the area. The Town supported and 
facilitated the conversion of the Hillsboro Elementary School into Loudoun’s second public charter 
school in 2016, led a successful effort in 2017 to re-establish an official Hillsboro postal identity for this 
area and fostered the creation of the Greater Hillsboro Business Alliance.  

With more than a dozen vineyards, numerous specialty farm operations and Loudoun’s greatest 
concentration of bed and breakfasts within five minutes of the Town’s center, Hillsboro is the gateway to 
one of Virginia’s most dynamic rural economies.  

As such, the Town has an existential stake in the preservation of the farmlands and open spaces, 
mountainside forests and ridge lines that surround it. Hillsboro’s historic integrity as a rural village  

 

 



situated on the 18th-century “Great Road”—Charles Town Pike—is largely defined by the still existent 
swaths of farmlands on its east and west approaches. As Hillsboro’s National Register of Historic Places 
nomination describes: “The majority of the buildings in Hillsboro are nestled along Charles Town Pike. 
The nominal setback of these buildings contributes to Hillsboro’s sense of time and place, as the 
uniformity and integrity of the building stock has been maintained…. The buildings share a commonality 
in their setback, maintaining Hillsboro’s integrity of location and feeling. The rural character of Hillsboro 
is further increased by the size of the outlying properties.”  

The Hillsboro Traffic-Calming project will serve as a model for ongoing congestion mitigation efforts 
along the Historic Charles Town Pike corridor. The Town will be a strong proponent for retaining and 
enhancing the two-lane “scenic byway” quality of entire length of Route 9. 

The uniquely unspoiled rural and historic characteristics of Hillsboro—within one of the nation’s most 
economically dynamic, fastest-growing and wealthiest counties—makes the Town and its rural environs 
an asset that will only become more valuable with the urbanization of eastern Loudoun. Proactive 
preservation of farmlands in the Rural Policy Area through private permanent conservation easements and 
full utilization of county purchase of development rights and transfer of development rights programs is 
essential.  

The renaissance that Hillsboro is currently experiencing will serve as a catalyst to ensuring the long term 
viability of a strong recreational/agro-tourism economy in Northwest Loudoun. In partnership with 
Loudoun County, the Town is committed to forging policies that protect and preserve the vital rural assets 
that contribute to economic vitality and quality of life for all Loudoun residents. 

 

Policy Priorities 

● The highest priority for the community is the protection of its historic character and ensuring the 
viability of Western Loudoun’s agricultural and tourism economies. Hillsboro area property 
owners are extremely concerned about the rate of growth in the County and seek  to protect the 
open space around the Town from residential and commercial encroachment  through County 
land use regulation and conservation programs.  

 

● Close collaboration between the Town and County to address issues important to both 
jurisdictions, including issues of economy, rural preservation, and transportation, is essential. 

 
 

● The Town of Hillsboro supports and urges the County to make it a high-priority to fully engage 
and implement a robust Transfer of Development Rights program and a Purchase of Development 
Rights program as was formulated in the 2001 Revised General Plan. Just as County resources 
and investments have stimulated a strong high-tech economy in Eastern Loudoun, a similar 
commitment to ensuring a strong rural economy in the West is critical and should be a part of the 
Revised Comprehensive Plan. 

 
 
 
 
 



● The Town of Hillsboro supports and urges the inclusion and implementation of a policy to 
aggressively facilitate, encourage and support public and private conservation easement 
programs. To provide more detailed actions to influence rural area conservation, please also 
include the following three policies, or similar, as stated in the Loudoun County Revised General 
Plan (2001) Chapter 7, Rural Area Incentive Policies: 

 
○ The County will use public funds to purchase easements on farms that have prime 

agricultural soils, historic buildings and sites in a rural setting and other elements of the 
Green Infrastructure as part of a comprehensive open-space preservation program. 

○ The County will explore and pursue all available federal, state, and local options for 
acquiring conservation easements at full price, bargain sale, charitable gift, installment 
purchase, lease/purchase, strategic re-sale of eased land, real estate transfer tax, and 
conservation credit card. 

○ The County will study and if feasible aid in the establishment of a conservation 
foundation whose main purposes are to educate landowners about the income and estate 
tax benefits of conservation easement donation, to accept donations to support the 
Countyâ€™s PDR program, and to develop a network of charitable creditors and 
conservation-oriented buyers to guarantee loans and to purchase eased property.   

 

● The Town of Hillsboro opposes the expansion of suburban-scaled development into the 
Transition Policy Area, and strongly opposes the expansion of the Transition Policy Area 
westward into the Rural Policy Area.  

 

● The Town of Hillsboro urges the reiteration of the Revised General Plan/Countywide 
Transportation policy regarding Loudoun’s rural roads and highways, and strongly favors traffic 
calming approaches to improvements to rural Routes 9, 15 and 50, and strongly opposes effort to 
expand these rural routes to four lanes. 
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VIA ELECTRONIC MAIL 

 
September 7, 2018 
 
Alaina Ray 
Deputy Director, Department of Planning & Zoning 
Loudoun County 
1 Harrison Street, S.E., 3rd Floor 
Leesburg, VA  20175 
 
Re:   Draft Loudoun 2040 Comprehensive Plan   

Town of Middleburg Comments and Proposed Revisions  
 
 
Ms. Ray, 
 
The Town of Middleburg appreciates being invited to review and comment on the May 7, 2018 Draft 
Loudoun 2040 Comprehensive Plan, consisting of the Draft General Plan and Draft Countywide Transportation 
Plan.  Please find attached our review comments and proposed revisions for your review and consideration.   
 
The Town welcomes additional opportunities for discussion with Loudoun County staff, appointed and 
elected officials as the Plan review process continues.  We also look forward to a joint meeting in the near 
future between the Towns and the County Planning Commission as was discussed with you at the July 25 
meeting of the Coalition of Loudoun Towns.  Please keep us apprised on the scheduling of such meeting. 
 
Please do not hesitate to contact me with any questions. 
 
Best, 
 
 
 
William M. Moore 
Town Planner       
 
Cc: Bridge Littleton, Mayor 
 Kevin Hazard, Council Member 
 Eric Combs, Chair, Middleburg Planning Commission  
 Martha Mason Semmes, Town Administrator 
 Charles Yudd, Loudoun County Administration 
 John Merrithew, Loudoun County Planning & Zoning 
 Daniel Galindo, Loudoun County Planning & Zoning 

TOWN COUNCIL 
    
Trowbridge M. Littleton, Mayor 

Darlene Kirk, Vice Mayor 

J. Kevin Daly 
Kevin Hazard 

Peter Leonard-Morgan 
Philip Miller 

Catherine “Bundles” Murdock 
Cindy C. Pearson 

 
 

        

Town Administrator, 
Martha Mason Semmes 
 
Town Planner/Zoning Administrator, 
William M. Moore 
 
Business & Economic Development Director, 
Jamie Gaucher 
 
Town Treasurer,  
Ashley M. Bott 
 
Town Clerk, 
Rhonda S. North, MMC 
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September 7, 2018 

 

TOWN of MIDDLEBURG COMMENTS and REVISIONS: 

Loudoun 2040 Comprehensive Plan   |   Draft Version: May 7, 2018 

 

The Town of Middleburg supports the efforts of Loudoun County to plan for a balanced and successful 

future for all areas of the County by updating the County’s Comprehensive Plan.  The Town welcomes the 

opportunity to review and comment on the May 7, 2018 draft of the Loudoun 2040 Comprehensive Plan, 

and finds the issues, questions, and revisions contained in this document worthy of comment.  

 

Overall, the Town is disappointed with the tenor of the Draft Envision Loudoun Comprehensive Plan.  The 

draft plan represents a significant weakening of the vision for Loudoun and associated policies when 

compared to the existing Revised General Plan.  In several cases (examples given below) where the 

existing Revised General Plan makes concrete statements that actions would be taken or policies would 

be implemented, this draft only states that the County should consider similar actions or policies.  This 

lack of specificity does not provide the guidance necessary for future elected and appointed leaders to 

implement this plan’s vision for the County. 

 

The Town of Middleburg is also opposed to the Draft Envision Loudoun Comprehensive Plan’s attempts 

to expand the County’s suburban economy at the expense of Rural and Transition Area protections.  Draft 

proposals that would expand the Transition Policy Area westward into the Rural Policy Area, introduce 

incompatible industrial uses to the Transition Area, and increase Transition Area housing densities violate 

the original intent of the County’s policy areas and put rural preservation and rural economies at risk. 

 

Through scores of public input opportunities, the citizens of Loudoun County have expressed their love of 

the County’s rural areas, and a desire for aggressive and long-term preservation of the rural countryside.  

Rural Loudoun must also be respected as a part of a strong and diverse local economy.  Rural area land 

uses like farms and wineries are a major component of the County’s image, a draw for regional and 

nationwide tourism, and contribute to the County’s economy while requiring little in the way of schools, 

roads, and other services.             

 

 

After careful review of the Draft Envision Loudoun Comprehensive Plan, this document details specific 

concerns of the citizens, professional staff, and elected and appointed leaders of the Town of 

Middleburg, along with requested revisions where possible to improve the draft plan from the Town’s 

perspective.  These concerns represent the interests of the Town in ensuring rural area preservation, 

transportation access, and other aspects of County life that affect the future livability and economy of 

our beloved Town.    
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TOWN and JLMA COMMENTS 

Trends and Influences 

The Draft Envision Loudoun Comprehensive Plan does a very brief job of describing the County’s seven 

incorporated towns.  Some towns are described in terms of development trends, while others, including 

Middleburg, are treated more superficially.  Middleburg is only described by the following on Page 2-93 

of the draft:     

“Middleburg prefers to maintain a “hard edge” between its boundaries and the 

surrounding rural landscape, rather than add a JLMA. Middleburg desires to retain policies 

that support ongoing projects and programs, such as streetscape improvements, and to 

continue cooperation with the County related to transportation and traffic calming. Issues 

of concern for Middleburg include retaining the rural character of John Mosby Highway 

east of the Town, increased traffic, retention of school facilities, and the loss of community 

center space.” 

The Town of Middleburg feels that a more complete description of the Town is warranted, and should 

describe the development patterns, transportation concerns, and economy of the Town to lend 

appropriate context to the vision of the Comprehensive Plan overall, and to the rural area policies in 

particular.  The Town suggests the following language: 

“The Town of Middleburg, established in 1787, is the southernmost town in Loudoun County and 

retains a traditional village character that is treasured by its citizens and visitors.  Middleburg is 

both the hub of a larger rural area and a major tourist destination. 

The character of Middleburg is irrevocably tied to the preservation of the farms, vistas, vineyards, 

open spaces, and forests that surround the Town, with equestrian facilities, estates, wineries and 

associated businesses central to Middleburg’s way of life and tourism industry. 

The commercial core of Middleburg contains both retail and service businesses that serve rural 

area residents and the tourism industry.  Specialty and high-end accommodations, including the 

Salamander Resort opened in 2013, as well as retail, food, and beverage are cornerstones of the 

Town’s economy and the rural nature and character of its surroundings are critical to its continued 

success.  Visitor dollars spent at restaurants, shops, and accommodations within the Town 

generate 75 percent of annual Town revenues.    

The Town was home to 673 people as of the last U.S. Census, and expects its population to 

increase modestly in the future.  A significant portion of the Town has been placed on the National 

Register for Historic Places and the Town administers a local Historic District to carefully control 

the look and feel of new development.  While undeveloped land is scarce within the Town limits, 

the Salamander Resort has plans for 109 new residential units, and a limited number of other infill 

and redevelopment opportunities exist.      

To preserve the character of the Town and the rural area that surrounds it, Middleburg promotes 

a hard edge between in-town development and open and agricultural lands outside of town.  For 

this reason, the Town elects not to establish a JLMA with the County and has no plans to extend 

public utilities beyond the Town limits.  A high priority for the community is to safeguard the 
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protection of its historic character and to ensure the viability of its local and tourism economies.  

Town citizens and surrounding property owners are extremely concerned about the rate of 

growth in the County and want to protect the open space around the Town from rural residential 

and commercial encroachment through land use regulation and conservation programs.   

Middleburg is bisected by U.S. Route 50, one of two major east-west routes through the County.  

The community remains concerned about the volume and speed of traffic on this route, which 

serves as the Town’s main commercial street within the corporate limits.  Even with the success 

of a traffic calming project completed in late 2016, traffic congestion and safety issues remain 

high priorities and require the County and Town to work together to identify and implement 

additional traffic demand reduction and traffic calming measures aimed at mitigating local and 

pass-through traffic in the Town.  

Cooperation and regular collaboration should continue between the County and Middleburg to 

address issues important to both jurisdictions, including issues of economy, rural preservation, 

and transportation.” 

 

Policies, Strategies and Actions 

The Draft Envision Loudoun Comprehensive Plan does an adequate job of proposing strategies that would 

reinforce Loudoun’s incorporated towns as centers of rural life.  However, while the existing Revised 

General Plan proposed specific strategies for each town, the draft plan proposes general strategies and 

actions that apply to all towns, and limits many of its proposed actions to towns that adopt a Joint Land 

Management Area (JLMA).  This puts towns like Middleburg, who have elected not to adopt a JLMA, at a 

disadvantage.  Middleburg would like to see the draft plan revised to treat the County’s seven towns 

equally with respect for each town’s unique characteristics and chosen policies. 

 

• Policies, Strategies, and Actions - draft page 2-94:  “Unless otherwise specified, the following 

policies, strategies, and actions apply only within the Towns and JLMAs” 

o While Middleburg elects not to establish a JLMA, the Town fully supports stated strategies 

and actions that would help to preserve agriculture, open space, and natural areas, 

particularly Actions 1.2-A, B, D, E. 

o Please revise this language to apply the strategies and actions in the vicinity of the Town, 

regardless of JLMA status. 

 

• Development Guidelines - draft page 2-96:  “Unless otherwise specified, the following guidelines 

apply only within the JLMA” 

o While Middleburg elects not to establish a JLMA, the Town feels that guidelines that work 

to preserve rural resources, gateways, and views are essential to its future, particularly 

Development Guidelines 1 through 3. 

o Please revise this language to apply Development Guidelines 1 through 3 in the vicinity of 

the Town, regardless of JLMA status. 
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• Chapter 9, Land Use Policy 3 of the Loudoun County Revised General Plan (2001) proposed specific 

land use studies to be conducted in the area of each town, and in cooperation with the leadership 

of each town:  “Specific land use plans will be adopted jointly by the County and Towns to 

cooperatively plan JLMAs or to plan areas around Towns without JLMAs” 

o No land use study as proposed has been conducted in partnership with Middleburg.  

Furthermore, the proposed draft plan does not specify specific land use studies of all 

towns, confining planning efforts mainly to the JLMAs. 

o Please revise the Draft Envision Loudoun Comprehensive Plan to include provisions for 

specific land use plans to be adopted jointly by the County and Towns to cooperatively 

plan areas around Towns without JLMAs and complete these studies within two years 

following the adoption of the draft comprehensive plan. 

 

 

RURAL POLICY AREA COMMENTS 

While the Draft Envision Loudoun Comprehensive Plan makes few changes to the overall character and 

tenor of the Rural Policy Area, it provides few details in its proposal of strategies and actions to enforce 

its rural area plans.  The reduced specificity of the Rural Policy Area section risks leaving rural policies open 

to greater interpretation in the future. 

 

Rural Economy 

• The description of the County’s rural economy that begins on Page 2-76 makes no mention of the 

role of the County’s incorporated Towns in this economy, seemingly excluding these Towns from 

the Rural Policy Area.   
o Please revise this paragraph to insert the following text, or similar:  “The incorporated 

towns located within the County’s rural area play an important role in the rural economy, 

serving as hubs for goods and services that serve widespread rural uses, as well as hosts 

to lodging, restaurants, and other attractions serving the rural areas tourist visitors.”  
 

 



Middleburg Comments on Draft Loudoun Comprehensive Plan dated May 7, 2018 p.5 

 
Map of existing conservations easements in the vicinity of Middleburg.  The Town  

strongly supports actionable strategies that would increase conservation easements.  

 

 

Transfer of Development Rights 

• Chapter 7, Rural Economy Incentive Policy 10 of the Loudoun County Revised General Plan (2001) 

introduced the concept of transferring development rights from the rural area to development 

areas:  “The County will continue to seek enabling legislation to implement a Transfer of 

Development Rights (TDR) program”. 

o TDR enabling legislation was passed at the State level in 2006, clearing the way for a TDR 

program in Loudoun County. 

o Please revise Land Use and Development Strategy 1.1 (Page 2-79) to include the following 

action:  “The County will implement a Transfer of Development Rights (TDR) program”. 

• Natural and Heritage Resources Policy 1, Strategy 1.1, Action E (Page 3-13):  “Consider establishing 

a PDR/TDR program that protects agricultural, natural, historic, and scenic resources.” 

o Please revise to state definitively that the County will establish such a program within two 

years of the adoption of the Comprehensive Plan. 

• Open Space Policy 2, Strategy 2.1, Action J (Page 6-10):  “Implement a local density transfer 

program as authorized by Virginia Code Sections 15.2-2316.1 and 15.2-2316.2 to protect open 

space.” 

o Clarify this action to use the proper term Transfer of Development Rights (TDR) as used 

elsewhere in the draft plan. 

 

Conservation Easements and Other Programs 

• Land Use and Development Policy 1, Strategy 1.1, Action B (Page 2-79):  “Use public funds to create 

public and private conservation easements in order to reduce the land that is available for 
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residential development and to provide land owners with financial options to support working 

farms, rural economy uses, and/or stewardship of the land.” 

o This Action does not make clear exactly how public funds would be used to increase 

conservation easements.  Please revise the text to include more specific information. 

o Please also specify the source, or potential source, of program funds.  A small portion of 

annual real estate tax revenue (perhaps 0.25%) could be dedicated to funding 

conservation programs.    

o To provide more detailed actions to influence rural area conservation, please also include 

the following three policies, or similar, as stated in the Loudoun County Revised General 

Plan (2001) – Chapter 7, Rural Area Incentive Policies: 

“The County will use public funds to purchase easements on farms that have prime 

agricultural soils, historic buildings and sites in a rural setting and other elements of 

the Green Infrastructure as part of a comprehensive open-space preservation 

program.” 

“The County will explore and pursue all available federal, state, and local options for 

acquiring conservation easements at full price, bargain sale, charitable gift, 

installment purchase, lease/purchase, strategic re-sale of eased land, real estate 

transfer tax, and conservation credit card.” 

“The County will study and if feasible aid in the establishment of a conservation 

foundation whose main purposes are to educate landowners about the income and 

estate tax benefits of conservation easement donation, to accept donations to support 

the County’s PDR program, and to develop a network of charitable creditors and 

conservation-oriented buyers to guarantee loans and to purchase eased property.”   

 

Other Rural Policy Area Comments 

• The 2001 down-zoning of properties in the rural policy area is mentioned (page 2-75), but specific 

information should be included on the north and south portions of the rural policy area, their 

differences, and minimum lot sizes found therein (20-acres and 40-acres respectively). 

 

 

TRANSITION POLICY AREA COMMENTS 

Expansion of Transition Policy Area 

The Town of Middleburg is strongly opposed to provisions of the Draft Envision Loudoun Comprehensive 

Plan that would expand the boundaries of the Transition Policy Area (TPA) westward into the Rural Policy 

Area.  As proposed, this change would convert 988 acres from rural preservation use to development use 

and would permit up to 988 residential units where just 49 units would have been allowed under the 

previous plan.   
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The Town of Middleburg feels that this change violates the original intent of the Transition Policy Area as 

established and threatens the preservation goals of the Rural Policy Area.  The Town would like to see the 

County’s Comprehensive Plan take a strong stance against any expansion of the suburban and transition 

policy areas.  Residents of Middleburg, and we think other towns and rural areas, would like to see 

assurances from the County that the transition area will not simply be expanded to the west each time it 

nears buildout.  

The Draft Envision Loudoun Comprehensive Plan should be revised to omit any expansion of the existing 

Transition Policy Area. Public comment from pre-Stakeholder and post Stakeholder work clearly 

demonstrated the overwhelming desire, nearly 80%, of the residents of Loudoun that the TPA be 

protected with no increase in density or numbers of already approved DU’s.    

 

Increased Density in the Transition Policy Area 

The Place Types proposed by the draft plan would increase Transition Area density both over densities 

called for in the previous Revised General Plan, and over existing zoning.  For example, 356 near Evergreen 

Mills Road would see density increased from 1 unit per 3 acres to 1 unit per acre and 111 acres along 

Route 50 would see density increased from 1 unit per acre to 4 units per acre.  The Town feels that these 

densities are more in keeping with the Suburban Policy Area rather than the promise of the Transition 

Policy Area as a “visual and spatial transition between the Suburban Policy Area to the east and the Rural 

Policy Area to the west (Loudoun County Revised General Plan (2001) – Chapter 8). 

 

Route 50 Development Node 

Of particular concern to the Town of Middleburg are provisions in the Draft Envision Loudoun 

Comprehensive Plan that would establish a node of future development near Lenah (intersection of U.S. 

Route 50 and Trailhead Drive).  This proposed development as drafted is summarized in the chart below: 

 

Transition Small Lot Residential (F2) 

     Area: 697 acres 

     Density: 1 unit/acre 

     Development: 697 residential units 

Transition Village Residential (F3) 

     Area: 64 acres 

     Density: 4 units/acre 

     Development: 256 residential units 

Transition Commercial Center (F3) 

     Area: 47 acres 

     Density: 0.6 floor area ratio (FAR) 

     Development: 1,228,000 sq. ft. commercial 
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Transition Large Lot Residential (G) 

     Area: 78 acres 

     Density: 1 unit/acre 

     Development: 78 residential units 

 

 

 
Proposed development node at Lenah, showing commercial (purple), village residential  

(red), small lot residential (gold), large lot residential (yellow), and parks (green). 

 

Proposed development in this area of the TPA could result in up to 1,031 new residential units.  

Additionally, non-residential development would be allowed at building heights (3 floors) and floor area 

ratios (0.6) that we feel are out of character for this location and policy area.  Proposed commercial 

development could exceed one million square feet.  The proposed density near Lenah fundamentally 

defeats the stated goal of the TPA of a gradual transition from dense suburban development in the east 

to rural open space in the west, and would negatively impact Route 50, a vital corridor used by visitors to 

access Middleburg and other rural Loudoun destinations, and by residents of Middleburg to access 

employment, goods, and services in the County’s east end. 

The draft plan acknowledges that existing Transition Policy Area development has taxed the local road 

system, particularly Route 50.   

Page 2-62: “the current road network offers limited capacity and few links to major 

thoroughfares.  Most of the traffic from the TPA must use John Mosby Highway (Route 50) 

to travel east. Continuing work on planned road improvements in the area such as 

Northstar Boulevard (Route 659 Relocated), Sycolin Road (Route 625), Gum Spring Road 

(Route 659) and Braddock Road (Route 620) increases traffic capacity. Ryan Road (Route 

772), Creighton Road (Route 774), and Shreveport Drive (Route 621 Relocated) offer 

easterly connections that move traffic without adding to volume on Route 50.” 

Given the limited capacity of Route 50, and the desire to move traffic away from this route, the 

development of a new node of increased density on Route 50 is dangerous and in contrast to good 

planning. 
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While some measure of residential and/or commercial development may be appropriate at Lenah, this 

development node should be much smaller, and feature much lower densities, than currently drafted.  

This development area should be revised to comply with the original density, aesthetic, and intent of the 

Transition Policy Area as described in the Loudoun County Revised General Plan (2001) – Chapter 8 

Transition Policy Area Land Use Pattern, to include: 

• “All development within the Policy Area will be clustered with 50 to 70 percent open space . . .” 

• “Natural open spaces will be the predominant visual element . . .” 

• “. . . uses will serve to promote a rural character . . .” 

With these provisions in mind, please revise the commercial Place Type for this development area to limit 

building heights to no more than two stories, and to limit development density to no greater than 0.3 FAR. 

 

Comments on the Relocation of Proposed Transition Area Development 

While the Town of Middleburg opposes the expansion of suburban-scaled development into the 

Transition Policy Area, and strongly opposes the expansion of the Transition Policy Area westward into 

the Rural Policy Area, the Town points out that future growth and development in Loudoun County can 

still be accomplished without turning to preserved and greenfield sites.   

The redevelopment of aging communities – particularly in commercial and light industrial areas – as 

proposed in the draft plan should be the overwhelming focus of future County growth.  Prime areas for 

redevelopment include the Sterling and Potomac areas, especially suburban office parks, low-density light 

industrial, and flex space which may be redeveloped as high-density commercial and mixed-use spaces to 

serve a variety of community needs, and which may feature meaningful open space, community facilities, 

and pedestrian amenities that are lacking from these spaces now.  The benefit of redevelopment is that 

transportation infrastructure is already well defined in these areas, preventing the need to create or 

upgrade roads in the Transition Policy Area. It is concerning that these areas were not the primary focus 

for new residential units during the Stakeholder Committee’s work, especially given guidance from 

elected leaders to focus development away from the RPA and, to a lesser extent, the TPA.      

 

 
Map of redevelopment opportunities in the Sterling / Rt. 28 vicinity. 
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The Town of Middleburg strongly agrees with the Draft Envision Loudoun Comprehensive Plan’s inclusion 

of redevelopment areas within the Suburban Policy Area, and the assertion (Page 2-43) that 

“Redevelopment and infill will soon begin to play an increasing role in development decisions within the 

Suburban Policy Area which will mark a significant shift in the County’s planning and development 

activities”, as well as with the redevelopment principles expressed on Page 2-19, including: 

•  Make a great place through quality redevelopment of aging areas, infill development, 

and adaptive reuse that complements, strengthens, and benefits surrounding 

communities. 

•  Support an enhanced quality of life and a strong sense of community where people 

feel connected to each other and to places that are expressions of community 

character. 

•  Encourage efficient use of land and maximize the use of existing infrastructure, public 

facilities, and community amenities. 

•  Foster redevelopment and revitalization of aging or underutilized commercial and 

employment areas. 

•  Foster infill development that is compatible with existing neighborhoods. 

However, suburban redevelopment should be a much stronger focus of this plan.  The Draft Envision 

Loudoun Comprehensive Plan should be revised to include strategies and actions that provide specific 

incentives for the redevelopment of selected suburban areas.  Incentives may focus on density bonuses 

provided through the County’s Zoning Ordinance, or on fee waivers, both with the aim of making suburban 

redevelopment economically viable and competitive with greenfield development. 

 

Other Transition Policy Area Comments 

The Town of Middleburg also opposes drafted changes to land uses in the Transition Policy Area in the 

vicinity of Leesburg Executive Airport.  The proposed land use changes would shift unbuilt parcels from 

residential and agricultural use to light industrial use.  The proposed light industrial area is bisected by the 

Dulles Greenway and is roughly bounded by Evergreen Mills Road, Shreve Mill Road, and Cochran Mill 

Road.   

Areas of Proposed Light Industrial Land Use 

Currently Zoned TR-10:  Transitional Residential 10 

     Parcels:      15 

     Total Area:      658 acres 

Currently Zoned AR-1:  Agricultural Rural 1 

     Parcels:      4 

     Total Area:      276 acres 
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The Town of Middleburg opposes the proposed change of agriculture and  

residential uses to light industry (light blue) near Leesburg Airport. 

 

 

Existing zoning within this area is a mix of agricultural and transitional residential zoning, districts that 

place an emphasis on low-density, open space, and the transition between suburban and rural use types 

which is the intended purpose of the Transition Policy Area from its inception.  The Town of Middleburg 

feels that the conversion of this substantial area to light industrial use is in opposition to the principles of 

the Transition Policy Area and risks harm to environmental assets including the watershed of the nearby 

Potomac River and may require additional utilities, including high power and water use. 

 

 

COUNTYWIDE TRANSPORTATION PLAN COMMENTS 

Traffic Calming 

• The discussion of traffic calming (Page 3-4) might mention the recent Route 50 Traffic Calming 

Project as an excellent example.  While this project is now complete, traffic speed and volume 

remain concerns on Route 50 as it passes through Middleburg.  The success of these 

improvements should be monitored, and additional traffic calming and demand management 

steps taken as necessary. Failure to provide these guidelines create a safety risk to residents and 

actually encourage increased traffic and elevate the risk accordingly. 

 

Heritage Resources 

• Heritage Resources (Page 8-6):  “Route 50 through the Mosby Heritage Area will be considered for 

designation as either a Historic Roadway District or Historic Access Corridor and Route 626 will 

also be considered for designation as a Historic Access Corridor.”  

Also Heritage Resources (Page 8-6):  “The County, in coordination with the Town of Middleburg, 

will protect the entrance corridor to the National Register Middleburg Historic District, as well as 

the scenic and historic character and importance of the first paved road in the Commonwealth, 
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the County will designate Route 50 through the Mosby Heritage Area as a Historic Access Corridor 

or Historic Roadway District as provided for in the Revised 1993 Zoning Ordinance. To further 

protect the entrances to the Middleburg Historic District, the County will designate Route 626 

(Foxcroft Road and The Plains Road) as a Historic Access Corridor as provided for in the Zoning 

Ordinance.” 

 

These competing passages leave in question whether a historic designation will be made, or 

whether the designation will only be considered.  The Town of Middleburg is in favor of the more 

definitive statement that Route 50 will be designated a Historic Access Corridor.   

• The Town also questions the phrase “Route 50 through the Mosby Heritage Area” (see above).  It 

is the Town’s understanding that all of Loudoun County is within the designated Mosby Heritage 

Area, and so this phrasing is likely to cause confusion.  The text should be revised to say that all 

sections of Route 50 in Loudoun County will be designated as a Historic Access Corridor.  

 

• While the Historic Access Corridor designation may be a useful tool for the preservation of U.S. 

Route 50, the Town feels that the Comprehensive Plan should briefly describe the policies and 

protections that are associated with Historic Access Corridor designation. 
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APPENDIX 

Input from the Loudoun County Preservation and Conservation Coalition 

In reviewing the Draft Envision Loudoun Comprehensive Plan the Town of Middleburg finds that it agrees 

with many of the questions, proposals, and revisions contained in the Loudoun County Preservation and 

Conservation Coalition’s draft plan input document dated July 9, 2018.  The Town greatly appreciates the 

time and effort that the Coalition has put into its review of the draft plan.  This appendix summarizes 

those points of agreement in chart form in hopes that this adds to the weight of these comments.  For the 

full text and explanation of the comments, please see the Preservation and Conservation Coalition’s 

original input document. 

 

2-5 What rationale is there for the location of the villages of 
greater intensity in TPA?  

STRIKE reference to villages should be removed. 

2-5 Discussion of Place Types needs to have an explanation 
of how the appropriate Place Type is selected for a 
particular area. What are the criteria? 

The Place Type for “Parks and Recreation” and “Special 
Activity” are broadly defined and include private and 
public sector uses in the same place type.  

2-17 Infill, Redevelopment, and Revitalization are three very 
separate and distinct land use activities. The section 
treats them collectively. How will this be clarified in the 
plan? 

The availability of market opportunities in these areas is 
prerequisite to making things happen. County 
government action alone will not lead to private action 
unless market forces are behind it.  

2-19 The County should take a leading role . . . Why "should" 
instead of "will"? 

 

2-29 What is the rationale/purpose for the Call-Out boxes? Is 
the text more important than the text in the body? Is it 
considered a policy?  

AMEND: Call-out boxes are confusing and lead the reader 
to believe something that may be inaccurate. The 
rationale should be explained. 

2-41 Where will schools and public facilities required to 
support the SPA be located and will the remainder of 
the Suburban Area be expected to provide public 
facilities for the Urban Policy Area? 

The Plan needs to recognize that the Suburban Policy 
Area will build out during the next 20 years and therefore 
a strong analysis is required as to the schools and public 
facilities that will be needed.  

2-42  Wouldn't the Infill material at the beginning of the Land 
Use Chapter could be usefully included here as it is the 
only major opportunity for future development? 

2-47 Given the limited amount of development which will 
not be infill or redevelopment -- does it make sense to 
have such elaborate design guidelines which seem to 
reflect “greenfield” development? 

It needs to be clear if the Plan for Non-Residential Uses is 
all in Mixed Use projects or if separate land bays are 
going to be reserved for special commercial uses. 

2-56 What justification is there to call this Suburban 
Employment with such a high residential mix? 

AMEND: This place type has too much residential--should 
be 0-20% max, with employment primary and residential 
only allowed afterwards. 

2-61 If the public, County Staff, Planning Commission and 
BOS do not approve of the addition of rural policy area 
land being added to the Transition Area, how and when 
will this be deleted from the draft? 

The addition of rural policy area land to the Transition 
Area should be deleted. I is a dangerous precedent as it 
opens the possibility of further conversions of the RPA to 
more intensive land uses. 

2-61 Edit Note: Why does the Vision Statement not include 
reference to the “transition” purpose of the TPA? 

 

2-62 “Trends and Influences” text vacillates between 
advocating density and diverse house types and 
supporting the original concept of the TPA.  

The Plan needs to be clear that it is NOT opening the door 
for ever more development by allowing or encouraging 
applications for suburban style development. 

2-75 What about the risk of future expansion of the towns 
and/or JLMAs? How will the open space of the RPA be 
protected from future development?  

LANGUAGE: The Rural Policy Area is a permanent and 
sustainable resource, the protection of which is of the 
highest priority, including the towns and villages 
encompassed within it . . .  



Middleburg Comments on Draft Loudoun Comprehensive Plan dated May 7, 2018 p.14 

2-76 Implications for public facilities needs to be included as 
Towns can no longer accommodate all schools. How 
will this be addressed in the plan? 

 

2-79 If the RPA policies are in conflict with the county-wide 
policies -- which will take precedence? 

Add the following sentence: "Within the RPA, these 
policies will take precedence over county-wide policies 
where the two are in conflict." 

2-88 Why are these Actions included when they are not in 
line with the public's view of Rural Villages?  

Section on Policies, Strategies, and Actions: 1) delete 
actions E and F under policy one  2) All recognized villages 
need not be reconsidered. 

2-92 Why were Towns of different scales and importance all 
treated the same in the plan? 

 

2-94  Add the following strategy: "Retain the current 
boundaries of JLMAs to limit the expansion of residential 
development within the RPA." 

2-96 The JLMA’s have been largely built in and around 
towns. What factual information is provided to 
determine what remains to be built? 

Each JLMA is different and should be related to the town. 
Major road projects and public facilities need to be noted 
for each 

3-2 Shouldn't they be referred to as "assets" from which we 
benefit, rather than "resources" which conveys 
something to be used?  

Update vision to: Protect and enhance the County's 
Green Infrastructure networks of environmental, natural 
and heritage resources . . .  

3-3 Why have the current plan's three goals been reduced 
to principles for consideration?  

Text to: Preservation – Retain and protect environmental, 
natural, and heritage resources in all developments.  

3-7  Establishment of a Tree Preservation Ordinance is 
included in current plan, but not the draft. 

3-11 Why is "beauty" the only consideration for protecting 
night sky? Dark skies benefit pollinators, plant life, bird 
species, wildlife, and human health. 

Adopt Dark Sky policies.  

3-12 As this is the first mention of Conservation Design, 
shouldn't a brief explanation be provided? 

A brief explanation of what Conservation Design consists 
of needs to be included.  

3-13  Replace "Consider establishing" with "Establish" 

3-17 Why would the Comp Plan leave the determination of 
impacts to rivers and streams up to the developers? 

Remove. Determination of what impacts our rivers and 
streams should not be left up to developers.  

3-19 What is the definition of a "voluntary greenbelt"? Can a 
chart clarify these multiple buffers? The document 
references a 50 foot buffer, 100 foot buffer, 300 foot 
buffer and 1000 foot greenbelt.  

Suggestion: Create two clear categories. One, what can 
and cannot be done in the "Extended Floodplain" Then 
also a 1000 foot greenbelt strip beyond the "Extended 
Floodplain".  

3-21 Why are the specific programs and actions for 
protecting Prime Agricultural Soils not included? 

Prime Agricultural Soils: There are specific programs and 
actions that the County can take to protect these soils 
which should be mentioned.  

3-22 Under what circumstances would development be 
unavoidable on questionable soils?  

Don't allow development on questionable soils. 

4-2 (pp 4-2) Shouldn't the Introduction clarify that Loudoun 
faces a market demand which if fully permitted would 
overrun the spatial policies of the plan?  

With limited land available, priorities need to be 
established so that public facilities are not overwhelmed 
and the quality of life of residents is not compromised . . . 

4-2 Why does the draft plan emphasize high density urban 
millennials over the Public Input Session's stated 
emphasis for low density suburban family orientation? 

Need to recognize Loudoun’s previous plan was for 
suburban family oriented development while the new 
Plan emphasizes high density urban millennials. 

4-4 What data and/or statistics describe the present 
housing situation and support projections of future 
housing? 

The present draft outlines a need and policies to 
accommodate market demand and for all ranges of 
housing which is total unrealistic. 

4-5 Why does the plan not reference current County 
programs and other support the County can give to the 
Private Sector to develop more affordable units? 

The Affordable Housing text is totally inadequate. 

5-2 Does this Vision imply that the County should have a 
diverse and global economy without regard to the 
impact this type of development may have on the 
quality of life and environment in the County? 

Suggested refined Vision statement: 'A diverse and 
globally competitive Loudoun economy that enhances the 
quality of life and environment.' . . .  
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5-2 The term "Economic Development" is not a well-
understood concept to the average citizen. The 2000 
RGP included a definition of the concept. Can this be 
included in the EL 2040 Plan for clarity? 

RGP, Ch. 4, p.1, ¶ 2: "Economic development is the 
collaboration of public, private and nonprofit sectors to 
deliver a community with a high quality of life and an 
attractive business environment. An effective . . .  

5-3 These same five goals were referenced in the 2000 RGP, 
however #4 omitted the remainder of the phrase. Can 
this language be reinserted? 

ADD back: "Develop an innovative Rural Economy that is 
compatible with Loudoun’s rural character."  

5-7 The Rural Policy Area contains 67% of the total land 
area for Loudoun County, and has distinct economic 
development goals. A number of the EL 2040 Econ Dev. 
Policies do not adequately apply to the Rural areas.  

RGP, Ch. 4, p.9, ¶ 2, #12: Limit the establishment of the 
Rural Commerical (RC) zoning district . . . . 
Considerations:"  

5-8 Only mention of rural economy? Suggest referencing 
that rural economy discussion is within the Rural Policy 
Chapter. Can some examples of mechanisms be 
provided and also some limitations on 'mechanisms'? 

The action could be written this way: "Create 
mechanisms for the rural economy to maintain its status 
as a regional leader and local advantage that are in 
keeping with the rural character . . .  

5-10 Should the Economic Staff also collaborate with the 
public (especially those that may be impacted by any 
actions)on actions related to tourism development? 

The language for the strategy could be changed as 
follows: '"Collaborate with Visit Loudoun and the 
appropriate local residents and . . .  

5-10 The current EL 2040 plan focuses only on tourism 
efforts related to business interests.  The 2000 RGP Ch 
4, pp. 10-11 included awareness of environmental and 
social considerations  

RGP, Ch. 4, pp.10-11, ¶ 5: "1. The County, in cooperation 
with [Visit Loudoun] supports the promotion of Loudoun 
County as a tourist destination and recognizes the 
importance of . . .  

6-2 Why was the Vision statement written as a “conclusion” 
and not a commitment? 

Revise to: "County residents will benefit from high 
quality, efficient, interconnected green infrastructure 
systems supporting County growth management goals 
and providing innovative services to the community." 

6-2 How do existing constraints effect the land use 
proposals of the New Plan?  

Fiscal Planning and Budgeting is a very summarized 
description, but does not state any of the outcomes to be 
achieved such as debt limits, 10 year Capital Needs 
Assessment or Six Year Capital Improvement Program.  

6-4 Section should provide further information on the 
following: What are the current proportions of this land 
in various uses (agricultural, parks & rec, school related, 
etc.)? What is the goal for increasing this amount? 

Develop a department within the government to oversee, 
coordinate, and prioritize acquisitions and dedications of 
open space and trail systems.  

6-4 Is the plan going forward to seek funds for this 
program? How much?  

 

6-4 Is anybody in Planning working on the program?  Appoint a commission to develop a TDR program and 
how it will relate to proffers. 

6-5 How will the policies, strategies, and actions actually 
achieve a comprehensive broadband network for all 
residents and businesses? 

 

6-5 Why is there no discussion of school demand. Only 
mention is under “Trends and Influences?”  

 

6-7 How far should they go in support of rural economy 
uses? 

. . . that are subject to development standards and 
prohibiting non-agricultural commercial land uses that 
have no direct connection to the RPA.  

6-8 Is the protection of nature only reference in the green 
infrastructure chapter as part of development? What 
are our goals in protecting the natural state in the land 
areas that we do not develop? 

Add Policy 4: Protect appropriate land areas in a natural 
state to ensure preservation of significant and sensitive 
natural resources. Strategy 4.1: Identify and acquire lands 
with significant natural resources . . .   

6-8 Why is there no mention of historical and cultural 
protection in the park section? Many residents want 
parkland for cultural and historical assets as well. 

Add Policy 5: Protect and preserve significant cultural 
resources on parklands. Strategy 5.1: Determine the 
significance and appropriate preservation . . .  

6-9 What is the Open Space Preservation Program? Does it 
exist now? 

Modifications reducing open space et. al. should require 
an alternative on site which is the equivalent to the 
reduction. If a developer can pay to a fund it will 
undermine the green infrastructure impact.  
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6-9 Can the plan tie together the goals of more parks and 
trails with the need for protection of open space? Can 
the plan locate open space next to park lands? 

Add this as Strategy 3.5: Enhance existing park 
experiences and resource protection through acquisition 
of lands adjacent to existing parkland, wherever feasible. 

6-14 If not implemented correctly, couldn't this become a 
threat to the Rural Tourist Economy? 

Encourage local property owners to use solar and wind 
energy, but do not allow commercial development of 
these uses. (alternative: only with rigorous criteria). Could 
be a major threat to the Rural Tourist Economy. 

7-2 How will the Plan address the public's request for 
increased park land? 

Park land is a key need for which to plan as the County 
grows. Acquisition and maintenance of park land should 
be included in the CIP 

7-19  Add: passive park space 

7-24  Establish a separate department to monitor open space 
easements, environmental areas, green linkages, develop 
policy manual, and make recommendations to Planning & 
Zoning Department for implementation. 

COUNTYWIDE TRANSPORTATION PLAN (CTP) 

3-4 Why does this section NOT include mention of the Rt 50 
Traffic Calming Project? 

The Route 50 Traffic calming is a national model and 
should be mentioned in this section. 

3-16 Is the county planning to eliminate access to historic, 
scenic, and tourism sites on its National Scenic Byway in 
the Journey Through Hallowed Ground Region? 

This designation is inconsistent with preservation policies 
elsewhere in the CTP. Remove classification of Route 15 
as expressway. Adopt Visualize 2045 policies and JTHG 
Scenic Byway management plan instead. 

3-2 Why should pedestrians not have safe access on 2-lane 
median divided roads?  

Delete “4-lane roads or greater." Provide safe access for 
pedestrians on all roads. 

4-28 Since county and VDOT have been working together to 
develop a rural roads maintenance policy, shouldn't it 
be mentioned as part of policy to keep unpaved roads? 

 

4-30 Can a priority be to establish an "environmental 
capacity" of rural roads to guide TDM and development 
proposals? 

Demand Model should be revised with “environmental 
capacity” of roads, particularly historic roads. The point is 
to decrease sprawl and induced demand. 

8-4 Is the list of historic districts accurate? VDHR lists 19 historic districts in Loudoun County 

8-4 Why are all of the County's historic districts not 
mentioned including the Catoctin Rural Historic 
District? 

ADD mention of Catoctin Rural Historic District and other 
missing districts. 

8-6 Why aren't other highways and roads in the Mosby 
Heritage Area designated for protection? 

 

8-6 Why has this language from the 2010 CTP been 
removed? 

Insert missing language: The County fully supports the US 
Route 50 (John Mosby Highway) traffic calming project 
that was federally funded . . .  

10-3 Why does Loudoun need to attract residents? DELETE: "residents and" from the statement. 

CTP How will the rising traffic situation in rural Loudoun 
including the Western Towns needs to be carefully 
worked out? The impact of the Town’s future growth 
on the traffic network is critical. 

Strategy must consider much more than “through traffic 
capacity” on 9, 15, 7, and 50. Impact of traffic on 
sustainability of the rural economy and potential pressure 
on increased housing demand is of vital importance.  

CTP How will the impact of traffic on the historic villages 
and the historic unpaved roads be considered within 
the broader context of the rural vision? 

A carefully balanced approach including traffic calming, 
road maintenance, regulatory measures, and bottleneck 
elimination all need to be considered. 

CTP  Given the massive demands for transportation 
investments in the Urban and Suburban Areas it is critical 
that transportation investment be kept to the minimum 
in the rural areas and towns through land use planning. 

CTP  A special study is required of the entire rural network and 
how it can work as a whole. The study should include 
recommendations for limiting high generator land uses 
and other traffic management techniques. 
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Chapter 9 
The Towns 
 
 
The seven incorporated Towns in Loudoun County offer a window to the County’s past and are a key 
component of its unique character today. Most were incorporated more than a century ago. The Towns 
became agricultural business centers, providing markets for farm products and the necessary goods and 
services for rural residents. The origins of several towns are also in tourism as many city dwellers traveled 
on the train to stay in lovely boarding houses and inns for summer vacations. Over the years, the Towns have 
developed as the population centers as well as the location for employment and public facilities.  

Today, the Towns, while still influenced by their agricultural tradition, play a more varied role that includes 
retail and service-based businesses, home-based businesses, educational opportunities, and telecommuting 
as well as serving as bedroom communities for many who commute to jobs in the region. Yet, they have 
largely managed to retain their charm and distinct sense of community. 

Leesburg serves as the County seat and is the largest of the Towns. Hamilton, Purcellville, and Round Hill 
are located in close proximity along the western Route 7 corridor. Middleburg is the southernmost Town and 
is located astride Route 50. Lovettsville is located in the northern portion of the County along Route 287 and 
Hillsboro, the smallest incorporated Town in the County, is located in the northwest section of the County 
on Route 9. (Map of Towns) 

Town leaders have stated common goals of preserving the built and social heritage of the Towns. While 
growth in and around the Towns presents a challenge to preserve the historic and social fabric, Town leaders 
are determined to enhance and plan for increasingly autonomous and sustainable communities.  

The County values the character of each of the seven incorporated Towns and will be proactive in working 
with the Towns to assure a vibrant future for them. The County recognizes that the health of each Town 
contributes to the County’s overall strength and attractiveness as a place to live. To that end, the County is 
committed to a new era of partnership with the Towns. The County will provide resources to assist the Towns 
with facilities planning, economic development, and land use planning and supports an open and thorough 
process of working with the Towns. 

The following sections address general growth management, land use, transportation, public utility, and 
public facility strategies and policies. These sections are followed by specific discussion and policies for each 
Town. 

Growth Management 
The strategy of the Plan is to encourage compatible development within the Towns and the adjoining areas. 
The 1991 General Plan established Urban Growth Areas (UGAs) for the Towns of Leesburg, Hamilton, 
Purcellville, Round Hill, and Lovettsville. The UGAs would provide an expansion area around the Towns 
that would concentrate development in order to maintain viable communities, limit development sprawl, and 
ensure that public facilities adequately and efficiently serve the Towns and surrounding areas. The UGA 
boundaries set the limits of municipal water and sewer extension that the Towns control and mark the edge 
of future town limits.  

https://www.loudoun.gov/DocumentCenter/View/1012
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Since the adoption of the 1991 General Plan, residential growth has boomed in the areas around the Towns. 
The towns have reassessed their ability to serve the areas in the UGAs with public water and sewer and some 
Towns have decided to reduce the UGAs. The following revisions to these boundaries are made through this 
revised Plan: 

• Eliminate the Lovettsville UGA and concentrate development within the Town’s boundaries. 

• Reduce portions of the Hamilton and Round Hill UGAs. 

• Reduce the Leesburg UGA in the north and southwest.  

• Middleburg and Hillsboro have matured to their ultimate corporate limits and will not expand beyond 
the existing corporate limits. 

Along with the reassessment of boundaries, the County recognizes that the term “Urban Growth Area” no 
longer reflects the intent of either the County or the Towns. Therefore, “Urban Growth Area” has been 
changed to “Joint Land Management Area” (JLMA). The boundary of the JLMA, with an exception for the 
Town of Purcellville as set forth in Chapter 9 Public Utilities Policies, sets the limits of municipal water and 
sewer extension and in that respect, it continues to serve as an urban growth boundary. It defines a significant 
change in land use between the areas within the JLMA and that which is outside of the boundary. 

In the Joint Land Management Areas, there is the potential for 11,498 additional housing units, including 
3,316 units in the pipeline. It is anticipated that by the end of the twenty-year planning period, 9,227 housing 
units will have been absorbed, and a total of 11,562 housing units will exist. At that time, the JLMAs are 
projected to have a population of 31,171 persons, an increase of 512 percent over the year 2000 population 
estimate1. 

In the incorporated Towns, there is the potential for 6,816 additional housing units, including 3,385 units in 
the pipeline. It is anticipated that by the end of the twenty-year planning period, 5,011 housing units will 
have been absorbed, and a total of 18,154 housing units will exist. At that time, the incorporated Towns are  
projected to have a total population of 46,544 persons, an increase of 35 percent over the year 2000 population 
estimate2. 

The County will continue to work closely with each Town on development proposals within the JLMAs in 
order to promote a logical, cohesive extension of the existing Town fabric. While the Towns are responsible 
for the planning and zoning within their boundaries, the County and the towns have agreed to joint 
responsibility for planning of the JLMA and the County’s Zoning Ordinance applies to these areas. While 
this Plan calls for a remapping of the planned land uses in the County, current zoning densities will continue 
to apply in the JLMAs. 

Area plans have been adopted for Leesburg, Round Hill, and Hamilton. The jointly adopted Purcellville 

Urban Growth Area Management Plan (PUGAMP) has been superseded pursuant to CPAM 2012-0002. The 
area plans provide more specific guidance for land use in those JLMAs. Area plans will continue to be an 
important planning tool for the County and the Towns. Updating these plans and keeping them current will 

                                                
1With CPAM 2012-0002 Purcellville retains its JLMA, however, further central utility extension is not 
anticipated except for extensions to serve Autumn Hill, ZMAP 1990-0019.   
 

2The projected housing units and population is inclusive of higher residential densities within the Purcellville 
JLMA that were originally envisioned by PUGAMP. 
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be a priority for the County. 

Annexation guidelines are key implementation tools. Annexation is a logical extension of the increased role 
played by Towns in the provision of public facilities, services, utilities and commercial products and services. 
Annexation will allow system providers a larger role in managing the services and facilities in each Town. 
Potentially annexation could result in the enhancement of the towns’ tax revenues. Leesburg has an 
annexation agreement with the County. All Towns can work with the County on possible annexations. (See 
Chapter Eleven for annexation guidelines) 

Growth Management Policies 

1. The Revised General Plan identifies Joint Land Management Areas around some of the Towns in the 
County to accommodate growth emanating from them and that will establish distinct boundaries between 
the Towns and the adjacent policy area. The County will work with Town Officials to improve 
coordination on land use, annexation and other matters affecting the Joint Land Management Areas.  

2. New non-government development is encouraged to locate within the corporate limits of the Towns 
before moving into contiguous designated Town Joint Land Management Areas (JLMAs) to facilitate 
the compact and efficient use of resources. 

3. Planning and policy documents in the JLMAs will be adopted by the County through cooperative 
planning efforts with the Towns, and decisions on land use applications concerning land in the JLMAs 
will be made by the County in consultation and collaboration with the Towns. 

4. The County will coordinate with the Towns on rezonings and subdivision development within the areas 
surrounding the Towns and in designated JLMAs regarding the provision of utilities, public facilities, 
and compliance with community design, growth management, and other goals and policies stated in the 
Revised General Plan and applicable area plans. 

5. The Board of Supervisors will establish joint Town and County committees to oversee planning efforts 
in the JLMAs, assign staff as required to provide technical support, and encourage a public process to 
invite the participation of Town and County residents. 

6. The Revised General Plan seeks the creation of a “greenbelt”, depending on topography and physical 
features, around the Towns and/or their JLMAs to assist in maintaining the distinct character of each 
Town. Development in “greenbelt” areas will be limited to that permitted by the underlying zoning and 
will observe all Green Infrastructure policies.  

7. The County will seek the implementation of a greenbelt through dedication of open-space easements, 
purchase of development rights, large-lot subdivisions, clustering, transfer of development potential, and 
other means. 

8. As water and sewer are extended into a Town JLMA, annexation of the area by the Town will be 
encouraged by the County. 

9. The County will coordinate closely with the Towns on residential subdivisions proposed outside the 
Town limits. 

10. The County will coordinate with the Towns on development issues in order to promote fiscally balanced 
growth that will not unduly strain County or Town resources, including County and Town budgets, the 
natural environment, public facilities and utilities. 
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Land Use 
From a land use perspective, the Towns represent good examples of the traditional development pattern. Each 
is a distinct community with a variety of business and residential opportunities to maintain a human scale 
where people can walk from home to the store, church, and school. Many people who live in the Towns 
volunteer in the local fire and rescue company, serve on town committees, and actively participate in 
community activities. Towns also are the focal point for the large rural communities that surround them.  

The Central Business Districts (CBDs) for each of the Towns have been built in traditional patterns. The 
business areas represent efficient land use patterns as buildings hosing a variety of businesses are located 
compactlyin close proximity to one another and set , a variety of businesses are located close to the street, 
with an emphasis onencouraging pedestrian movement. Sidewalks are located along the street with little area 
dedicated to surface parking in comparison to the suburban style development found outside of the CBDs. 
The Revised General Plan seeks to preserve and to enhance these traditional qualities and functions provided 
by the Towns. Policies in the Plan address issues relating to the protection and enhancement of traditional 
and distinctive character and economic viability of each Town. The County is currently working 
cooperatively with the Towns to investigate the National Trust for Historic Preservation’s Main Street 
Program, or a similar approach, as a vehicle for comprehensively addressing issues, like parking, in the 
CBDs. 

The Towns will continue to play an important role in providing for a wide range of housing needs. The 
existing housing stock in each Town represents a variety of housing types and price ranges. The County, in 
collaboration with each Town, strives to encourage this housing pattern in the JLMAs, and particularly the 
inclusion of affordable housing in new developments to meet local demand. Growth poses challenges to the 
historic design features and character of the Towns. Conventional suburban style development is frequently 
adjoined to Towns with little sensitivity to the traditional design, transportation constraints, and unique 
architectural qualities of the existing community. Careful consideration must be given to both scale and 
design and use of new developments to preserve and enhance the traditional community character. The 
County recognizes the importance of designing the road entrances to the Towns as gateways to assist in 
defining the distinct character of each Town. 

Land Use Policies 

1. The County will work with the Towns and interested preservation groups to identify open-space and 
agricultural-preservation strategies such as: the purchase of development rights, donation of 
conservation easements, fee-simple purchase, transfer of development potential, clustering, and the 
possible creation of a conservation service district and/or nonprofit foundation to promote and implement 
open-space preservation around the Towns. 

2. The County will work with the community to identify existing and potential funding sources for open-
space preservation, including the Loudoun County Purchase of Development Rights program, TEA-21 
grants, the Virginia Land Conservation Fund, local and national land trusts, and other public or private 
funding sources. 

3. Mixed-use development is encouraged in the existing Towns and JLMA areas around the Towns to 
reinforce the traditional growth patterns, to reduce auto trips, to minimize the need for additional road 
improvements, and to encourage walking to employment and shopping. Specific land use plans will be 
adopted jointly by the County and Towns to cooperatively plan JLMAs or to plan areas around Towns 
without JLMAs. 

4. Within JLMAs, the County encourages the development of a variety of housing types in an urban pattern 
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of compact neighborhoods extending in a functionally, economically, and aesthetically contiguous, 
rational and convenient manner from the existing Town. 

5. The County encourages the adaptive re-use, redevelopment, maintenance, conservation, and 
improvement of existing housing stock in a manner supporting social and economic diversity within the 
community. 

6. Future development will apply appropriate community-design concepts with a variety of lot sizes that 
complement and enhance the existing development patterns of the Towns. When applicable, new 
development will incorporate the traditional town-development patterns. 

7. Residential Community design will incorporate a variety of lot sizes. This design may be exhibited 
through: 

a. Numerous connections to existing streets where an existing rectilinear street pattern is evident and 
connection is possible; 

b. An interconnected street network without cul-de-sacs and P-loop streets except where required for 
environmental reasons; 

c. A rectilinear block pattern (modified only where needed to address environmental constraints) with 
compact lots, shallow front and side-yard setbacks and block sizes of 300 to 600 feet; 

d. Sidewalks along all streets, providing pedestrian access to the town or neighborhood center, public 
buildings, parks, and other destinations; 

e. A compatible mix of residential and non-residential uses such as home-occupation businesses, 
churches, and schools; 

f. A hierarchy of parks, squares, or greens, and natural open spaces throughout the development; and; 

g. A central public focal point consisting of any, all, or a combination of a park (village green); a public 
facility such as a church or community center; natural features; or neighborhood commercial uses 
when non-conflicting with existing Town conditions. 

h.  Context sensitive architecture.  

8. New residential development will preserve the Green Infrastructure and should incorporate open-space 
conservation into its design. 

9. The County will support the strengthening of the commercial areas within the Towns as the preferred, 
principal location of retail and service businesses, office development, and major civic uses. 

10. Commercial retail and service development in Town JLMAs will consist of businesses that are 
compatible with the rural economy and the existing businesses of the Towns. This also may include 
innovative recreational, agricultural, or institutional uses or home-occupation uses out of residents’ 
homes. A neighborhood center may be appropriate when proposed in conjunction with a residential 
community development or where it can be integrated with an existing residential area and can be 
generally self-sustained by residents of that community. 

11. The County will work with the Towns to identify tourism opportunities in and around the Towns and to 
coordinate action on these opportunities with the countywide tourism objectives.  

12. The County will support the Towns in assessing the historical and cultural resources in the Town and 
will work with the Town on historic preservation efforts both in and around town.  
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13. The County encourages the protection of the Towns’ historic and archaeological resources. 

14. The County will encourage the Towns to continue efforts to maintain commercially viable downtowns.  

15. Recognizing the Towns’ intent to create distinct “gateways” into each community, the County will 
consult with each Town to ensure that planning and development of these gateways will be coordinated 
where land in both the Town and the County is part of the gateway. 

16. The County will work with the Towns to help ensure the protection of unique environmental resources 
in the vicinity of the Town and in the Town. 

Public Utilities 
The Plan calls for the County to provide support to the Towns for needed public utility, public facility, and 
transportation planning and to make facility provision in and around the towns a priority. The County will 
selectively provide financial assistance to Towns for needed utility improvements. In the past, lack of funding 
for needed public utility improvements has put the Towns in the position of having to rely on private 
development proposals for financial support. As such, the need for improved water and sewer service places 
environmental protection, community design and other matters in a secondary position when development 
applications are reviewed. 

All the Towns with the exception of Leesburg rely on groundwater sources for drinking water. Each town 
needs a reliable water source. In recent years, some of the Towns have had to take action to clean up municipal 
wells that were temporarily polluted. The County will place a high priority on protecting groundwater 
supplies for the Towns and rural residents. (Also see Chapter Five) 

The Plan recognizes that technology for communal and on-site wastewater systems has improved 
significantly in recent years. In the past there was well-founded concern for the effects of such systems on 
the environment. However, technology today has proven that the effects are less detrimental. The County 
must consider the need for providing various public facilities to serve a growing population and the use of 
communal facilities in the JLMAs should be considered as one means of serving these facilities. 

Public Utilities Policies 

1. The Towns will be the providers of public sewer and water in their town JLMAs unless a different 
provider is agreed upon by the County and the Town. 

2. The County will encourage and support the expansion of existing Town sewer and water facilities that 
encourage a coordinated development pattern and further the goals and policies of the Revised General 

Plan. 

3. The County will investigate means of providing financial assistance (such as revolving loans or grants) 
to Towns to improve sewer and water systems to meet minimum health standards established by the state 
for the existing populations of the Towns. 

4. The County will work with the Towns to ensure that the expansion of public sewer and water into the 
Town JLMAs satisfies the goals and policies of the Revised General Plan and the County’s Adopted 
Area and Service Plans. 

5. Extensions of sewer and water lines to serve new development in Town JLMAs will be the financial 
responsibility of the developers and the Towns. 
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6. A commission permit will be required to extend sewer and water lines into the Town JLMAs. 

7. All development in the Joint Land Management Areas is planned to be served by public sewer and water, 
with the exception of areas within the Town of Purcellville JLMA, provided that Town sewer and water 
extensions shall be permitted to serve the Autumn Hill development pursuant to ZMAP 1990-0019. 
Communal facilities may be used to serve Town and County owned and operated public facilities and 
cluster residential developments with densities no greater than one unit per three acres within JLMAs. 

Public Facilities Infrastructure 
The County in cooperation with the School Board and Towns will concentrate school facilities in and around 
the Towns. Between 1990 and 2000, the County issued 2,851 building permits around six of the Towns within 
the Rural Policy Area. Another 5,241 permits were issued in the Leesburg area. Consequently, many schools 
are at or near capacity. Plans are being made to acquire property to build additional facilities to accommodate 
the growth that has occurred over the past ten years. 

The need for new schools, however, must be balanced with the importance of maintaining existing schools. 
In July 1999, the Loudoun County Rural School Study Committee’s report made recommendations to the 
School Board. An overwhelming consensus among the committee was that all planning for schools must 
focus first on community. The study noted that small rural communities consider their local school as the 
heart of the community. The County endorses the concept to maintain existing rural community based schools 
as an essential component of the community. (Also see Chapter Three) 

Public Facilities Policies 

1. The existing Towns will be the principal location of public facilities in western Loudoun County when 
land is available for development. If land is not available for new facilities within a Town, the facilities 
will be located in or immediately adjacent to the JLMA. 

2. The County will encourage the continued use and enhancement of existing public facilities located in 
the Towns and JLMAs. 

3. Schools in Town JLMAs will be located to provide convenient and safe access for students. All schools 
will be linked by sidewalks or trails to surrounding residential neighborhoods, and school bus collection 
points will be planned in conjunction with existing or planned sidewalk systems or pedestrian trails.  

4. The Department of Fire and Rescue Services and the Fire-Rescue Commission will identify the need for 
new facilities in designated Town JLMAs and will identify suitable sites based on the Revised General 

Plan land use and growth policies and in coordination with Town Fire and Rescue Services. 

5. The County will cooperate with the Town Councils of those communities providing local law 
enforcement to ensure a coordinated enforcement strategy within the Town JLMAs. 

6. The County will seek the establishment of recycling facilities in the Towns or surrounding Town JLMAs 
or at regional parks. 

7. The County will work with the Towns and the School Board to maintain or expand existing rural 
community-based schools as an important component of existing rural communities. 
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Transportation 
Transportation access from the Towns to the region’s employment areas has improved with construction or 
improvement of major east-west roadways in the past decade. The combination of through traffic and 
increasing traffic on local streets is an important issue. In Middleburg, Hillsboro, and Lovettsville, major 
roads pass through or near the town centers and residential neighborhoods. Pass-through traffic conflicts with 
the character and function of these areas and poses a major safety concern for the residents. In Hamilton, 
Purcellville, and Round Hill, there is debate about whether development of circumferential roads will help 
or hurt each Town. Through implementation of the Revised General Plan, the County will work with each 
Town to tailor solutions to fit each Town’s needs.  

The relationship of new streets to the traditional road network that serves the Towns is also an important 
issue from the standpoint of community design. The Revised General Plan emphasizes the expansion of the 
original network to maintain design continuity. (Also see Revised Countywide Transportation Plan) 

 

Transportation Policies 

1. Proposed neighborhood streets and collector roads associated with new developments will be reviewed 
in light of their relationship to existing streets and the preservation of natural and cultural features of the 
Green Infrastructure, such as steep slopes, stream valleys, trees, and historic stone walls for compliance 
with the community-design objectives of the Revised General Plan. The County will seek funding for 
traffic-calming design and mechanisms as identified by Town officials. 

2. New roads and road improvements serving new development will be financed by the development 
community. 

3. The County, if requested by the Towns, will collaborate with the Towns in discussions and negotiations 
with VDOT and other relevant agencies to try to ensure that development, improvements, or other 
changes in roads and/or transportation services within and in the vicinity of the Towns, or which impact 
the Towns significantly, will be consistent with both the Towns’ and the County’s development goals 
and priorities. 

Leesburg 
Since the mid-1700s, Leesburg has been the social, judicial, business and political hub of Loudoun County. 
The Town was founded in 1758 and, as the County seat, is a key part of the County’s heritage. Preservation 
of the Town’s heritage is a priority in Leesburg, and much of the core area of the Town is on the National 
Register and has been designated as a historic district. Leesburg has been and will continue to be attractive 
as an employment center, and it is a major retail and service center for Loudoun County. The County 
government should maintain its presence in Leesburg to contribute towards the ongoing economic stability 
and to honor the historic and cultural role of the Town. 

In 1984, the Town entered into an annexation agreement with the County, and 4,805 acres were added to the 
Town. The Town is approximately eleven square miles. Since then, the Town has completed water and sewer 
plants that are expected to continue to meet the projected service demands of Leesburg and the JLMA. (Refer 
to Leesburg and JLMA Map)  The estimated population of the Town is about 30,000, making it the largest 
town in the County. 
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The Town of Leesburg sits on the divide between eastern and western Loudoun. It is a pass-through point for 
western residents who commute to jobs to the east and has become a significant crossroads for commuters 
from the northern part of the County and for Maryland residents. With the construction of the Dulles 
Greenway, Leesburg is at the terminus of a major east-west thoroughfare through Northern Virginia. The 
Leesburg Executive Airport is also an increasingly important transportation facility in the region serving 
private and corporate aircraft. Leesburg has always been a destination point for tourists and a business center 
as the seat of County government. Most recently, however, economic development associated with good road 
connections to the east, utility capacity and a growing residential population has elevated Leesburg’s position 
as an activity center and strengthened Leesburg’s interest in attracting emerging technology industries within 
the corporate limits and the JLMA. 

The combined effects of increased commuter travel and destination-oriented economic development activity 
are creating traffic congestion within and just outside of the Town. Town officials are considering initiatives 
to improve public transit and to develop more pedestrian and biking connections between residential 
subdivisions. The County will study development of Crosstrail Boulevard between Route 621 and Route 7 
as a component of the Town’s future transportation network. In terms of land use planning, the Town 
continues to support the Joint Land Management Area as a growth area. 

The County will continue to work cooperatively with Leesburg to resolve issues of concern to both the 
County and the Town. The Town of Leesburg/County of Loudoun Joint Review Committee will continue to 
facilitate the review of issues concerning both jurisdictions. Issues relating to land development, 
comprehensive planning, and transportation planning will also be addressed through established planning 
procedures between the Town and the County. 

Leesburg Joint Land Management Area Policies 

1. The Town of Leesburg will continue to be the principal location of County Government offices and to 
serve as the County seat. 

2. Development within the Joint Land Management Area will comply with the Leesburg Area Management 

Plan, the Toll Road Plan, the Annexation Area Development Policies as may be amended, and the 
Leesburg Town Plan.  

3. Power generation plants are not compatible with existing residential areas within or near the Town 
JLMA, and therefore, are not allowed in the Leesburg JLMA. 

4. The Revised General Plan designates a greenbelt around the Town and within the JLMA consisting of 
the following areas: 

a. Land within the 100-year floodplain of the Sycolin and Goose creeks, provided that the County’s 
River and Stream Corridor Overlay District (RSCOD) policies also apply; 

b. To the west and north of the Town, where the corporate limits represent the JLMA, the greenbelt 
extends into the Rural Policy Area for 2,600 feet; and; 

c. Adjacent to the JLMA along Route 15, north of Leesburg, the greenbelt extends 2,600 feet into the 
Rural Policy Area. 

5. Development to the west of Route 621 will preserve and enhance the rural character of the viewsheds 
along Route 15 and be compatible with the Town’s Historic Corridor Overlay District.  

6. The Town and County will work cooperatively to create a conservation area along the Potomac River in 
the northeast section of the JLMA as a component of the Green Infrastructure. 
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7. The County will return the northern triangle and the southwestern section of the JLMA (the area west of 
the Toll Road and south of the Town Boundary) to the Rural Policy Area, with the exception of the small 
area on the west side of the Town located behind the Woodlea subdivision. 

8. The southeastern portion of the JLMA will be remapped to zoning classifications that are compatible 
with the Land Use Map and that are compatible with the Leesburg Executive Airport. 

9. The County will coordinate with the Town of Leesburg and VDOT on the feasibility of planning and 
building Edwards Ferry Road as a two-lane facility with a bike path. The County will work with the 
Town and VDOT to designate the road as a scenic by-way. 

10. The County supports the future study of extending the Dulles Corridor Bus Rapid Transit (BRT)/Rail 
project to Leesburg. 

11. The County will, in coordination with the Town of Leesburg, study the proposed design and function of 
Crosstrail Boulevard from Route 621 to Route 7. 

12. The County encourages a variety of housing types and innovative designs to be developed in mixed-use 
communities to assist fulfilling unmet housing needs. 

13. The County will identify options for unmet housing needs in the Leesburg area not covered by the ADU 
zoning ordinance and work toward an implementation plan. 

14. To the extent consistent with County Proffer Policies and Proffer Guidelines as set forth in Chapters 3 
and 11, developers of residential and mixed-use projects are encouraged to include proffers to fulfill 
unmet housing needs in their development proposals. 

15. The County will explore options for the creation of programs, tools, and incentives both publicly and 
privately developed that will fulfill unmet housing needs. 

16. The County will examine the authority to establish and use the benefits of Housing Trust Funds to help 
fulfill unmet housing needs. 

17. The County will encourage public and private initiatives to provide increased housing opportunities for 
residents and the local workforce. Both programmatic and design approaches will be encouraged in all 
projects to fulfill unmet housing needs. 

Lovettsville 
The Town of Lovettsville, known as “The German Settlement”, is the northern-most incorporated Town in 
Loudoun County and in the Commonwealth. Records date back to the early 1700’s, when German families 
came from Pennsylvania to settle in the area. The General Assembly officially established Lovettsville as a 
Town in 1836 and the Town was incorporated in 1876. Farming was very much a part of the Lovettsville 
community, as was sustainable economic development that offered retail sales, lodging, professional services 
and entertainment.  

Town officials today, encourage business development that is consistent with the existing character of the 
Town and that serves Town residents and they envision the reestablishment of some of the services, both 
professional and commercial, that were provided within the Town in the past. Town officials support efforts 



  Chapter 9: The Towns 

to encourage a strong town economy that, in turn, will contribute to a strong rural economy.  

The Town is developing a town center concept that is intended to be a well-integrated, pedestrian-friendly, 
civic and commercial district. Lovettsville’s vision for its central business district is to create a traditional 
main street by positioning new businesses close to the street and diminishing the prominence of parking lots. 
To this end, the Town intends to work in partnership with Loudoun County to become a part of the Virginia 
Main Street Program. This vision also includes a pedestrian and bike path network in Town that will 
ultimately connect with County and regional networks. Town officials have also expressed interest in having 
Lovettsville considered as a location for new schools. 

A new wastewater treatment facility is expected to be in operation in the near future. Town officials are 
proceeding with plans to expand the water supply, but have no plans to serve areas outside of the corporate 
limits with either water or sewer services. Therefore, the Town has requested elimination of the JLMA and 
will plan to provide public utility service to new development within the corporate limits. (Refer to 
Lovettsville Map)  

The County will continue to work cooperatively with, and assist the Town on issues and concerns. The 
County, when requested, will work to rectify the corporate boundary when properties under one ownership 
are positioned both in the Town and in the County. Planning and economic development resources from the 
County will be available to the Town to assist in planning its future. The County and Town may use a Joint 
Review Committee for planning and coordination. 

Lovettsville Area Policies 

1. Reflecting the fact that a large percentage of the land within the Town’s boundaries remains available 
for both open space conservation and development, the Town wishes to consolidate development within 
its boundaries. Therefore, there will be no JLMA around Lovettsville. 

2. The County will work with the Town, when requested, on boundary-line adjustments for properties that 
are positioned both in the County and in the Town, in order to resolve jurisdictional questions for affected 
property owners and to support the Town’s goals and priorities. 

3. The County encourages the retention and recruitment of businesses that serve the needs of Lovettsville 
residents and, that in terms of scale and design, are consistent with the Town’s existing character. 

4. Employment uses will be encouraged to locate within the Town properties that have zoning to 
accommodate these uses. 

5. The County will support the Town’s implementation of a town-center design for its existing business 
district. 

6. The County will consult with the Town in the planning and regulation of development along the road 
corridor north of Lovettsville to the Potomac River and will ensure that the scenic quality of this road is 
protected to the extent possible within the authority of the County. 

7. The County will consult with the Town in planning and development of the County’s greenways and 
trails system with a view to coordinating this system with the Town’s internal trail and bikeways system. 
This coordinated effort may include the development of hiking, equestrian, and bike path facilities that 
link Lovettsville with the C&O Canal, just three miles to the north, and with the W&OD bike path in 
Purcellville to the south. 

8. The County will continue to plan the location and design of County facilities within Lovettsville, in 
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consultation with the Town, to support as fully as possible the Town’s vision for satellite offices for both 
the Loudoun County Sheriff’s Department and departments of County government that could offer 
services to the Lovettsville community.  

9. The County will collaborate with the Town and VDOT on transportation planning in and around the 
Town and to achieve traffic calming in the Town, including the provision of a roundabout at the proposed 
town center. 

Hamilton 
Like several Towns, Hamilton has faced residential development pressure in its Joint Land Management 
Area. It also has experienced water and sewer capacity problems brought about by growing demand and 
aging facilities. In 1995, the Board of Supervisors and the Town of Hamilton approved the Comprehensive 

Plan for the Town of Hamilton and Adjacent Area 1993-2013. In accordance with this Plan, the Town studied 
capacity and financial issues related to expansion of the sewer and water facilities to serve the JLMA. 
Following this study, the Town pursued a reduction of the land area in the Hamilton JLMA in September 
2000 which the County endorsed. 

The planning strategy for the Hamilton area is to encourage predominately residential development at a 
relatively low density in and around the Town. Residential development will be compatible with the visual 
character and scale of the Town, and will reinforce the Town as the center of community. The focus of 
commercial development will be the center of Town. 

The Town wants to increasingly provide some of the convenience retail and service uses needed by residents. 
To that end, the Town plans to strengthen its core downtown area and work to achieve a well-defined central 
business district. In the coming years, the County will assist the Town in planning and economic development 
efforts to help the Town develop its town center. 

The County will continue to work cooperatively with the Town to address issues of interest or concern to 
both jurisdictions. Hamilton and the County have established a Joint Review Committee for considering land 
development applications and for comprehensive planning. Finalizing modifications to the Comprehensive 
Plan for the JLMA will be a priority with the County and the Town. (See Hamilton and JLMA Map) 

Hamilton Joint Land Management Area Policies 

1. Development within the Hamilton JLMA will comply with the comprehensive plan for the Town of 
Hamilton and the adjacent area in the Joint Land Management Area. 

2. The County will support Town efforts to develop an identifiable town center to serve as a community 
focal point for the Town and the JLMA. 

3. Development in the Hamilton JLMA will extend the existing street pattern where feasible, and in lieu of 
extending the existing pattern, develop a traditional street network and block pattern to reflect the 
County’s and Town’s community design objectives. 

4. The County will coordinate with the Town to assure that new developments in the JLMA are planned 
with roads that are compatible with traditional town designs.  

5. The County will work with the Town to effectively manage transportation systems around the Town and 
to explore methods of traffic calming on Business Route 7 through town including the possible use of a 
traffic circle at Route 7 and St. Paul. 

https://www.loudoun.gov/DocumentCenter/View/93321
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6. The County will work with Hamilton to implement the use of greenbelts or other open space and land 
management techniques in the JLMA or outside of the JLMA as a means of maintaining a distinct 
identity for the greater Hamilton community. The County will work with the Town to achieve a balanced 
land use pattern that will retain Hamilton’s historic small town character in a rural setting and maintain 
its unique sense of place. 

7. The County will work with the Town and School Board to support the continuation of Hamilton 
Elementary school at its present site. 

Purcellville 
Historically, Purcellville has been the business hub of the Rural Policy Area. It has been the central location 
for agriculturally related business. Today, retail in the Town satisfies much of the consumer demand in the 
rural area. The Purcellville area has become an increasingly attractive location for development because of 
utility and transportation improvements in recent years. Completion of the Route 7 Bypass improved linkages 
to destinations to the east. The Town’s population has more than doubled in the past decade to 3,584. 
Purcellville’s geographic position at the crossroads of major thoroughfares in western Loudoun will continue 
to be an incentive to development and bolster the Town’s regional role in the western part of the County. 

In 1995, the Town of Purcellville and the County jointly adopted the Purcellville Urban Growth Area 

Management Plan (PUGAMP) that established detailed land use and growth-management policies for the 
area surrounding the Town. This Plan was unique because it was jointly adopted by the Town and County. 
If an amendment was proposed to PUGAMP, the County and the Town must each approve the change.  

In 1999, an amendment was approved to the PUGAMP to establish development-phasing guidelines. In 2012, 
recognizing that the Town did not desire any increased density and growth outside the current incorporated 
Town boundaries into the JLMA, the Purcellville Joint Policies Review Committee and the Town of 
Purcellville called for the repeal of the PUGAMP. Accordingly, the County has revised and superseded 
policies in regard to the PUGAMP and the Town of Purcellville (CPAM 2012-0002) to include retaining the 
Purcellville JLMA as a planning area by the County that will develop in accord with the underlying County 
zoning designations ascribed to the area.   (Refer to Purcellville and JLMA Map) 

The County will continue to work cooperatively with the Town on issues of importance to Purcellville. 
Established planning procedures and processes will be used to coordinate on issues between the two 
jurisdictions. 

Purcellville Joint Land Management Area Policies 

1. The County encourages a mix of residential and business uses in and around the Town that are 
compatible in scale with the small-town character of Purcellville. Employment uses will be encouraged 
to locate within the Town. 

2. The County will continue to work with the Town to plan for a trail extension to Franklin Park that 
connects the W&OD Trail with the park, and will work with the Town to improve other cross-jurisdiction 
pedestrian and bicycle connections to connect to the regional system. 

3. The County will retain the southern circumferential road south of the Town that connects Routes 287 
and 690. The southern circumferential road is designated in the Revised Countywide Transportation Plan 

as a rural collector with limited access. 
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4. Developments along Route 7 and Route 287 and the Route 7 Bypass will include setbacks, height 
limitations, and landscaping consistent with Town Regulations and Guidelines to preserve town 
character. 

5. The County will encourage the use of frontage roads, coordinated development plans, and other means 
of minimizing the number of driveways along Route 7 and Route 287. 

 

Round Hill 
Round Hill is Loudoun’s most western town and is positioned both as a gateway to the County and as the 
gateway to the Blue Ridge Mountains. The Town began to develop in the mid-1880s. When the W&OD 
Railroad was extended to the area, business began to develop in the town and the train brought summer 
visitors from Washington, D.C. to the Town to enjoy the rural countryside and to escape the heat.  

Round Hill has retained much of the original character of its early years. The axis roads through town are 
lined with gracious old homes and the population within the corporate limits is stable at about 500. It is 
primarily a residential town where residents commute to work. To this day the center of town remains the 
commercial core and provides for basic business and service needs.  

To guide development around the Town, the Round Hill Area Management Plan (RHAMP) was adopted in 
January 1990. The Plan provides detailed land use and growth-management goals and policies to encourage 
coordinated growth around the Town. (Refer to Round Hill and JLMA Map) 

At roughly the same time that the area management plan was adopted, the County approved a rezoning for 
approximately 1,100 residential units, currently known as the Villages at Round Hill, Mountain Valley and 
Lakepoint. This project, which is in the Town JLMA, when built out, will wrap around the corporate limits 
on the north, the east and the south. Other residential subdivision activity has proliferated in areas surrounding 
the Town as well. Much of the land has been converted from agricultural uses to largely “by-right” residential 
development which is presenting challenges to the Town in terms of transportation and utility service 
provision. These changes have also threatened the small town historic character that is the hallmark of the 
Town’s identity. 

Consequently, the Town has recommended that the portions of the western JLMA that have developed with 
“by-right” residential densities be taken out of the JLMA. In addition, the Town has recommended that 
properties west and east of Route 719, south of town be taken out of the JLMA because the Town is  unable 
to serve them with public sewer and water. However, the Town has recommended that the property 
containing the Town’s wastewater treatment plant and public park at Sleeter Lake be included in the JLMA.  

Round Hill will continue to be a residential community preserving its historic and environmental heritage 
and fostering a strong sense of community while expanding its economic base that primarily serves the Round 
Hill area.  

The Town of Round Hill and citizen volunteers have recently partnered in developing Loudoun Street Park 
at the center of Town. This park has quickly become a focal point and activity center in the Town. The Town 
envisions the park improvement to be a catalyst for other public improvements in an effort to revitalize and 
attract everyday usage of the center of town. Other future public improvements may include streetscaping 
and stormwater management systems.  
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Round Hill envisions that public improvements including an expanded post office, the park and an expanded 
pedestrian network will provide positive stimulus to attract commercial ventures. Town officials would like 
to pursue economic development linking the Town with nearby environmental recreation resources as well 
as build upon its past as a tourist destination and hub for community interaction.  

The County will support and work with the Town through established planning processes on comprehensive 
planning changes and on land development and economic development issues. Specifically, the County will 
work cooperatively with the Town to update the RHAMP to assure that the policies and goals in that plan are 
consistent with this Revised Plan and with current Town policy. When the area management plan update 
process commences, the Town specifically recommends that the following be addressed: 

• To provide more definition to three commercial districts in Round Hill and in the JLMA: 

– The Town envisions the eastern commercial district, which is located within the Villages at Round 
Hill, to be planned to accommodate the daily commercial needs of the citizens of Round Hill and 
neighborhoods within the Round Hill area. 

– The Town envisions that the central commercial district that is located in the center of town will 
undergo revitalization efforts that will include physical streetscape planning; and transportation 
management improvements combined with a strategic economic development plan to attract 
specialty goods, restaurants, and businesses. These efforts will be undertaken with the intent of 
complementing the Town’s historic character and maintaining its sense of place. 

– The Town envisions the western commercial district, currently the area of the Hill High Orchard, to 
develop as another area of commerce that will emphasize agricultural uses such as farm markets, 
tourism and passive recreation. 

• To consider a location for a new public safety center to house services including fire and rescue and the 
Sheriff’s Department. 

• To study school facility needs for the Round Hill area by considering the continued use of the old Round 
Hill elementary school and by investigating the possibility of locating a new middle or high school in 
the area.  

• To develop plans for a park and ride lot that is currently planned to be located within the Villages at 
Round Hill. 

• To establish a community center adjacent to the central commercial district. 

• To complete the development of Woodgrove Park as a community park as originally designed. 

• To study, renovate and develop adaptive reuse of existing farm structures dedicated to the Town and/or 
County. 

• To explore a possible connection of Route 719 south of town to Harry Byrd Highway without going 
through the center of town. 

Round Hill Joint Land Management Area Policies 

1. The County will support planning efforts to retain the small-town character of Round Hill and will assist 
the Town in efforts to preserve the historic character and resources in and around the town. To enhance 
the identity of the Town, the County supports the development of gateway features into the town.  

2. County support will be extended to the Town to plan for enhancing the economic base of Round Hill 
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through such things as tourism, vitalizing the Town’s commercial center through development of a “main 
street” concept for the town core, and attraction of new business. 

3. The Town will be the sole provider of public utility service in the Town’s JLMA. 

4. The County will support development of a green-way for a pedestrian and bike trail that connects civic 
and public facilities with residential and commercial land uses in the Town and JLMA. The network will 
consist of sidewalks and trails. This pedestrian system ultimately will connect with regional trail 
networks to Franklin Park and with future linkages to the W&OD Trail. 

5. The County will coordinate with the Town on road network planning for the area to ensure that traffic 
generated from development within the County does not adversely affect the Town. The County will 
work with the Town on traffic calming measures. The County also will encourage traditional design and 
neighborhood connectivity for streets emanating from the Town. 

6. The County will support the extension of the Northern Collector Road (Evening Star Drive) from Route 
719 west to a connection with Harry Byrd Highway (Bypass Route 7). 

7. The County recognizes that the Town limits and JLMA boundaries will change over time as the Town 
grows and further refines its ability to provide public utilities and public services to these areas. As such, 
the County anticipates that future areas that are being considered for incorporation into the Town or 
inclusion in the JLMA will be planned for uses that are compatible with the Town character and the rural 
area surrounding the JLMA. 

Middleburg 
The Town of Middleburg was established in 1787. It is the southernmost town in the County and it has a rich 
historical past, from colonial times through the Civil War to more recent times, that is treasured by the citizens 
of Loudoun and especially by the citizens of Middleburg. A significant portion of the Town has been placed 
on the National Register for Historic Places and the Town administers a local Historic District to provide 
architectural review over development. The Town of Middleburg has had a stable population for several 
years, and this trend is expected to continue. 

The Town of Middleburg attracts tourists from around the world. The commercial core of Middleburg 
contains upscale shops that are marketed for the tourist industry. Visitor dollars at restaurants, shops, and 
inns within the Central Business District generate 60 percent of annual town revenues. 

The equestrian farms and estates located around Middleburg and the associated equestrian businesses are 
central to Middleburg’s social fabric and way of life. Many citizens of Middleburg have connections to the 
equestrian industry either though direct work on the farms or work in equestrian related businesses. 
Equestrian activities also provide entertainment to citizens in the area as well as to visitors. This equestrian 
industry is a major contributor to Loudoun’s economy. 

A high priority for the community is to ensure the protection of its historic character and to ensure the viability 
of the equestrian industry. The Town and property owners of large estates surrounding Middleburg, want to 
take precautions to assure the future health of these things. The Town is concerned about the rate of growth 
in the County and wants to protect the open space around the Town from rural residential encroachment. To 
address this concern, the Town is pursuing development of a conservation district for a large area around the 
Town and the surrounding rural area. The County is committed to providing necessary resources to assist in 
the creation of this conservation district. 
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The community has also become concerned about the volume and speed of traffic on Route 50, which is the 
Town’s main street inside the corporate limits. Following a detailed study, a federal Transportation Equity 
Act (TEA-21) grant was provided to implement traffic-calming initiatives along the Route 50 corridor in 
coordination with the Virginia Department of Transportation. This initiative, which is currently in the design 
phase, is a high priority for the Town. 

The Town has approximately 158 acres of vacant land within its corporate limits to accommodate future 
growth. Middleburg has sufficient water to meet future demands, but improvements to the Town’s 
wastewater treatment system are needed. By accommodating growth within the corporate boundaries, as 
recommended by the Town Council, design guidelines and controls can be used to maintain the historic 
character of the community. The corporate limits of Middleburg will continue to serve as the limits of 
corporate growth. The Town has reiterated its desire not to have a Joint Land Management Area to allow for 
future expansion. (Refer to Middleburg Map) 

Cooperation should continue between the County and Middleburg to address issues important to both 
jurisdictions. The County will continue to use existing venues for working with Middleburg and may explore 
the use of new collaborative tools to address specific issues affecting Middleburg such as preserving open 
space around the Town. 

Middleburg Area Policies 

1. The County supports the Town’s interest in establishing a “hard edge” for development that clearly 
distinguishes where the Town stops and where the rural, undeveloped countryside begins. 

2. The County will work with the Middleburg community and interested preservation groups to identify 
open-space and agricultural preservation strategies such as: the purchase of development rights, donation 
of conservation easements, fee-simple purchase, and the possible creation of a conservation service 
district and/or nonprofit foundation to promote and implement open-space preservation around the 
Town. 

3. Support shall be provided for the implementation of the U.S. 50 Traffic Calming Plan. 

4. County and Middleburg officials will strive to protect small town and rural roads and scenic views 
through measures such as revised state road improvement standards; scenic easements; historic corridor 
overlay zoning for Route 50, Foxcroft Road (Route 626), and the Plains Road  (Route 626 south of 
Middleburg); and development setbacks. 

5. The County will provide assistance, as requested, for the promotion of tourism, including promotion of 
Mosby Heritage Area programs, as a means of increasing public support for preservation of the scenic 
and historic Middleburg area. 

6. The County will work with the Town of Middleburg to implement strategies that will preserve and 
enhance agriculture as the predominant use in the Rural Policy Area around Middleburg. 

Hillsboro 
The Town of Hillsboro is a village of 18th-century homes and small businesses in the foothills of the Blue 
Ridge Mountains. (Refer to Hillsboro Map)  It is the second-smallest incorporated town in the 
Commonwealth, with a population of 96. The Town contains lovely historic residential properties and a small 
commercial area. The Town is currently working with the County on economic development strategies for 
the core business area.  

https://www.loudoun.gov/DocumentCenter/View/1000
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While the predominantly historic stone residences and businesses give the Town a distinct character, the 
quality of life there has been affected by heavy traffic on Route 9. The two-lane roadway through the middle 
of Hillsboro has become a busy commuter thoroughfare connecting West Virginia to Northern Virginia’s 
growing employment centers. Traffic congestion and vehicle and pedestrian safety have become serious 
concerns for local residents. 

Town officials also are concerned about the adequacy of other public infrastructure. Limited revenues have 
prevented the Town from adequately maintaining its water system and from constructing a central wastewater 
treatment plant. On-site wastewater drainfields are malfunctioning, and there are not adequate drainfield sites 
for some homes. 

The Town does not have or desire a Joint Land Management Area. Cooperation between the County and the 
Town will continue through use of existing planning processes. 

Hillsboro Area Policies 

1. The County will work with the Town and with VDOT to identify long-term solutions for improving the 
safety of Route 9 in western Loudoun and through Hillsboro that do not compromise the rural character 
of Hillsboro. 

2. The County in collaboration with the Town and VDOT will identify short-term traffic management 
solutions for Route 9 including but not limited to a traffic-calming plan using traffic islands at Route 
9/620 and Route 9/719. 

3. Safety measures for pedestrian movement along and/or across Route 9 shall be explored and promoted. 

 

Reference Maps 
Towns 

Leesburg and JLMA 

Lovettsville 

Hamilton and JLMA 

Purcellville and JLMA 

Round Hill and JLMA 

Middleburg 

Hillsboro 

 

 

https://www.loudoun.gov/DocumentCenter/View/1012
https://www.loudoun.gov/DocumentCenter/View/999
https://www.loudoun.gov/DocumentCenter/View/1003
https://www.loudoun.gov/DocumentCenter/View/1003
https://www.loudoun.gov/DocumentCenter/View/93321
https://www.loudoun.gov/DocumentCenter/View/93322
https://www.loudoun.gov/DocumentCenter/View/1000
https://www.loudoun.gov/DocumentCenter/View/1001
https://www.loudoun.gov/DocumentCenter/View/1002
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Town of Round Hill Comments on Loudoun 2040 Comprehensive Plan (May 7, 2018 Draft) 

 

The Town of Round Hill respectfully submits the following comments regarding the May 7, 2018 draft 
of the Loudoun 2040 Comprehensive Plan. The Town appreciates the efforts of the Loudoun County 
Planning Commission and County staff in reviewing and addressing these comments as they work to 
update the County Comprehensive Plan. 
 
In general, the Town supports most of the policies contained in the 2040 Comprehensive Plan and 
wishes to commend the County on their efforts. The Town does have substantial concerns with several 
areas of the draft plan. 
 
Topic 1: JLMA Planning Process 

 
1) Figure 1 (following page) shows how the 2040 draft plan has condensed and reduced the 

significance of joint planning between Towns and the County in the JLMA and eliminated 
language regarding the use of open-space easements and development rights to establish and 
preserve greenbelts around the Towns. 

2) The Town requests that the stronger language in the current Revised General Plan (RGP) JLMA 
Policies 3, 4, 6, 7, 9 and 10 (as shown in Figure 1 left-hand column) be preserved in lieu of the 
proposed condensed versions 1.2.A, 1.2.B and 1.2.E (as shown in Figure 1 right-hand column). 

3) Policy 1.2.E in particular casts doubt on the validity of the JLMA as a planning tool. The Town 
suggests the following replacement for Policy 1.2.E to use Town planning policies where 
applicable. Note that 1.2.A uses language ‘referring to Town and County policies’ whereas the 
Town recommends a stronger injunction to ‘apply Town policies’. 

a. Chapter 2, 1.2.E. Where not in conflict with this Plan, apply any applicable policies of 

the respective Town's Comprehensive Plan when reviewing and approving development 

applications within that Town's JLMA or in close proximity to the Town, and when 

planning for facilities, utilities, transportation improvements and other matters that 

directly impact that Town 
4) Loudoun 2040 Chapter 1-8 (Relation to Other Planning Documents) states that the 2040 

Comprehensive Plan supersedes all existing area plans, including the current Round Hill Area 
Management Plan (RHAMP). It is unacceptable to the Town of Round Hill to delete the current 
area plan without first drafting a replacement. While RHAMP has not been updated recently, it 
is still applicable to current concerns and has been successfully applied in recent subdivision 
applications such as Creekside. Therefore, the Town requests that RHAMP be listed as a 
component of the 2040 Comprehensive Plan. 

5) The Town requests that a policy be added to update RHAMP by a specific date (2020 is the 
target set by the Town Comprehensive Plan) or, as an alternative, have Loudoun County adopt 
the 2017 Town of Round Hill Comprehensive Plan as the replacement for RHAMP (per VA 
Code 15.2-2231, the County may adopt Town policies for unincorporated areas as part of its 
comprehensive plan). 

6) The Town suggests that this recommendation be more general, in that, if each Town so requests, 
the County consider adoption of each Town’s Comprehensive Plan into its own. Towns that 
produce plans conforming to the goals and objectives of the County Comprehensive Plan (in 
consultation with the Loudoun County Planning Department) can then have those plans 
formally adopted by the County as a more efficient alternative to the establishment of joint 
Town-County committees and county maintenance of Area Plans. 
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Figure 1. Comparison of Current RGP policies (left) regarding JLMA management and Envision Loudoun 2040 changes (right)

RGP, Town/JLMA Growth Management Policies Envision Loudoun, Town/JLMA Land Use Policies

1. The Revised General Plan identifies Joint Land Management Areas around some of 
the Towns in the County to accommodate growth emanating from them and that will 
establish distinct boundaries between the Towns and the adjacent policy area. The 
County will work with Town Officials to improve coordination on land use, annexation 
and other matters affecting the Joint Land Management Areas.

Policy 1: The County will support conservation of historical and cultural resources in and 
around the Towns to preserve the identity of each Town distinct from the surrounding 
rural area.

2. New non-government development is encouraged to locate within the corporate limits 
of the Towns before moving into contiguous designated Town Joint Land Management 
Areas (JLMAs) to facilitate the compact and efficient use of resources.

1.1. Encourage new development to locate within the Towns before moving into the 
JLMAs or surrounding area.

3. Planning and policy documents in the JLMAs will be adopted by the County through 
cooperative planning efforts with the Towns, and decisions on land use applications 
concerning land in the JLMAs will be made by the County in consultation and 
collaboration with the Towns.
4. The County will coordinate with the Towns on rezonings and subdivision development 
within the areas surrounding the Towns and in designated JLMAs regarding the 
provision of utilities, public facilities, and compliance with community design, growth 
management, and other goals and policies stated in the Revised General Plan and 
applicable area plans.
5. The Board of Supervisors will establish joint Town and County committees to 
oversee planning efforts in the JLMAs, assign staff as required to provide technical 
support, and encourage a public process to invite the participation of Town and County 
residents.
6. The Revised General Plan seeks the creation of a “greenbelt”, depending on 
topography and physical features, around the Towns and/or their JLMAs to assist in 
maintaining the distinct character of each Town. Development will be limited to that 
permitted by the underlying zoning and will observe all Green Infrastructure policies.
7. The County will seek the implementation of a greenbelt through dedication of open-
space easements, purchase of development rights, large-lot subdivisions, clustering, 
transfer of development potential, and other means.
8. As water and sewer are extended into a Town JLMA, annexation of the area by the 
Town will be encouraged by the County. 1.2.C. Encourage annexation by the Towns when water and sewer extend into a JLMA.

9. The County will coordinate closely with the Towns on residential subdivisions 
proposed outside the Town limits.
10. The County will coordinate with the Towns on development issues in order to 
promote fiscally balanced growth that will not unduly strain County or Town resources, 
including County and Town budgets, the natural environment, public facilities and 
utilities.

1.2.A. Coordinate with the Towns on planning and development in areas surrounding the 
Towns by undertaking joint planning efforts in the JLMAs, referring to Town and County 
policies applicable to development applications, and offering technical support.

1.2.B. Implement a greenbelt around the Towns or their JLMAs through conservation 
design efforts, preservation of natural resources, and location of passive and active 
parks to help maintain the distinct character of each Town.

1.2.E. Assess the effectiveness of the JLMA approach and associated zoning to 
protecting town character or maintaining a “hard edge” between the town and the rural 
area.
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Topic 2. Annexations 

 
1) Figure 2 (following page) shows how the 2040 plan has essentially removed all policies 

regarding annexation or boundary line adjustment except for a single sentence using the term 
“encourage”. 

2) The existing RGP policies had very specific guidelines including a requirement that 
developments in the JLMA receiving service must agree to annexation and that the County’s 
approval of development in the JLMA constitutes County approval of annexation. These 
guarantees are proposed to be removed by the 2040 plan, allowing development in Town 
JLMAs without commitment to annexation. 

3) The Town of Round Hill’s position is that when the Town is ready to expand its boundaries to 
include areas of the JLMA that the County should support such expansion unequivocally, 
especially in situations where the Town has already extended services and incurred costs and 
obligations to enable such development. 

4) The Town of Round Hill considers future expansion of its boundaries (within its established 
service area) to be critical to providing required services beyond water and sewer, including but 
not limited to transportation, trails and recreation, parks and open space. These requirements are 
not for new growth, but to adequately meet the needs of current and ‘already-approved’ Round 
Hill residents in our Town and surrounding JLMA. 

5) The Town recognizes the desire to update the language in this section and therefore proposes 
the following shortened version of the RGP policies. 

 
Chapter 2, Towns and JLMAs 

 

Strategy 

1.4 Recognize the JLMA as the future extent of each Town, unless a smaller limit is provided in 

its Town Comprehensive Plan and approve annexations and/or boundary line adjustments by 

the Towns where water and sewer extend into the JLMA. 

Actions 

A. Require any development application including extension of sewer and/or water services 

outside the Town's corporate limits to be accompanied by written consent to annexation by the 

Town as a condition of approval. County approval of such development applications constitute 

County agreement to future annexation of that property by the Town. 

B. At the Town's request, the County will support annexation of any existing properties within 

the JLMA that are currently served or planned to be served by water and/or sewer from the 

Towns provided it is consistent with the other goals and objectives of this Plan. 

C. The County supports annexation of County-owned facilities within the JLMA unless such 

facility could no longer provide required service as a consequence of annexation. 

D.  The County shall support Boundary Line Adjustments within the JLMA where a specific 

annexation request does not significantly impact other goals and objectives of this Plan. The 

County shall support entering into future annexation agreements with the Towns in cases where 

conditions on annexation are required to achieve the goals and objectives of this Plan. 
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Figure 2. Comparison of Current RGP policies (left) regarding annexation and Envision Loudoun 2040 changes (right) 

RGP, County/Town Annexation Agreement/Corporate Boundary Adjustment GuidelinesEnvision Loudoun, Annexation/Boundary Adjustment Policies

1. It should be the intent of the County and of the Town that any property located within 
the Joint Land Management Area (as defined in the policies of this Plan) which is 
presently or would be served by Town sewer and/or water in accordance with the utility 
policies included in this Plan, should, in the future, be annexed by the Town.
2. The Town and the County should only honor requests for the extension of sewer 
and/or water services outside the Town’s corporate limits, within the designated Joint 
Land Management Area provided that the beneficiaries of such service prepare written 
acknowledgement of the right of the Town Council to annex the subject properties. If the 
Town should desire, this written acknowledgement shall include the beneficiaries’ 
written agreement to join with the Town in a joint annexation petition.
3. Parcels located within the designated Joint Land Management Area and contiguous to 
the corporate boundaries of the Town which have agreed to annexation in exchange for 
Town sewer and/or water service should be immediately annexed by the Town upon 
County approval of the rezoning and/or development proposal that requires water and/or 
sewer service.

4. Parcels located within the designated Joint Land Management Area which have 
agreed to annexation in exchange for Town sewer and/or water but which are not 
contiguous to the corporate boundaries of the Town should enter into an agreement with 
the Town as follows: that annexation of these parcels should take place at such time as 
the subject parcels become contiguous with the corporate limits of the Town or five 
years from the date of County approval of the rezoning and/or land development 
proposal which requires Town water and/or sewer service, whichever comes first. In 
the latter case, where parcels receiving central sewer and water remain noncontiguous 
to the corporate limits of the Town, any parcels lying between the corporate limits of the 
Town and the noncontiguous parcel which is receiving Town sewer and water should 
be annexed at the end of the five year period. However, these intervening parcels should 
not be require to hook into the Town sewer and/or water service unless desired by the 
property owner or necessary in order to maintain public health standards.

5. At such time as the County approves the rezoning and/or development proposal of a 
property in the Joint Land Management Area, which would require Town sewer and/or 
water service, such approval should constitute the County’s approval of such 
annexation. At the time of such approval, the County should also provide the Town with 
written consent of annexation.
6. All Towns may proceed with annexations or with corporate boundary line adjustments 
irrespective of whether the Town has a Joint Land Management Area. In cases where 
there is a need to make a minor adjustment to a corporate boundary, the Town and the 
County may process a corporate boundary line adjustment pursuant to the State Code 
provisions. For incorporation of property which is more expansive in size or which will 
have broader jurisdictional and land use implications for the Town as well as the 
County, an annexation proceeding is appropriate. The State Code provisions apply to 
annexations and the County will work with each Town on an annexation pursuant to 
state requirements.

1.2.C. Encourage annexation by the Towns when water and sewer extend into a JLMA.
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Topic 3. Town-Specific Policies 

 

1) The Town does not support the removal of Town-specific policies and actions from the Envision 
Loudoun 2040 plan. Actions specific to each Town show how the general policies are to be 
applied in specific known situations and provide valuable context to assess new situations. 

2) The following recommendations are drawn from the 2017 Town of Round Hill Comprehensive 
Plan, which includes Chapter 12 providing policies for the Greater Round Hill Area. These are 
proposed to be added to a Round Hill-specific area in the Towns chapter. 

a. Update the Round Hill Area Management Plan prior to 2020. Consider the existing 2017 
Town of Round Hill Comprehensive Plan as a replacement. 

b. Acquire and develop right-of-way from Purcellville to Round Hill to connect 
pedestrians and bikers to the regional W&OD Trail, also known as the Franklin Park 
Trail. 

c. Support the shared use of the existing Western Loudoun Sheriff’s Substation site for the 
relocation of the Round Hill Volunteer Fire Department. 

d. Support the conversion of the Loudoun County Public Schools Round Hill Center, also 
known as the “old elementary school” into a community center with childcare options, 
recreational activities and community gathering spaces. 

e. Create a County commuter lot within walking distance of the Town of Round Hill, 
Villages of Round Hill, and Brentwood Springs neighborhoods. 

f. Support joint Town-County operations of Sleeter Lake Park and consider with the Town 
the incorporation of Sleeter Lake Park into Franklin Park. 

g. Avoid high-density development between the current  boundaries  of  Round Hill and 
Purcellville, in particular in the vicinity of Franklin Park, which serves as part of the 
buffer distinguishing the two localities. 

h. Encourage the use of conservation easements on lands adjacent to the Round Hill JLMA 
and continue protection of existing conservation easements in the Round Hill greenbelt. 

i. Approve, via Boundary Line Adjustment or Annexation Agreement, any expansion of 
the Town boundary into areas already receiving utility service or planned to receive such 
service. 

3) The Town requests a more expanded narrative for the Town as originally provided by our staff.  
 

Topic 4. Town JLMA Boundary 

 

1) The current JLMA policy boundary is not consistent with the Town de facto service area. 
Instead it is mostly drawn along the areas of JLMA zoning and bisects some of the PDH-3 
zoning (Villages of Round Hill). 

2) Some key parcels that currently receive (or are already approved for) utility service from the 
Town but which are outside the JLMA policy area include Woodgrove Park, the Round Hill 
Aquatic Center, Round Hill Elementary School, the Evening Star Dr. Water Tower, and about 
35 residential lots in Stoneleigh (and including the Stoneleigh Water Tank). The Town believes 
any policies relating to the JLMA should also apply to these properties (including possible 
future Boundary Line Adjustment), and therefore requests a technical adjustment to the JLMA 
policy area boundary to includes parcels in our current service area. A more complete list (with 
PINs and map) can be provided separately. 

3) No expansion of current or future Town service area is intended by this request, only a technical 
adjustment to bring the JLMA policy area into conformance with the current service area. 
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Topic 5. Transition Policy Area and Rural Policy Area 

 

1) The Town is strongly opposed to the proposal in the 2040 Envision Loudoun draft plan to 
expand the Transition Policy Area into portions of the existing Rural Policy Area, and to convert 
portions of the existing Transition Policy Area into Suburban Policy Area. 

2) The Town believes shifting of the policy area boundaries is not required to meet housing needs. 
The Town recommends more focus in the Loudoun 2040 plan on opportunities for 
redevelopment within the existing Suburban Policy Area and new Urban Policy Area. Until the 
redevelopment potential of areas that already have infrastructure and transportation 
improvements in place is realized, moving the TPA boundary is unwise and harmful to 
preservation of the qualities of the west that make it a net gain to County taxpayers and an 
environmental asset. 

3) Shifting the TPA/RPA boundaries will signal to the development community that further 
changes in those boundaries and rezonings that are not consistent with the Comprehensive Plan 
are likely to occur in the future, which will further drive speculation in the TPA and RPA. 
Consistent policies are necessary to direct future development investment into areas with 
existing infrastructure and the newly proposed Urban Policy Area. 

4) The Town had the opportunity to review the comments from the Town of Middleburg prior to 
this submission and endorses them in their entirety. 
 



Date of Meeting:  January 19, 2017 

#I-2 
BOARD OF SUPERVISORS 

BUSINESS MEETING 
INFORMATION ITEM 

SUBJECT: Update on the Housing Needs Assessment 

ELECTION DISTRICT: Countywide 

STAFF CONTACTS: Hope Stonerook, Acting Director, Family Services  
Sarah Etro, Assistant Director, Family Services 
Brian Reagan, Housing Programs Manager, Family Services 

PURPOSE:  To provide the Board of Supervisors with an update on the Housing Needs 
Assessment. 

BACKGROUND:  On January 21, 2015, the Board of Supervisors (Board) voted (7-2, Delgaudio 
and Letourneau opposed) to direct staff to work with the Housing Advisory Board (HAB) to 
develop a scope of services that could be performed by a consultant to produce an assessment of 
housing needs.  On October 7, 2015, the Board approved (9-0) the authorization of up to $100,000 
from the unallocated FY 2016 General Fund appropriation for completion of the Housing Needs 
Assessment (HNA). 

In February 2016, the County procured the consulting services of the George Mason University 
Center for Regional Analysis and Lisa Sturtevant & Associates, LLC, to complete the HNA.  The 
contract provides for one year to complete the HNA in order to be useful in the Comprehensive Plan 
Update process. The Consultant has almost completed the project and is finalizing the HNA in 
several review meetings planned with the HAB. 

The project started with a kick-off meeting on March 22, 2016.  The Consultant provided mid-
project updates to the HAB in July, 2016 and in December, 2016.   An inter-departmental team 
composed of representatives from Management and Budget, Economic Development, Family 
Services/Housing, Planning and Zoning and the Housing Advisory Board performed technical 
review and comment on draft reports as the Assessment was being developed.   Staff received a new 
draft of the report from the consultant on January 4, 2017.  The Assessment includes three major 
sections:  1) current demographic, economic and housing market conditions, 2) forecasts of housing 
demand and 3) appendices, including methodology. The January 4th draft has been provided to HAB 
and to members of the Board of Supervisors.  On January 11th the Consultant attended a Housing 
Advisory Board meeting to brief them on the Housing Needs Assessment.  

The overall objectives of the Assessment were to analyze current demographic, economic and 
housing market conditions and patterns of housing affordability in the County and to prepare 
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detailed forecasts of future housing demand in the County based on an assessment of local and 
regional economic and demographic factors.  An unconstrained forecast methodology was used for 
the forecast of future housing demand.   In this context, unconstrained means that the forecast was 
not bound by land use capacity pipeline development, zoning or local public policy. 
 
The forecast was based on an analysis of local and regional employment and demographic forecasts 
that will likely drive future demand for housing within the County.  An unconstrained forecast also 
includes factors related to the employment-driven portions of housing demand, including job 
growth, the number and ages of workers, the number and types of households future workers will 
form by age group, the number of households with a future job in Loudoun County that will live in 
Loudoun, and an estimate of the types of housing units that Loudoun’s future households will 
prefer.   From a demographic perspective, an unconstrained forecast includes an analysis of the 
recent population trends by age and sex and estimates of household incomes and housing types.    
 
Key findings from the Assessment include: 

• The demand for home ownership rebounded relatively quickly following the housing market 
downturn. 

• The number of renters in the County has increased substantially since the downturn and the 
characteristics of renters have evolved in recent years – more families and older adults are 
renters than in the past. 

• A substantial number of households are cost burdened, i. e. households that spend 30% or 
more of income on housing. 

• There will be a demand for over 66,000 housing units1 in Loudoun County between 2015 
and 2040 

• Nearly half of the 2040 demand will come from 150% AMI 2or higher 
• There is a potential unmet need for a significant amount of rental units, including homes that 

are affordable to households with incomes below 80% of area median income (AMI). 
• There is a potential gap of 18,300 housing units between this unconstrained demand and 

constrained County/Council of Government (COG) forecasts.  
 
The Assessment includes a substantial amount of data and the leadership of HAB requested 30 days 
to review and comment on the January 4th draft.    There will likely be another meeting with HAB 
and the consultant during this 30-day review period. Staff has initiated one-on-one briefings with 
members of the Board to answer questions in preparation for the presentation on the final report at a 
future Board business meeting.  
 
ISSUES:  There are no issues related to providing this update to the Board. 
 
FISCAL IMPACT:  There is no fiscal impact related to this information item.    

                                                 
1 The 66,000 housing unit number is based on the demand for housing described in the unconstrained forecasts less the 
existing housing inventory which in 2015 was 127,076 units. 
2 AMI is the Area Median Income for the metropolitan region.  The 2015 AMI is $ 109,200 for a family of four and $ 
76,500 for a single person. 
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National Capital Region Transportation Planning Board 
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Employment Change by 10-Year Increments
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Population Change by 10-Year Increments
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Employment Change by Sector 2015–2045
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Employment Change by Sector 2015 – 2045
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Summary of Round 9.0 
Cooperative Forecasts 

COG / TPB Planning Area (Thousands)

2015 to 2045

2015 2045 Number Percent

Employment 3,149.9 4,285.7 1,136 36%

Population 5,388.7 6,905.1 1,516 28%

Households 2,008.3 2,646.0 638 32%
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Change in 2040 Forecast from Round 8.4

COG / TPB Planning Area (Thousands)

Round 8.4 Round 9.0   Number Percent

Employment 4,370.8 4,130.4 -240    -6%

Population 6,619.2     6,698.7 80      1%

Households 2,546.6      2,562.9 16 1%
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Forecast Employment Growth, 2015 - 2045
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Forecast Population Growth, 2015 - 2045
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Forecast Household Growth, 2015 - 2045
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• COG Board to approve “Draft Round 9.0” for use in the Air 
Quality Conformity Analysis of the 2016 Update to the 
Financially Constrained Long-Range Transportation Plan (CLRP) 
and the FY 2017-2022 Transportation Improvement Program 
(TIP) on March 9

• Local jurisdictions submit Round 9.0 forecasts by Transportation 
Analysis Zone (TAZ) by March 11, 2016

• Final approval and adoption by the COG Board in November 
2016

About COG



Paul DesJardin

COG Community Planning and Services Director

(202) 962-3293

pdesjardin@mwcog.org mwcog.org

777 North Capitol Street NE, Suite 300

Washington, DC 20002
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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 makes attracting workforce to 
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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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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. 
  

Employees % total 
employment 

Economic 
activity (direct 

output) 

% total 
economic 

activity 
Construction of new single-family 
residential structures 

2,404 1.2% $417,549,835 2.0% 

Landscape and horticultural services 4,387 2.1% $330,728,607 1.6% 
Services to buildings 3,891 1.9% $185,360,367 0.9% 
Real estate 9,837 4.7% $1,601,102,295 7.7% 
Architectural, engineering, and related 
services 

2,479 1.2% $470,369,995 2.2% 

Total 22,998  11.0% $3,005,111,099 14.4% 

Figure 1. Breakdown of Loudoun County Economy 
Bureau of Labor Statistics, Quarterly Census of Employment and Wages 

 

Housing White Paper | 10 
 

https://data.bls.gov/cew/apps/table_maker/v4/table_maker.htm%23type=5&year=2015&qtr=A&own=5&area=51107&supp=0


 

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 
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 
Loudoun’s neighbors Montgomery and Fairfax counties have similar inclusionary zoning policies as Loudoun, but 
they have employed new approaches that Loudoun could consider. For instance, Montgomery has updated its 
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zoning ordinance to require that all developments with 20 units or more 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 
Similar to the JHCHT’s land trust model, 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 B) 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 high-
capacity 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 socio-
economic 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. 
 

• Provide housing options throughout Loudoun County that can accommodate a variety of lifestyles, 
households, ages, cultures, market preferences, and incomes. 

• Locate housing near existing or planned employment opportunities, schools, communities, utilities, transit 
routes and other amenities.   

• 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. 

• Support mixed-use development projects that provide a continuum of housing types and prices as well as 
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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.  
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County of Loudoun 

Department of Planning & Zoning 

MEMORANDUM 

DATE: September 22, 2017 

TO: Envision Loudoun Stakeholders 

FROM: 

SUBJECT: Transition Area Place Type Discussion 

The Transition Policy Area discussion on September 25 will examine the Staff recommendations, 
Stakeholder comments from our last meeting, and planning considerations for this Policy Area.  As a 
group, the Stakeholders will review and comment on the place type changes that were discussed by 
each working group.  This information sheet presents several topics for Stakeholder discussion including 
the place types (and basic development characteristics) being proposed, draft planning objectives, and 
review criteria and considerations for the two staff scenarios and the compilation of stakeholder 
proposals using a draft series of evaluation criteria for comparison of the scenarios. 

STAKEHOLDER COMMENTS FROM SEPTEMBER 11, 2017 
Stakeholders provided comments on two place type scenarios for the Transition Policy Area (TPA) at the 
September 11 meeting.  The two scenarios: (1) current plan direction (now called ‘Status Quo’) and (2) a 
proposed scenario that introduced additional residential density in the Lower Foley subarea and 
industrial potential in the Lower Sycolin and Middle Goose Subareas. Stakeholders were asked to 
comment on the draft proposals and staff noted the following ideas from the discussions in the small 
work group(s) session: 

General points of agreement: 
1. Retain the Transition Policy Area as a distinct policy area but the status quo (density) is not

supported.
2. Retain the concept of 50% open space throughout the sub-areas of the TPA but greater

emphasis is needed on the quality, connectivity, and accessibility.
3. Incorporate environmental features and special areas into the New Comprehensive Plan.
4. Provide for additional residential density and unit diversity to meet the projected housing

demand in the County. Compatibility with existing development and the character of the policy
area are important.

5. Housing in the TPA should implement the County’s affordable housing and workforce housing
objectives.

Other comments from individual discussion group to be considered: 
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1. Consider changing the Red Hill Road area from Rural Policy Area to Transition Policy Area. The 
area is also surrounded by residential development that currently has public water and sewer. 
(Group 1 and Group 4) 

2. Create a village place type where a variety of housing types are encouraged. (Group 2) 
3. Consider other residential density to match existing development in the villages in Lower 

Sycolin/Middle Goose, or allow no change in these subareas and concentrate residential 
development in other areas of the TPA closer to services as proposed in Scenario B. There was 
no group consensus on the best approach. (Group 3) 

4. Incorporate guidelines that address the appearance of industrial uses along the Greenway and 
Sycolin Road and their relationship to adjacent residential uses. 

5. The amount of industrial impervious surface should be a concern near the Goose Creek 
reservoir. 

6. Need to respond to public comments that propose keeping the Transition Area as it is. 
7. Traffic congestion on Route 50 is a significant concern. 

 
Staff was then asked to conduct further evaluation: 

1. Establish performance criteria to assess whether residential or non-residential use is best for the 
Lower Sycolin (near Greenway) and Lower Foley (near power station and gas lines). 

2. Set up performance criteria to assess levels of increased densities based on built neighborhood 
densities, impact on schools and public facilities, traffic generation (especially when loading on 
to Route 50), environmental features, and fiscal impact (no proffers presently required). 

3. Consider available policy approaches to make a significant part of the new housing “affordable.” 
4. Assess what is a viable scale for a retail center to be located somewhere in the Upper Broad 

Run. 
5. Display publicly owned lands and utility information. 

 
Based on the Stakeholder comments, staff identified the acreage of floodplain, wetlands, steep slope, 
stream buffers and eased areas (i.e. constrained land) within the target land bays with development 
potential.  Staff also calculated the estimated required open space area. With these numbers, the 
Committee can calculate an estimate of the remaining developable land and with that, consider the 
form and intensity of development necessary to accommodate the overall density of development 
proposed by the place types. Where the required open space area was larger than the environmentally 
sensitive areas, staff assumed that the open space area was the constraining factor. So, for a theoretical 
100-acre parcel with 30 acres in slopes and floodplain, and a 50-acre open space requirement, staff 
assumed development could occur on 50 acres of the site. Staff did not assess the spatial arrangement 
of the environmental resources to identify any additional development constraints.  
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Table 1 Open Space & Developable Acreage – Revised General Plan Policies 

 
 
Table 1a.  Open space and Developable Acreage at Overall 50% Open Space 

 
 
 

ID Acres

Required Open 
Space (% of total 

area)*
Open Space 

Acres

Environmental 
Constrained 

Acres**
Forested 
Acres***

 Developable 
Acres Area

A 1,273.44 0.7 891.41 327.89 472.77 382.03 Lower Sycolin
B 239.87 0.7 167.91 30.74 226.91 71.96 Middle Goose
C 708.05 0.7 495.64 196.62 441.50 212.42 Middle Goose
D 44.10 0.5 22.05 9.48 20.28 22.05 Upper Broad Run
E 120.54 0.5 60.27 12.73 29.00 60.27 Upper Broad Run
F 1,215.46 0.5 607.73 262.99 518.58 607.73 Upper Broad Run
G 78.63 0.5 39.31 0.40 41.64 39.31 Upper Broad Run
H 73.52 0.5 36.76 7.60 10.57 36.76 Upper Broad Run
I 604.27 0.5 302.14 77.94 237.16 302.14 Upper Broad Run
J 93.35 0.5 46.67 51.57 53.66 46.67 Upper Foley
K 239.51 0.5 119.75 38.39 92.47 119.75 Upper Foley
L 42.03 0.5 21.02 18.17 16.34 21.02 Lower Foley
M 2,654.09 0.5 1,327.04 510.11 1,358.58 1,327.04 Lower Foley
N 165.61 0.7 115.93 57.14 94.74 49.68 Lower Bull Run
O 20.88 0.7 14.62 10.94 9.07 6.26 Lower Bull Run

* Current Plan open space requirements
**Environmental Constraints: floodplain, steep slopes, buffers, eased property, wetlands.  If the Environmental 
Constrained Acres are less than the required Open Space, staff assumed the Open Space limited the Developable 
Acreage.  A spatial analysis has not been done.
***Forested areas were not considered constrained.

ID Acres

Required Open 
Space (% of total 

area)*
Open Space 

Acres

Environmental 
Constrained 

Acres**
Forested 
Acres***

 Developable 
Acres Area

A 1,273.44 0.5 636.72 327.89 472.77 636.72 Lower Sycolin
B 239.87 0.5 119.94 30.74 226.91 119.94 Middle Goose
C 708.05 0.5 354.03 196.62 441.50 354.03 Middle Goose
D 44.10 0.5 22.05 9.48 20.28 22.05 Upper Broad Run
E 120.54 0.5 60.27 12.73 29.00 60.27 Upper Broad Run
F 1,215.46 0.5 607.73 262.99 518.58 607.73 Upper Broad Run
G 78.63 0.5 39.31 0.40 41.64 39.31 Upper Broad Run
H 73.52 0.5 36.76 7.60 10.57 36.76 Upper Broad Run
I 604.27 0.5 302.14 77.94 237.16 302.14 Upper Broad Run
J 93.35 0.5 46.67 51.57 53.66 46.67 Upper Foley
K 239.51 0.5 119.75 38.39 92.47 119.75 Upper Foley
L 42.03 0.5 21.02 18.17 16.34 21.02 Lower Foley
M 2,654.09 0.5 1,327.04 510.11 1,358.58 1,327.04 Lower Foley
N 165.61 0.5 82.81 57.14 94.74 82.81 Lower Bull Run
O 20.88 0.5 10.44 10.94 9.07 10.44 Lower Bull Run

* Current Plan open space requirements
**Environmental Constraints: floodplain, steep slopes, buffers, eased property, wetlands.  If the Environmental 
Constrained Acres are less than the required Open Space, staff assumed the Open Space limited the Developable 
Acreage.  A spatial analysis has not been done.
***Forested areas were not considered constrained.
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PLACE TYPE REVIEW 
 
Staff has also estimated the residential and nonresidential buildout totals for the current Plan, staff’s 
proposed recommendation (draft), and for a compilation of Stakeholder comments received from the 
September 11, 2017 Meeting. The discussion on September 25th will seek consensus on a series of 
decision points based on the stakeholder comments.  As a reminder, the Place Types are distinguished 
as follows: 
 
Transition Neighborhood A: 
Use Pattern Small lot, cluster residential, limited retail and employment uses, minimal land 

disturbance 
Residential Uses  Detached units, 1 du/10-1 acres, lot sizes no minimum 
Retail uses*  Limited, Land-based & service uses 
Employment uses* Limited, Land-based & small scale 
Civic & Recreation* Active & passive, minimal lighting, noise. 
Open Space Minimum 50 - 70%, per subarea, accessible, reduce visibility from public rights-

of-way and other clusters; connected to other open space, outdoor amenities 
View from Perimeter Wooded, natural, rural character 
Internal Street Pattern Interconnected, low impact design 

* Uses allowable but not mandated part of mix. 
 
Transition Neighborhood B: 
Use Pattern Small lot, small unit, urban or cluster form 
Residential Uses  Detached and attached units, 4 du/acre, detached lot sizes <10,000 sf.  
Retail uses*  Land-based & service uses 
Employment uses* Land-based & small scale 
Civic & Recreation* Active & passive, minimal lighting, minimal noise impacts. 
Open Space Minimum 50%, accessible, may be active and passive recreation, farmland, and 

conservation areas; connected to other open space, outdoor amenities 
View from Perimeter Landscaped, significant setbacks or wooded, natural, rural character 
Internal Street Pattern Interconnected, minimal setbacks 

* Uses allowable but not mandated part of mix. 
 
Transition Light Industrial:   Transition Neighborhood Center: 
Density  0.1-0.6 Floor Area Ratio  Density: .1-.6 Floor Area Ratio 
Open space:  50%    Open Space:  50% 
Uses:  Warehousing   Uses:    Neighborhood-service retail and service  

Data centers     Small format retail/entertainment 
Flex space     Office 
Office      Civic 
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TRANSITION POLICY AREA DEVELOPMENT OBJECTIVES & POLICY DIRECTION 

Staff has drafted a series of guiding objectives for the Stakeholders Committee consideration.  These 
statements, as they may be modified going forward, will ultimately serve as policy and/or guidance to 
help evaluate development proposals in the TPA.   
 
Supportive Envision Objectives 
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 socio-
economic groups. 

3. A well-functioning natural system of green infrastructure preserving open space and cultural 
resources to include agricultural land and heritage. 

 
Existing Transition Area Policies/Guiding Principles: 
1. Provide for a visual and spatial transition between the Suburban Policy Area and the Rural Policy 

Area.  Uses, whether suburban or rural, will promote a rural character when viewed from public 
roads and adjacent properties.  

2. Provide open space that will be the predominant visual element and create a contiguous 
network of green spaces connected by and accommodating trails and recreational uses. 
Development will locate on areas of the site that afford the least disruption of natural views of 
the rural landscape from adjacent properties and roads.  

3. Protect and enhance the drinking water resources of the Occoquan, Beaverdam, and Goose 
Creek Reservoirs and the area’s river and stream corridors through preserving existing 
vegetated stream corridor buffers.  

4. Ensure new development is compatible with adjacent existing development by minimizing 
visibility from other properties, providing appropriate transitions and developing at a 
compatible scale and intensity. 

 
Growth Management Strategies 
1. Direct new development where essential services and infrastructure are in place or planned.   

2. Encourage new development to appropriately address its impacts on services and facilities. 

3. Encourage new development that provides for the provision of accessible open space networks 
providing trails and passive recreation uses that connect communities and retain the 
environmental function of the open space. 

 
Provision of Diverse Housing 
1. New development should provide for a variety of housing sizes, and unit types to support 

affordable/workforce housing. 
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Draft Scenario Evaluation Criteria 
Also provided for stakeholder consideration is a list of evaluation criteria for comparing the impact of 
the place type scenarios and stakeholder proposals.   
 
1. Compatibility of Adjacent Existing Uses  
2. Provision of Open Space  
3. Existing/Planned Roadway System (Existing and Future Capacity) Staff proposes to use ITE traffic 

generation figures to calculate traffic generation for the scenarios: 
 

 

4. Existing Utilities Services/Constraints 
5. Capital Costs. Staff proposes to use the current Capital Intensity Factor to assess the capital impacts 

of each scenario.  There are currently three subareas and consequently three different sets of 
intensity factors that impact the TPA as noted in the following table: 

 
 
 

6. Environmental Sensitivity (Steep Slopes, Reservoir Protection)  
7. Provision of Affordable/Workforce Housing  
8. Fiscal Impact 

Trip Generation Rates

ITE Code AM Peak Hour PM Peak Hour Weekday

Residential 

     SFD 210 0.77 trips per DU 1.02 trips per DU 9.52 trips per DU

     SFA 230 0.44 trips per DU 0.52 trips per DU 5.81 trips per DU

     MF 223 0.3 trips per DU 0.39 trips per DU 4.68 trips per DU

Industrial 110 1.01 trips per 1,000 SF 1.08 trips per 1,000 SF 6.97 trips per 1,000 SF

Retail 820 0.96 trips per 1,000 SF 3.71 trips per 1,000 SF 42.70 trips per 1,000 SF

Housing Unit 
Type

Population per 
Housing Unit

County Cost 
per Capita County CIF Child/Unit

School Cost 
per Child School CIF Total CIF

SFD 3.78 $8,148 $30,797.82 0.86 $25,129 $21,610.74 $52,408.56
SFA 2.88 $8,148 $23,465.00 0.54 $25,129 $13,569.54 $37,034.54
MF Stacked 2.20 $8,148 $17,924.65 0.30 $25,129 $7,538.63 $25,463.29
MF  1.97 $8,148 $16,050.71 0.23 $25,129 $5,779.62 $21,830.33

Housing Unit 
Type

Population per 
Housing Unit

County Cost 
per Capita County CIF Child/Unit

School Cost 
per Child School CIF Total CIF

SFD 3.78 $4,694 $17,744.53 0.86 $22,636 $19,467.36 $37,211.89
SFA 2.88 $4,694 $13,519.64 0.54 $22,636 $12,223.69 $25,743.33
MF Stacked 2.20 $4,694 $10,327.51 0.30 $22,636 $6,790.94 $17,118.44
MF  1.97 $4,694 $9,247.81 0.23 $22,636 $5,206.39 $14,454.20

Housing Unit 
Type

Population per 
Housing Unit

County Cost 
per Capita County CIF Child/Unit

School Cost 
per Child School CIF Total CIF

SFD 3.78 $4,049 $15,307.06 0.86 $22,175 $19,070.43 $34,377.49
SFA 2.88 $4,049 $11,662.52 0.54 $22,175 $11,974.46 $23,636.98
MF Stacked 2.20 $4,049 $8,908.87 0.30 $22,175 $6,652.48 $15,561.35
MF  1.97 $4,049 $7,977.49 0.23 $22,175 $5,100.23 $13,077.72

Eastern CIF Table (Ashburn Planning Subarea)

Dulles Planning Subarea CIF Table

Leesburg Planning Subarea CIF Table
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SCENARIOS 
Staff has provided two development scenarios for the Stakeholders’ consideration and a compilation of 
Stakeholder comments from the last meeting suggesting additional place type changes.  The estimated 
residential and nonresidential buildout is illustrated on Table 2. 
 
SCENARIO 1 
Scenario 1 retains the current land use pattern.  
• Residential total units:  2,801 units 
• Industrial total floor area: 709,157 square feet (0.4 FAR) 
• Retail floor total area: 0.0 square feet  
• Densities set by policy area. 
• Proposed industrial development north of Sycolin Road. 
 
CONSIDERATIONS 
1. Compatibility with Adjacent Existing Uses. Use and densities reflect existing development pattern. 
2. Provision of Open Space.  50% to 70% 
3. Existing/Planned Roadway System (Existing and Future Capacity). Road network designed to 

planned densities.  No changes required. 
4. Existing Utilities Services/Constraints. Utilities provided to all policy areas and sized to planned 

densities.  No changes would be required. 
5. Capital Costs. No proffers are available since the area is already zoned to planned densities. Cost 

would be paid out of general revenues.  
6. Environmental Sensitivity (Steep Slopes, Reservoir Protection).   
7. Provision of Affordable/Workforce Housing. Not addressed. Affordable housing not required at 

planned densities. 
8. Fiscal Impact. 
 
SCENARIO 2 
Scenario 2 was the subject of Stakeholder review at the September 11 meeting. 
• Residential total units:  12,076 units 
• Industrial total floor area: 30.88 million square feet (0.6 FAR) 
• Retail floor total area: 1.12 million square feet (0.2 FAR) 
• Focuses new residential development in the Lower Foley subarea, east of Northstar Boulevard and 

along the Braddock Road corridor. 
• Proposed industrial development south of the Greenway in the Lower Sycolin subarea. 
 
CONSIDERATIONS 

1. Compatibility with Adjacent Existing Uses. Higher densities proposed in Lower Foley are separated 
from much of the existing development and adjacent to suburban development. 

2. Provision of Open Space.  50% overall.  Sensitive areas of Lower Foley and Middle Goose policy 
areas may see higher impacts.  Existing Bull Run and Goose Creek buffers are retained. 

3. Existing/Planned Roadway System (Existing and Future Capacity). Additional road capacity will be 
necessary along existing corridors serving the Lower Foley and Lower Sycolin policy areas. 

4. Existing Utilities Services/Constraints. Utilities provided to all policy areas.  Increased density will 
potentially require resizing the pipe networks and pump stations. 
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5. Capital Costs. Capital costs will rise significantly with the addition of 10,000 households.  Service 
requirements would be focused in Lower Foley.  

6. Environmental Sensitivity (Steep Slopes, Reservoir Protection).  Environmental impacts would be 
concentrated in Lower Foley and Lower Sycolin but no change in protection measures are 
suggested. 

7. Provision of Affordable/Workforce Housing. Higher density and broader mix of housing types with 
appropriate development guidelines could increase housing affordability. 

8. Fiscal Impact. Fiscal impact would be significantly higher with the additional housing but would be 
balanced by an increase in industrial and commercial development. 

 
Stakeholder Proposals for Discussion 
The combined potential impact (estimated) of the individual stakeholder place type proposals are 
presented for further discussion. 
• Potential residential total units:  18,323 units 
• Potential industrial total floor area: 36.72 million square feet (0.6 FAR) 
• Retail floor total area: 1.12 million square feet (0.2 FAR) 
• Reduced the proposed industrial areas where compatibility issues with existing development were 

greatest, south of the Greenway and extends the industrial area west to the Town of Leesburg 
corporate boundary. 

• The addition of higher density residential in several land bays in the Upper Broad Run and Upper 
Foley subareas 

• The addition of two rural policy areas to the TPA, where 1) the rural area was surrounded by higher 
density development and utilities; and 2) to take advantage of the Shreve Mill interchange on the 
Greenway and proximity to Crosstrail and Battlefield Parkways and Leesburg Airport. 

 
CONSIDERATIONS 

1. Compatibility with Adjacent Existing Uses. Higher densities proposed on smaller land bays in the 
Upper Foley area increase the potential for compatibility issues with surrounding development.  
Industrial development is proposed along both sides of the roads from Goose Creek to Leesburg. 
Elevations of the roads, particularly the Greenway will make large buildings difficult to conceal. 

2. Provision of Open Space.  50% overall.   
3. Existing/Planned Roadway System (Existing and Future Capacity). Proposal would have the most 

impact on roads.  Additional road capacity will be necessary along existing corridors and new roads 
may be necessary. 

4. Existing Utilities Services/Constraints. Utilities provided to all policy areas.  Increased density will 
require resizing underground (water/sewer) utility networks and pump stations. 

5. Capital Costs. Capital costs will rise significantly with the addition of 16,000 households.  Service 
requirements would be dispersed throughout the TPA.  

6. Environmental Sensitivity (Steep Slopes, Reservoir Protection). Sensitive areas throughout the TPA 
may see higher impacts but no change in protection measures are suggested. Existing Bull Run and 
Goose Creek buffers are retained. 

7. Provision of Affordable/Workforce Housing. Higher density and broader mix of housing types with 
appropriate development guidelines could increase housing affordability. 

8. Fiscal Impact. Fiscal impact would be significantly higher with the additional housing but would be 
balanced by an increase in industrial and commercial development.  
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Attachment 1 

STAFF RECOMMENDATION POTENTIAL DEVELOPMENT ESTIMATES (DRAFT) 

  
Gross Land 

Area Scenario 1  (RGP) Scenario 2*   

Area A   709,157 sq. ft. industrial 
30,882,298 sq ft 
industrial   

Area A 1,273 acres 123 dwelling units 45 dwelling units  COLOR KEY 
Area B 240 acres 23 dwelling units 23 dwelling units  Place Type A 
Area C 708 acres 70 dwelling units 70 dwelling units  Place Type B 
Area D 44 acres 14 dwelling units 14 dwelling units  Light Industrial 
Area E 121 acres 39 dwelling units 39 dwelling units  Retail 
Area F     366,252 sq ft retail   
Area F 1,215 acres 884 dwelling units 842 dwelling units   
Area G 88 acres 38 dwelling units 38 dwelling units   
Area H 74 acres 73 dwelling units 73 dwelling units   
Area I 604 acres 422 dwelling units 422 dwelling units   
Area J 93 acres 26 dwelling units 26 dwelling units   
Area K     430,983 sq ft retail   
Area K 236 acres 82 dwelling units 88 dwelling units   
Area L 37 acres 16 dwelling units 146 dwelling units   
Area M     324,870 sq ft retail   
Area M 2,636 acres 931 dwelling units 10,226 dwelling units   
Area N 166 acres 54 dwelling units 54 dwelling units   

Area O 21 acres 6 dwelling units 6 dwelling units   
Total 
Industrial   709,157 sq. ft. industrial 

30,882,298 sq ft 
industrial   

Total Retail    1,122,105 sq ft retail   
Total 
Residential 7,556 acres 2,801 dwelling units 12,076 dwelling units   
*Assumes Transition Neighborhood B Place Type (4 dwelling units/acre) in Area L and portions of 
Area K and Area M   
•         Light Industrial square footage for Scenario 1 assumed 0.4 Floor Area Ratio (FAR); Scenario 2 
assumed 0.6 FAR   
•         Retail square footage for Scenarios 2 assumed 0.2 FAR.   
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Attachment 1 

STAKEHOLDERS DISCUSSION - POTENTIAL DEVELOPMENTESTIMATES (DRAFT) 

  Gross Land Area Stakeholder Working Map*   
Area A  21,302,408 sq ft industrial  COLOR KEY 
Area A 1,273 acres 45 dwelling units  Place Type A 
Area B 240 acres 23 dwelling units  Place Type B 
Area C 708 acres 70 dwelling units  Light Industrial 
Area D 44 acres 14 dwelling units  Retail 
Area E 121 acres 39 dwelling units   
Area F   366,252 sq ft retail   
Area F 1,215 acres 4,687 dwelling units   
Area G 88 acres 314 dwelling units   
Area H 74 acres 242 dwelling units   
Area I 604 acres 1,538 dwelling units   
Area J 93 acres 26 dwelling units   
Area K   430,983 sq ft retail   
Area K 236 acres 749 dwelling units   
Area L 37 acres 146 dwelling units   
Area M   324,870 sq ft retail   
Area M 2,636 acres 10,226 dwelling units   
Area N 166 acres 54 dwelling units   
Area O 21 acres 6 dwelling units   
Area P (RPA) 590 acres  15,417,888 sq ft industrial   
Area Q (RPA) 347 acres 114 dwelling units   
*Assumes Transition Neighborhood A Place Type (1 dwelling unit/3 acres) in Area Q, 
Industrial FAR 0.6, and Retail FAR 0.2   
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CHAPTER 2-5 

Residential
85%

Non 
Residential

5%

Public/Civic
10%

Transition Compact Neighborhoods include a variety of single family homes arranged around a
focal point such as a civic use, park, green or small commercial center. The predominant use is a
mix of single family detached and attached housing. If included, neighborhood-serving retail or 
employment space (such as shared office space) should be situated in conjunction with civic space 
or a central park or green to create a neighborhood core or focal point. 

The lot pattern within each community should exhibit an easily recognizable diversity in lot size 
and configuration, a variety of house sizes, heights and styles, and a mix of housing types along 
each street frontage and within each block. A pattern of interconnected streets is intended to 
provide a walkable community. Open space and natural vegetation are the dominant visual features 
and provide public trails, passive and active recreation and significant perimeter and environmental 
buffers. Transition Compact Neighborhood developments will also form the major residential 
component of a Transition Community Center, surrounding the commercial component of the 
Center and providing a transition to other surrounding uses. In such cases, residential densities 
should be lower next to the adjacent communities. 

Predominant Uses Secondary Uses Ideal Mix of Uses

• Single Family 
Detached 
Residential

• Single Family 
Attached 
Residential

• Civic, Cultural, & 
Community 

• Retail & Service 
Commercial

• Entertainment 
Commercial

• Office
• Accessory Residential 

Units
• Public Facilities

 
 

Possible Ranges:
Res: 85-90%  
Non-Res: 0-5%  
P/C: 10% + 

Transition Compact Neighborhood 
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CHAPTER 2-6 
 

DESIGN CHARACTERISTICS

Context 
Neighborhoods providing assorted lot configurations, sizes and shapes, and smaller, intermixed 
housing types and styles, characteristic of historic towns and neighborhoods. Communities are to 
be walkable and residents and the public are to have easy access to parks, playgrounds, and trails 
internal to the neighborhood and connecting adjacent communities. The community is to be 
surrounded by extensive wooded buffers maintaining the rural appearance of surrounding roads. 

Place Type Rendering
An oblique projection of development within a Place Type to showcase the qualitative 
characteristics of how buildings within the Place Type should interact to create activity.

Residential Density: 4-8 du/ac  
Total Nonresidential FAR: Up to 0.6  Building Height: 1-3 stories

Transition
Transition Compact Neighborhood projects should be surrounded by natural buffers that visually screen 
them from view of surrounding roads and from other developments.  

Street Pattern:
Rectilinear Grid, Fragmented Parallel, and Warped Parallel
Block Length:
400-800 feet
Building Setback: 
Medium to deep
Parking:
Driveway, garage, on-street, or alley-oriented  
Design Amenities:
Sidewalks, street trees, lighting, crosswalks, common open spaces 
Open Space:
50% of the site 

CHAPTER 2-64
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