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PURPOSE: The purpose of this item is to deliver to the Board of Supervisors (Board) the draft 
Loudoun 2040 Comprehensive Plan (Loudoun 2040), as tentatively recommended by the Planning 
Commission, and to present a recommended schedule and work plan for the adoption of the Plan.  
 
BACKGROUND: Loudoun 2040 (March 13, 2019 version) is the culmination of the three-year 
Envision Loudoun planning effort that began on March 1, 2016, when the Board unanimously 
approved the initiation of the new comprehensive plan effort. At the April 21, 2016, Business 
Meeting, the Board unanimously endorsed a Plan Charter, which outlined the process for 
development of the new comprehensive plan and identified the key planning issues that were to 
be addressed.  
 
Endorsement of the Plan Charter also directed County staff to form two committees: (1) a 26 
member Stakeholders Committee; and (2) a Staff Technical Advisory Committee (STAC). Both 
the Stakeholders Committee and the STAC worked on various aspects of the planning process 
from June 2016 through July 2018. On February 22, 2018, the Board directed staff to amend the 
Plan Charter to address the efforts needed to evaluate RGP policies related to the Rural Policy 
Area, Towns, and Joint Land Management Areas. 
 
During this time, the County conducted three rounds of intensive public outreach sessions – 
totaling 17 meetings – each at various locations throughout the County. An Envision Loudoun 
website was established and kept up-to-date with maps, process updates, and project documents. 
The website also provided a web interface for citizens to provide input regarding the key issues 
to be addressed in the new comprehensive plan. Approximately 3,000 people participated in the 
Envision Loudoun process. A Public Comment Summary (Attachment 1) provides an overview 
of the topics that were received during the process to date, including input received during the 

https://www.loudoun.gov/DocumentCenter/View/149810/2019-03-13-Loudoun-2040-Comp-Plan-Combined-Doc
https://www.loudoun.gov/DocumentCenter/View/120052/New-Comprehensive-Plan-Charter---Final?bidId=
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Commission’s review of Loudoun 2040.  
 
At the Board Business Meeting on July 19, 2018, staff delivered a draft of Loudoun 2040, as 
developed through the Board’s appointed Stakeholders Committee for the Envision Loudoun 
planning process. The Board then forwarded Loudoun 2040 to the Planning Commission 
(Commission) for review and endorsed a schedule and work plan. Since that time, the 
Commission has held a Public Hearing and numerous Work Sessions, including a Joint Work 
Session with the Coalition of Loudoun Towns (COLT), comprised of the elected mayors of 
Loudoun’s towns.  
 
The Commission has completed development of Loudoun 2040 and made recommendations to 
the Board as contained in the March 13, 2019, version of the plan. A transmittal letter from the 
Commission is provided as Attachment 2. The Commission’s formal certification by resolution 
of Loudoun 2040 is scheduled to occur on March 26, 2019, which will begin a 90-day period in 
which the Board shall approve and adopt, amend and adopt, or disapprove Loudoun 2040. 
Additional background related to the development of Loudoun 2040 is available in  
Attachment 3. 
 
SECTION 1: THE COMPREHENSIVE PLAN  
 
Loudoun 2040 (March 13, 2019 version) is the culmination of a collaborative multi-year effort 
and a public outreach campaign that brought together Loudoun’s citizens, elected and appointed 
officials, stakeholders, and County staff to create a new comprehensive plan for the County. This 
planning process, known as Envision Loudoun, identified the community’s desires for the future 
of Loudoun County as they relate to growth management, land use, place types, transportation, 
natural and heritage resources, community facilities and amenities, economic development, and 
fiscal management. 
 
Loudoun 2040 presents a vision for the future, with long-range goals and objectives for all 
activities that affect the County. This includes guidance on how to make decisions on land 
development proposals, the expenditure of public funds for infrastructure, and how to address 
pressing issues such as the affordability and availability of housing or the revitalization of older 
areas.  
 
Loudoun 2040 consists of two components: the Loudoun 2040 General Plan (Loudoun 2040) and 
the Loudoun 2040 Countywide Transportation Plan (CTP).   Loudoun 2040 policies will ultimately 
implement the Board and community’s vision for growth management, land use, transportation, 
natural and heritage resources, community facilities and amenities, economic development, and 
fiscal management. This section provides an overview of the key elements and themes of Loudoun 
2040. 

Policy Areas 
The framework for land planning in Loudoun County consists of major policy areas and several 
smaller planning areas designated as Joint Land Management Areas (JLMA) and Rural Villages.  
Loudoun 2040 continues this planning framework with the major policy areas of the Suburban 

https://www.loudoun.gov/DocumentCenter/View/149810/2019-03-13-Loudoun-2040-Comp-Plan-Combined-Doc
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Policy Area (SPA), Transition Policy Area (TPA), and Rural Policy Area (RPA); and introduces 
a new policy area designated as the Urban Policy Area (UPA). The JLMAs and Rural Villages are 
also retained in Loudoun 2040. These areas represent distinct planning communities with specific 
policies, strategies, and actions tailored to address the needs of each. 

Urban Policy Area 
The UPA represents a new policy area concept in Loudoun, encompassing approximately 2,600 
acres around the Silver Line Metrorail Stations. Loudoun 2040 targets this area for the County’s 
highest densities and intensities to promote the sustainability of the Metrorail Stations. The UPA 
is recommended for a mix of uses in an urban environment and accommodates the majority of the 
County’s multi-family residential demand through 2040.  
 
The UPA is proposed for vertical development providing for multi-family, commercial, 
entertainment, cultural, civic, and recreational uses to support denser urban living. Specifically, 
policies in the Loudoun 2040 propose increased residential and nonresidential uses near the 
Ashburn Metro Station, as well as land in Loudoun County that is in close proximity to the 
Innovation Metro Station across the County line in Fairfax County. Loudoun 2040 also recognizes 
the importance of protecting operations at Washington Dulles International Airport and does not 
propose residential density within the Airport Impact Overlay District, while also providing the 
ability to address potential changes to noise contours. 
 
Suburban Policy Area 
The 48,000-acre SPA comprises the majority of the eastern third of the County and is where most 
of the residential and commercial growth has occurred since the 1960’s. The SPA developed in a 
traditional suburban pattern with predominantly single-family neighborhoods. The vast majority 
of land in the SPA planned for residential uses under the Revised General Plan (RGP) is either 
developed or approved for development—the amount of land available for future development is 
constrained.  
 
As the SPAnears buildout, Loudoun 2040 places emphasis on planning for new mixed-use 
development, infill development and revitalization, as well as completing the planned roadway 
network already in place. The automobile is the primary mode of transportation in the SPA 
currently, but as development and redevelopment occurs new improvements will be sought for 
bicycle, pedestrian, and transit facilities that offer enhanced connectivity.  

With little current vacant land remaining for residential development within the SPA and the 
potential high demand for new housing units, Loudoun 2040 designates numerous vacant or 
underdeveloped parcels for a mixture of housing types with increased density, while recognizing 
the need to provide for compatibility with existing neighborhoods. Loudoun 2040 also addresses 
the need to identify and designate areas for redevelopment of aging and underperforming 
properties and corridors, such as older auto-centric shopping centers, which are ideal locations for 
introducing new mixed use projects to re-invigorate and re-activate community activity in those 
areas. Policy recommendations include promoting public-private partnerships, investing in public 
infrastructure improvements, providing land use flexibility, and other means to encourage 
redevelopment, revitalization, and adaptive reuse of these areas. 
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Transition Policy Area 
The TPA extends over an area of approximately 24,000 acres between the SPA to the east and the 
RPA to the west.  
 
During the review process with the Commission, the long-term purpose and function of the TPA 
was discussed. The Commission considered past and by-right development in the area, continued 
pressure on the housing market in the County, and preservation of the RPA during their 
deliberations on the draft plan. The Commission identified targeted areas for application of a new 
TPA place type to allow higher density in certain areas, while maintaining a minimum of 50 
percent open space.  
 
While Loudoun 2040 proposes increased residential density in the TPA, it should be noted that the 
Commission considered much of the potential increase to be deferred until sufficient transportation 
and capital facilities exist to service the increased residential uses, specifically regarding those 
areas of the TPA south of Braddock Road. 
 
There are several factors that would enable the County to accommodate new growth in the TPA, 
while protecting key environmental resources and protecting the RPA from encroachment of 
suburban development. These include phased development with access to central utilities, an 
improving transportation network reflected in the anticipated build-out of the CTP network, and 
proximity to the SPA services and amenities. 
 
Loudoun 2040 proposes a development pattern within the TPA that promotes retaining large 
amounts of open space, protection of environmental resources, housing diversity, new and 
expanded opportunities for publicly accessible open space, and economic growth. Although the 
TPA is predominantly residential, Loudoun 2040 designates limited areas for light industrial 
development in the northern portion of the TPA in close proximity to planned improvements to 
Sycolin Road and existing industrial land south of the Leesburg JLMA. Limited retail commercial 
development is proposed along Route 50 and other retail space has already been approved in the 
TPA on Braddock Road.  
 
The Commission has also recommended moving two areas into the TPA that are currently in the 
RPA. These areas are comprised of approximately 1,400 total acres. There has been strong support 
from the property owners to move these areas into the TPA. In addition, the Commission has 
recommended that the Small Area Plan boundary be extended to include the entirety of the TPA, 
in order to enable the acceptance of proffers for development requiring legislative approvals.  
 
Rural Policy Area 
The 230,000-acre RPA comprises nearly two thirds of Loudoun’s land area in the western portion 
of the County. Loudoun 2040 acknowledges the relevance and effectiveness of the County’s 
existing RGP policies for the RPA. The policies, actions, and strategies in Loudoun 2040 are 
intended to carry forward the County’s existing approach to land use, development patterns, and 
densities in the RPA with no major changes, except to consolidate existing policies and guidelines 
contained in the RGP.  
 



Item I-1, Planning Commission Recommendation of Draft Loudoun 2040 Comprehensive Plan 
Board of Supervisors Business Meeting 

March 21, 2019 
Page 5 

 
 

 

The County’s long-standing approach for the RPA is to limit residential development so that land 
will remain available for the continued operation, expansion, and establishment of agricultural and 
rural economy uses that preserve the rural character of the landscape and support the County’s 
environmental goals. Loudoun 2040 maintains current residential development options and 
densities, as well as non-residential uses prescribed in the RGP, and as they presently exist.  
 
Any real or perceived differences between the RGP and Loudoun 2040 regarding allowable 
densities, subdivision and development options, or allowed uses are unintended and, if they exist, 
should be addressed to clarify the intent to carry forth the RGP’s intent for the RPA. 
 
Place Types  
While Loudoun’s Policy Areas provide the geographic foundation for the County’s growth 
management and land use strategies, the County’s existing policies require further refinement to 
ensure that they have an overall ability to adapt to the rapidly changing technologies, 
demographics, and markets currently affecting the County and its increasingly diverse community. 
Therefore, the County’s proposed policies are designed to be applied flexibly and to accommodate 
opportunities for innovation and change without losing sight of vision and goals. This flexibility 
provides a planning approach that can endure and, key to this flexibility, is the concept of “place 
types,” which is a central theme of the draft plan.  
 
A place type is a new, more flexible and comprehensive approach to land use planning. The 
approach differs from traditional land use planning in that it provides a way to shape the future of 
Loudoun by concentrating on context—the look and feel of places, their form and their character—
instead of focusing only on conventional land use categories and specific uses. The RGP currently 
focuses primarily on density and intensity of development, with limited contextual design guidance 
for certain areas. Loudoun 2040 proposes place type categories tailored to Loudoun to define not 
only the basic expectations for permitted land uses for specific areas in the County, but also 
preferred development patterns, streetscapes, and design features that make places and 
environments visually interesting and functional. The place types can be found within each Policy 
Area section of Chapter 2: Land Use in Loudoun 2040.  
 
The place type approach is intended to create distinct and “complete” residential neighborhoods, 
employment centers, open spaces, and other areas. By providing greater flexibility in development 
types and uses while providing additional guidance on design expectations, place types can also 
facilitate more dynamic, livable neighborhoods and allow for established areas to evolve and 
improve. Figure 1, below, illustrates a hypothetical transect of the County’s policy areas that range 
from a rural setting to increasingly dense neighborhoods. Within this transect are a series of place 
types that transition from sparse rural farmhouses to a more dense urban core. The transect below 
does not show all place types found in Loudoun 2040, but rather illustrates the intended transition 
of densities and intensities at a higher level.  
 

http://www.loudoun.gov/DocumentCenter/View/134439
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Quality Development 
The concept of quality development was one of the key topics and issues identified by the Board 
in the Comprehensive Plan Charter established at the beginning of the Envision Loudoun process. 
Loudoun County has consistently focused on creating a high quality of life for its residents by 
establishing standards that create high quality developments. This effort will be even more critical 
in the future to balance the need for development with protecting existing development and the 
natural and heritage resources. To address this issue, the concept of Quality Development has been 
incorporated into Loudoun 2040 Chapter 2 through narrative, policies, strategies, actions, and 
place types.  
 
Quality Development encompasses key characteristics that ensures future development positively 
and contributes to the daily life of citizens by establishing and building upon traditional growth 
patterns and creating places that are conducive to a range of daily activities. Consideration of the 
following characteristics will help ensure future development and coordinated placemaking 
enhance the quality of life in Loudoun: 
 

• Sensitive integration of the natural and built environments;  
• Context-sensitive site and building design between adjacent developments and land uses;  
• Architecture that is appropriate for its context;  
• Sustainable energy technology;  
• Walkable and pedestrian-friendly environments that promote activity and connectivity in 

spaces between buildings and developments;  
• Multi-modal choices that offer a range of transportation opportunities, and  
• Accessible and connected parks and open spaces. 

 

Figure 1: The Place Type Transect 
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Design Guidelines 
Design guidelines for specific policy areas and place types have been incorporated into Loudoun 
2040. As part of this effort, the County held work sessions with industry representatives, 
architectural/planning consulting firms, the County’s Design Cabinet, and staff. While the RGP 
contains numerous design guidelines, they are interspersed throughout the document. Loudoun 
2040 streamlines its presentation of design guidelines, providing specific design guidelines for 
each policy area. These guidelines encourage working with existing topography and site features, 
responding to the local context, and reinforcing the character of the policy area.  
 
The design guidelines are intended to build upon Loudoun’s current expectation of a high standard 
of development in a manner that allows innovative design and new responses to the market. The 
design guidelines are not regulatory requirements and are not intended to be utilized as a checklist. 
Rather, they are meant to provide a framework for how the desired character of each policy area 
can be achieved, with the acknowledgement that other methods could be proposed to achieve 
similar intended results. Guidelines do not supersede or otherwise limit the application of adopted 
zoning regulations, ordinances, building codes, or any other design standards or regulations 
administered by the County.  
 
Policies, Strategies, and Actions 
Policies, strategies, and actions found in Loudoun 2040 set the foundation of quality development 
in the County. They focus on flexible design guidelines, compact development patterns, diverse 
environments, multimodal accessibility, public realm, mix of uses, and a sense of place by giving 
parameters around implementation of the place types. 
 
There are also specific policies, strategies, and actions that capture the intent, purpose, and 
characteristic of each policy area, as noted below: 
 
 UPA – walkable, compact, dynamic, and diverse places with amenities; 
 SPA – sense of community, creating environments where individuals can work, live, and 

have access to services, shops and recreation; 
 TPA – retains visual character, offering accessible parks and recreation, and compact 

communities; 
 RPA – natural, cultural, heritage, and agricultural resources, compatibility, use of clustered 

residential development; and 
 Towns and JLMAs – protect town character and compatibility. 

 
Housing Availability and Affordability 
During the development of Loudoun 2040, the public expressed broad concerns regarding rising 
housing costs and the lack of availability of diverse housing products to meet the needs of the 
County’s growing population and its current and future workforce. Loudoun 2040 takes a 
multifaceted approach to fulfilling the continuum of housing—the variety of housing types, sizes, 
and prices (both for rental and homeownership) required to meet the County’s anticipated needs. 
Loudoun 2040 anticipates that market-driven increases in the provision of a variety of housing 
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types, facilitated through targeted regulatory changes and new approaches to planned land use, 
will help fulfill the demand for market rate sales and rental units and temper rising housing costs 
overall. A variety of existing and planned County initiatives and programs, used in coordination 
with state and federal grants and incentives, will also continue to provide housing options for more 
vulnerable population groups. 
 
Dedicated Housing Chapter 
The RGP does not contain a dedicated Housing chapter. Rather, policies related to housing are 
interspersed throughout various chapters. Loudoun 2040 includes a chapter devoted specifically to 
Housing, in order to address the significance that the community places on this topic and to better 
reflect the impact that housing availability and affordability has on quality of life and economic 
sustainability.  
 
Affordability 
As indicated in Table 1, below, the median sales price across all housing units is outside the 
affordability range of many households, even those earning more than the Washington 
Metropolitan Area Median Income (AMI), which was $110,300 in 2017. This is especially true of 
new construction, which commands an average cost more than 35 percent higher than existing 
homes1. Among Loudoun County homes sold in 2017, only existing multifamily units had an 
average price below 100 percent of AMI.  As shown in Table 1, below, new housing commands a 
premium and is selling for 20 to 44 percent more than existing housing. As of 2017, the estimated 
purchasing power – calculated as household income multiplied by three – was $330,900 for a 
household earning 100 percent AMI, while the median sales price of all units was $469,500. 
 

 
Table 1. Median Home Sales Prices and Affordability, 20172 

Unit Type Existing New % AMI Needed 
All Types $458,500 $622,418 138% to 188% 
Single-Family Detached $605,200 $730,408 182% to 220% 
Single Family Attached $381,900 $550,434 115% to 166% 
Multi-Family $275,000 $391,000 83% to 118% 

 
 
The affordability gap is also apparent with rental housing; the unit sizes available for larger 
families require higher incomes and even the smallest rental units that would house a single person 
tend to be unaffordable for households earning less than 40 percent of AMI, as shown in Table 2, 
below. For extremely low income residents unable to find housing they can afford in Loudoun, 
their options are to become cost-burdened—for example, by taking out mortgages that allow a 
high debt-to-income ratio, crowd several households into a single housing unit, or seek housing 
elsewhere. 
 

                                                      
1 Department of Housing and Urban Development. 
2 Loudoun County Commissioner of the Revenue; Dulles Area Association of Realtors 
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Table 2. Median Rental Prices and Affordability, 20173 
Unit Type Median Monthly Rent % AMI Needed 

Studio $1,120 40% 
One Bedroom $1,431 52% 
Two Bedroom $1,667 60% 
Three Bedroom $2,055 75% 
Four Bedroom $2,485 90% 
5 or more bedrooms $2,791 101% 

 
As of 2016, approximately 56 percent of Loudoun’s workforce resided in the County, while the 
remaining 44 percent commuted into the County daily. As more workers find housing in more 
distant areas, congestion on roadways into and through the County will continue to increase.  
 
Availability 
In January 2018, the County’s consultant, Kimley-Horn, completed a Market Analysis to forecast 
the County’s future demand for residential and nonresidential uses. The Market Analysis provided 
insight into evolving real estate and development patterns that could affect future growth in 
Loudoun County. Despite adding over 67,600 housing units between 2000 and 2015, the Market 
Analysis concluded that the number of housing units allowed per the County’s current RGP would 
be insufficient to meet future market demands, as shown in Table 3, below. 

A Housing Needs Assessment (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. The HNA indicated that employment-driven housing demand forecasts 
suggest a demand for an additional 66,604 new residential units between 2015 and 2040. 
 
It is important to note that the forecasts prepared in the Market Analysis are “unconstrained” by 
policy decisions, land availability, and public sentiment, which could each impact future growth. 
They focus solely on what the real estate market would support—and what local and regional 
employment and demographic forecasts predict—from a demand perspective if no barriers to 
development existed. The numbers represent future forecasts, but do not necessarily predict what 
will happen. They are intended to be used as reference points as part of the planning process. 
 
  
                                                      
3 U.S. Census Bureau, American Community Survey 5-Year Estimates 2013-2017 

Table 3.  Market Analysis* and RGP Comparison (2021 – 2040) 
 Housing Units 

SFD SFA MF Total 
Market Demand 22,470 18,760 18,890 60,120 
RGP Forecast 10,510 4,140 14,180 29,470 
Difference 11,960 14,620 4,710 30,650 
*Market Analysis conducted by Kimley Horn represent potential demand unconstrained by policy decisions, land availability, and public sentiment that could 
impact future growth. They focus solely on what the real estate market would support from a demand perspective through 2040 with no barriers to 
development.  

https://www.loudoun.gov/DocumentCenter/View/131399/Loudoun-County_Market-Analysis_Final_20180110
https://www.loudoun.gov/DocumentCenter/View/127559/Loudoun-County-Housing-Needs-Assessment-?bidId=
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Transportation 
The new Loudoun 2040 CTP includes the designation of new and expanded transportation facilities 
that include but are not limited to: 
 Addition of US Route 50 (through southern portion of Washington Dulles International 

Airport property, connecting to Route 28 in Fairfax County); 
 Preliminary identification of additional interchange locations along the Route 606 corridor, 

furthering the planning work done with the 2010 CTP to convert this roadway to a limited 
access facility; 

 Extension of Defender Drive between Elk Lick Road and Loudoun County Parkway; 
 Widening of Potomac View Road to a four-lane roadway between Cascades Parkway and 

Benedict Drive; 
 Addition of new roadway corridors south and east of the Town of Leesburg, including an 

extension of Compass Creek Boulevard and realigning portions of Sycolin Road and 
Cochran Mill Road; 

 Addition of Red Hill Road and Watson Road to the CTP network; 
 Inclusion of a new category of roadways, Neighborhood Collectors, identified as local 

streets with higher traffic volumes, in order to help facilitate connectivity within 
communities and highlight opportunities for improved multimodal options; 

 Designation of new and expanded transportation facilities in the UPA, including: 
 A system of higher-capacity roadways in order to move traffic through and into the 

area; 
 Streets that support premium transit services, including frequent but practically-

spaced transit stops, to allow for direct routing and high-frequency transit services; 
 On-street bicycle lanes providing higher speed, traffic-signal controlled routes; 
 A comprehensive on- and off-road trail network that serves recreational pedestrian, 

cycling, and equestrian uses; and 
 Completing a sidewalk system that provides pedestrians continuous routes along 

both sides of every street in the corridor with limited loading areas and driveways. 
 

Overall, the draft CTP proposed roadway network consists of improvements to an already robust 
planned network that largely addresses the travel demand of the draft land use plan, and that 
planned limited access and capacity improvements on Route 7, US Route 50, and Route 606 will 
allow these corridors to operate with few constraints. It is also noted that the growth and travel 
demand in neighboring jurisdictions create capacity constraints along rural primary corridors. With 
specific respect to rural roadway corridors, no changes are currently proposed to the rural primary 
roadway network between the 2010 CTP and draft CTP. These corridors will be further evaluated 
as part of Board directed Safety and Operational Studies. 
 
  



Item I-1, Planning Commission Recommendation of Draft Loudoun 2040 Comprehensive Plan 
Board of Supervisors Business Meeting 

March 21, 2019 
Page 11 

 
 

 

SECTION 2: RGP V. LOUDOUN 2040 RESIDENTIAL COMPARISON   
As mentioned previously, the community has expressed concern regarding the lack of housing 
affordability. Table 4, below, provides a comparison of the RGP and the Loudoun 2040 residential 
forecast by Policy Area from 2021 through 2040. 
 

Table 4. Forecasted Residential Units 2021-2040* 
Suburban and Urban Policy Areas SFD SFA MF Total 
Loudoun 2040 October 23 Draft 2,130 7,800 17,740 27,660 
Revised General Plan 440 2,310 13,510 16,250 
Difference 1,690 5,490 4,230 11,410 

 
Transition Policy Area SFD SFA MF Total 
Loudoun 2040 October 23 Draft 10,250 7,390 0 17,640** 
Revised General Plan 3,530 0 0 3,530 
Difference 6,720 7,390 0 14,110** 

 
Towns/JLMA/Rural Policy Area SFD SFA MF Total 
Loudoun 2040 October 23 Draft 7,880 2,230 950 11,060*** 
Revised General Plan 6,550 1,840 1,300 9,690 
Difference 1,330 390 -350 1,370*** 
     
Countywide SFD SFA MF Total 
Loudoun 2040 October 23 Draft 20,260 17,420 18,690 56,370 
Revised General Plan 10,510 4,140 14,810 29,470 
Difference 9,750 13,280 3,880 26,900 

* Forecasts are based on the October 23, 2019 Draft, as that is the version that Fiscal Impact and Travel Demand 
Models utilized. 
**Includes approximately 8,300 units that are deferred and cannot be built until such time that the transportation and 
capital facilities exist to support these units. 
***The increase shown in Towns/JLMA/Rural Policy Area is only the result of two small land areas (Land Bays P1 
and Q1 shown in Attachment 4), that are proposed to be moved from the RPA to the TPA. For modeling purposes, 
these Land Bays were calculated in the RPA, since the model data needed to be a direct comparison to the RGP’s 
existing Policy Area boundaries. There are no proposed increases in density in the RPA other than Land Bays P1 and 
Q1.  
 
It should be noted that the forecasts above are based on the October 23, 2019, version of Loudoun 
2040, since that is the version that was modeled for fiscal impacts and travel demand. Since that 
time, the Planning Commission has made changes to the TPA that resulted in a nominal increase 
of single-family residential units (approximately 600). A map showing the TPA areas proposed 
for increased density above the RGP, as well as a residential unit forecast comparison between 
October 23 and March 13, is provided as Attachment 4.  
 
As shown in Table 4, above, there are proposed density increases in the TPA. The Planning 
Commission recommends density increases based on factors such as adequate existing or planned 
transportation infrastructure, proximity to necessary services, and compatibility with surrounding 
land uses. Loudoun 2040 includes provisions that defer the ability to develop approximately 8,300 
of the proposed residential units in the TPA until sufficient transportation and capital facilities 
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exist to accommodate this additional development. These deferred units are generally south of 
Braddock Road. 
 
SECTION 3: FISCAL IMPACTS 
As part of the process to develop Loudoun 2040, staff provided an update to the Board on February 
22, 2018, on the status of land use plan recommendations from the Envision Loudoun Stakeholders 
Committee. Staff also provided an update to the Finance/Government Operations and Economic 
Development Committee (FGOEDC) on March 13, 2018, and presented an overview of the fiscal 
impact modeling efforts for the Envision Loudoun comprehensive planning process and to present 
model design, assumptions, and the methodologies that were planned for use in the context of the 
current buildout projections of the RGP and proposed plan scenarios, the demand forecasts that 
had been produced, and the overall relationship to work done by the Fiscal Impact Committee. The 
FGOEDC endorsed the planned methodology and assumptions associated with the fiscal impact 
modeling.  
 
The Department of Management and Budget (DMB) worked with the consulting firm TischlerBise 
to conduct fiscal impact analyses of Loudoun 2040. The Fiscal Impact Analysis Report compares 
the impacts of development that could occur under Loudoun 2040 to the development that could 
occur under the existing RGP, based on development occurring between 2017 and 2040. It 
provides both the net fiscal impact of the plans (revenues minus expenditures) and the forecasted 
impact on the Metrorail tax districts created to help pay for the capital costs of extending the Silver 
Line into Loudoun County and the payments to the Washington Metropolitan Area Transit 
Authority (WMATA) to support its operation. Data is also presented by the SPA and TPA, 
identified as the areas where change would occur as part of the plan revision. 
 
The analysis presents data by four scenarios: the RGP Baseline, along with Low, Medium, and 
High development forecasts for Loudoun 2040. The primary comparison is between the Baseline 
and Loudoun 2040 – Medium scenario, with the Low and High scenarios providing information 
on how much the forecasts could vary if less or more development occurred and if it occurred 
slower or faster.   
 
Countywide cumulative net fiscal impacts are positive for all four scenarios, with the Loudoun 
2040 medium scenario resulting in approximately ten percent more positive impacts than the RGP 
through 2040. Over time, fiscal results for the draft Plan decline over time. The SPA has strong 
fiscal results, which offset the TPA and remainder of the County, where expenditures exceed 
revenues. 
 
The following figure illustrates that on a Countywide basis, all scenarios generate positive fiscal 
results. The four scenarios modeled generate similar net fiscal results—both to the RGP (Baseline) 
and to each other. 

https://www.loudoun.gov/DocumentCenter/View/149807/B-Loudoun-County-Fiscal-Impact-Analysis-PC_Final_020119
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Figure 2. Cumulative Net Fiscal Impact: Countywide 

 
 
It is assumed in this analysis that the County’s Small Area Plan, and thus the ability to recover 
proffers, will be expanded to encompass the TPA, along with the land bays in the RPA which are 
proposed within Loudoun 2040 to become part of the TPA.  Scenario 1, for the RGP, assumes that 
the Small Area Plan boundary does not change. The positive results are driven by 1) proffers 
assumed to be collected to offset growth related capital costs in the SPA, TPA, and portions of the 
RPA that are proposed to be moved to the TPA; and 2) that the Fiscal Impact Analysis only 
included new roadway improvements those included in the draft CTP. 
 
The growth of the Metrorail Service District tax base is higher under all three Loudoun 2040 
scenarios than under the RGP. The tax base for the two districts closer to the Metro stations 
designated to provide funding for WMATA payments declines somewhat (4.5 percent) from the 
RGP to the Loudoun 2040 – Medium scenario. 
 
With respect to nonresidential development, from 2021-2040, a total of over 10 million additional 
square feet is forecast for Loudoun 2040 compared to the RGP. While development of office, 
industrial, and data center square feet are expected to be the same under either plan, nonresidential 
development that is tied to population growth (the retail and other categories) increases with the 
increased population under Loudoun 2040. Specifically, the increase occurred in retail, other 
public (e.g. governmental facilities), and other non-public (e.g. day care centers and hospitals) 
categories. These nonresidential increases are planned to occur mostly in the TPA with some 
planned growth in the SPA and those portions of the RPA that are proposed to be moved to the 
TPA. This new nonresidential square footage was allocated to available land within the SPA and 
TPA that are appropriately designated for such development. 
 
Figure 3 below presents a summary of fiscal results for the policy areas. Since the UPA does not 
exist as a separate planning area in the RGP, the fiscal analysis includes this policy area in the SPA 
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results. The RGP Baseline and Loudoun 2040 Medium scenarios are presented – results for the 
Loudoun 2040 Low and High scenarios demonstrate a similar pattern. 
 

Figure 3. Cumulative Net Fiscal Impact by Policy Area 

 
 
DMB staff and its consultants will be available at the Board’s April 3, 2019, Loudoun 2040 Work 
Session to provide detailed information regarding the fiscal impacts of Loudoun 2040 and answer 
questions from the Board.  
 
SECTION 4: TRAVEL DEMAND MODEL 
DTCI worked with its consultant, Kimley-Horn, to use the County’s Travel Demand Model (TDM) 
to analyze the performance of the roadway network currently proposed with Loudoun 2040.   
 
Travel Demand Model Results 
The TDM results show that roadway capacity constraints are anticipated in the PM peak along 
several corridors in the RPA, including Route 9 west of Hillsboro and east of Route 287, Route 
287 north of Purcellville, US Route 15 from Montresor Road to the Maryland State Line and from 
US Route 50 to the Prince William County Line, and US Route 50 near Middleburg and Aldie. In 
the TPA, capacity constraints are forecast along US Route 50 west of Northstar Boulevard, along 
Braddock Road between Northstar Boulevard and US Route 15, and on Gum Spring Road at the 
Prince William County line.  In the UPA and SPA, volumes are anticipated to approach or exceed 
roadway capacity at various locations along Route 7 between Belmont Ridge Road and the Fairfax 
County line, at certain locations near the Ashburn and Loudoun Gateway Metrorail Stations. 
Capacity constraints are also anticipated along Route 28, Waxpool Road, and Gloucester Parkway, 
which, along with certain capacity constraints forecast along portions of Route 7, suggest that 
travel demand may be avoiding the Dulles Greenway. 
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When compared to the RGP, the TDM results for the Loudoun 2040 show consistent volume to 
capacity constraints along Routes 7 and 28, in the Arcola Boulevard/Gum Spring Road corridor, 
in the Gilberts Corner area, and along the Rural Primary corridors. The TDM results for the draft 
Loudoun 2040 show improved capacity conditions along Route 606 with the proposed ultimate 
widening of the roadway section between Loudoun County Parkway and the Dulles Greenway 
from six lanes in the 2010 CTP to eight lanes in Loudoun 2040. 
 

Overall, the proposed roadway network in Loudoun 2040 consists of improvements to an already 
robust planned network that largely addresses the travel demand of the draft land use plan, and 
that planned limited access and capacity improvements on Route 7, US Route 50, and Route 606 
will allow these corridors to operate with few constraints. It is also noted that the growth and travel 
demand in neighboring jurisdictions create capacity constraints along rural primary corridors. 
 
With specific respect to rural roadway corridors, no changes are currently proposed to the rural 
primary roadway network between the 2010 CTP and Loudoun 2040. The forecasted volumes 
modeled congestion levels on the rural primary roads are similar when comparing the 2010 CTP 
and Loudoun 2040. These corridors will be further evaluated as part of Board directed Safety and 
Operational Studies (SOS), including the ongoing study for US Route 15 north of Leesburg and 
the upcoming studies for Route 9 and US Route 15 south of Leesburg (the latter two authorized 
by the Board on July 3, 2018). Additionally, there are various physical constraints along rural 
corridors and considerations other than additional capacity need to be taken into account to balance 
competing needs for the rural area RPA. Future SOS are anticipated to be funded in future fiscal 
years for US Route 50, Route 287, and Route 7 west of Round Hill. 
 
An overview of the modeling results for the Loudoun 2040 land use scenario is provided in a 
Travel Demand Model Memo from Kimley-Horn (Attachment 5). DTCI staff notes that certain 
existing roadways shown on the CTP map will likely require improvements to roadway geometry 
(without adding travel lanes) in order to support the traffic generated by the proposed density in 
portions of the TPA.  These roadways include Red Hill Road and Watson Road, Fleetwood Road, 
portions of Trailhead Drive, portions of Braddock Road, Lenah Road, and portions of Bull Run 
Post Office Road.  Additionally, other existing CTP roadways which are planned for additional 
travel lanes will require geometric improvements to current standards in part due to increased 
traffic generated by the proposed density in portions of the Transition Policy Area.  These 
roadways include portions of Evergreen Mills Road and Auburn Farm Road (future Northstar 
Boulevard). 
 
DTCI staff and its consultants will be available at the Board’s April 3, 2019, Loudoun 2040 Work 
Session to provide detailed information regarding the travel demand impacts of Loudoun 2040 and 
answer questions from the Board.  
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SECTION 5: TIMELINE 
The remainder of the Loudoun 2040 Board work plan includes the following: 
 

Date Meeting Type Task 
3/21 Business Meeting Planning Commission Recommendation of Draft 

Loudoun 2040 Comprehensive Plan 
4/3 Work Session Model Results Presentation  

4/24 Public Hearing Public Input 
4/27 Public Hearing Public Input 
5/1 Work Session Plan Review 
5/8 Work Session Plan Review 

5/20 Work Session Plan Review 
5/29 Work Session Plan Review 
6/5 Work Session Plan Review 

6/20 Business Meeting Potential Adoption of Loudoun 2040 
 

This proposed schedule provides an opportunity for the Board to review Loudoun 2040 through a 
series of public hearings and work sessions over the next 3 months.  
 
Public Hearings 
During the public hearings scheduled for April 24 and 27, 2019, any member of the public may 
address the Board regarding Loudoun 2040; however, each member of the public wishing to 
address the Board may speak at only one of the sessions. All speakers will be limited to two 
minutes and 30 seconds so that all in attendance may have the opportunity to speak. Written 
comments are welcomed at any time and may be sent to the Board of Supervisors, 1 Harrison 
Street, SE, Leesburg, Virginia 20177 or by e-mail to bos@loudoun.gov. If submitting written 
comments, information or materials at the hearing, 10 copies should be provided for distribution 
to the Board members and for the Clerk’s records. 
 
Members of the public are encouraged to call in advance to sign up to speak at the public hearing. 
For the Wednesday, April 24, 2019, public hearing, advanced sign-up will be taken after 8:30 a.m. 
on April 5, 2019, and no later than 12:00 p.m. on April 24, 2019. For the Saturday, April 27, 2019, 
public hearing, advanced sign-up will be taken after 8:30 a.m. on April 5, 2019, and no later than 
5:00 p.m. on April 26, 2019. Anyone wishing to sign up in advance may call the Office of the 
County Administrator at (703) 777-0200. The option to sign-up at the public hearing will also be 
available. 
 
Virginia Department of Transportation Review 
County staff has met with the Virginia Department of Transportation (VDOT) regarding VDOT’s 
review of Loudoun 2040. The draft Loudoun 2040 plan will be submitted to VDOT within the next 
few days. VDOT’s review will run concurrently with the Board review and while VDOT has  90 
days to provide comments on the submission, as a result of staff meetings with VDOT in February 
of 2019, staff expects their comments sooner and when received staff will provide the comments 
to the Board of Supervisors. 
 

mailto:bos@loudoun.gov
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Next Steps 
Staff will be proceeding with the review schedule as noted above and can provide a framework for 
the upcoming Board Work Sessions that addresses planned land use and policy topics by the Policy 
Areas contained in the Chapter 2 of Loudoun 2040, (e.g., UPA, SPA, TPA, and RPA), in whatever 
order the Board requests and can also adapt the review process to address other Chapters of the 
plan (e.g., Introduction,  Natural and Heritage Resources, Housing, Fiscal Management and Public 
Infrastructure, etc.), at the Board’s direction.  As an initial component of the review process, staff 
would propose to bring the discussion of the fiscal impact analysis and travel demand forecasts, 
as the analytical indicators, associated with the impact of the draft plan, to the Board’s Work 
Session on April 3, 2019. This will include presentations and discussion with the County’s 
consultants. 
 
The Work Session format will include a review of the draft plan and associated maps, plus issue 
summaries and staff recommendations by topic area.  A list of specific items that staff has 
identified for further discussion by the Board is being compiled and will be included with the 
material distributed for the first Work Session.   
 
With regard to draft Chapter 7 - Implementation, the Board is advised that the current draft reflects 
all the policies, actions and strategies from the preceding Chapters compiled into one location.  
Staff will be bringing forward additional implementation steps, pursuant to Board direction as 
identified during the remainder of the process and the priority given to particular action steps.  For 
example, an implementation statement that establishes the frequency of future plan amendments 
by policy area and the priority of that effort is expected. 
 
ATTACHMENTS: 
 
1. Public Comment Summary 
2. Planning Commission Transmittal Letter 
3. Loudoun 2040 Background 
4. TPA Land Bay Map and Unit Comparison 
5. Travel Demand Model Memo 
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The following provides a breakdown of the comments received through the third round of community 
engagement for the Envision Loudoun comprehensive planning process. These have been organized into two 
major classifications, specific comments and general comments. A specific comment refers to a policy, 
statement, page, figure, table, map etc. within the plan, and may include a modification recommendation. A 
general comment refers to the overall direction of the plan, its vision or major policies without reference to a 
specific location in the draft (i.e. a statement, page, figure, table, map, etc.). This section provides a detailed 
outline of these two classifications.  

Just over 1,000 comments* were received through the Open House sessions, online engagement, and 
correspondence received during the three-week engagement period. These were organized into the following 
categories.  

Comment Totals Total General Specific 
General Plan 

1. Introduction 55 30 25 
2. Land Use 549 104 445 
3. Green Infrastructure 129 33 96 
4. Housing 51 38 13 
5. Economic Development 33 20 13 
6. Fiscal Management and Public Infrastructure 45 18 27 
7. Implementation 25 13 12 

Comprehensive Transportation Plan (CTP) 134 63 71 
Overall ** 142 78 64 

Total      1,163               397              766  

1. Introduction, 55

2. Land Use, 549

3. Green Infrastructure,
129

4. Housing, 51

5. Economic
Development, 33

6. Fiscal Management
and Public

Infrastructure, 45

7. Implementation, 25

Countywide 
Transportation Plan, 

134

Total Comment Breakdown by Chapter

* The Chamber of Commerce conducted its own outreach to its members and provided comments in a unique
format. These comments have been added and explained at the end of section two.
**Refers to the general comment form provided on the review web tool. See page four for more information.

Figure 2. Overall Public Comments - Envision Loudoun Community 
Outreach, Round 3  
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PLANNING COMMISSION 
PUBLIC HEARING COMMENTS 

NOVEMBER 7, 2018 

Topic Support Oppose 

Increase Density in TPA 32 69 

Managed Growth; Consideration of School, Road, and Service 
Capacity 

52 0 

Affordable and Attainable Housing 35 2 

Support Existing Rural Character 34 1 

Support Increased Densities in UPA 34 0 

Increased Access to Passive and Active Recreation Areas and 
Facilities 

28 0 

Add RPA Land Bays to TPA 8 13 

Increased Intensity (FAR) and Flexibility in SPA 12 0 

Increase Light Industrial in TPA 3 7 

Use Conservation Design Concept 3 5 

Transfer of Development Rights 7 0 

Enhanced Protection for Ridgetops, Mountainsides, an Steep 
Slopes  

4 3 

Green Infrastructure Framework 7 0 

Purchase of Development Rights 4 0 

Incentivize Use of Conservation Easements 4 0 
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PLANNING COMMISSION 

LETTERS/EMAILS RECEIVED 

NOVEMBER 8, 2018 – MARCH 12, 2019 

Topic Support Oppose 

TPA – New Place Types with Increased Density 27 17 

TPA – Allow Light Industrial in Northern TPA 32 10 

UPA – High Density Surrounding Metro Areas/Flexibility 27 1 

SPA – More Flexibility 27 0 

TPA – Add RPA Land Bays to TPA 15 0 

4
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March 13, 2019 

Loudoun County Board of Supervisors 
1 Harrison Street, SE 
Leesburg, VA 20175 

Subject: Transmittal of the Loudoun 2040 Comprehensive Plan 

Board Members: 

Loudoun is a County with wide diversity across policy areas, in its built environment, among its 
residents and their life styles and in the visual landscape of distinct localities.  Achieving balance 
across these elements is necessary to create a viable and sustainable comprehensive plan that 
can guide the County in land use decisions over the next 20 years.  The Commission, starting in 
July 2018 and beginning with the Envision Loudoun stakeholder plan has crafted a planning 
vision, the Loudoun 2040 Comprehensive Plan that is economically, socially and 
environmentally balanced.  No plan can be perfect, but Loudoun 2040 is grounded in economic 
reality, realistically achievable, and it is fair - it meets the needs of the entire county without 
bias toward any small group of people who live in one area.   
The Commission is proud of the resulting document which maximizes planning opportunities, 
maintains flexibility to respond to inevitable market shifts, preserves Loudoun’s quality of life, 
and situates our County in the best possible competitive position for long-term success.  
The Commission received advice from myriad parties to the comprehensive planning process, 
but none as compelling as the need to address future housing demands facing the county. The 
void in the housing supply has elevated housing cost far beyond the metrics of affordability, 
impacting the attraction of a diverse populace and the ability to support a vibrant workforce for 
the County and the region.  It works against the county’s outstanding economic development 
efforts which are necessary for long-term economic vitality.  Economic growth requires 
housing, and in turn, the County needs sustained economic vitality to enact policies that 
address unmet housing needs.  Finding the right balance will be vital for the County’s future 
over the next decades. 
The Commission debated the housing issue vigorously.  While no one supports unchecked 
growth, the majority view is that the Plan must work to meet the housing demand forecast. 
Failing to meet the demand exacerbates the current problems of availability and affordability 
and undermines efforts to expand opportunities to attract first time homebuyers, county 
workforce employees, empty-nesters, and employers considering relocation and seeking 

Attachment 2



Loudoun County Board of Supervisors 
Page 2 
March 13, 2019 

adequate housing for their employees.  Equally important, most of the unbuilt housing stock 
comes from either multi-family units near the Metro or from the 12,000 by-right lots in the 
RPA, based on the RGP and the pipeline of unbuilt homes.  But the demand is for fee simple, 
single-family housing, whether attached or detached, and that housing stock is quickly 
depleting.  Without an alternative, development pressure will move to large portions of the 
Rural Policy Area where demand will elevate prices, landowners will be motivated to liquidate 
to developers and strategies to preserve Western Loudoun will fail. 
The Plan presents an approach that meets the future housing needs as set forth in the Housing 
Needs Assessment.  It maximizes urban style multi-family development in the Urban Policy 
Area, and in the Suburban Policy Area it builds out the remaining available land while 
supporting mixed-use residential development and encouraging creative redevelopment.  The 
plan also allows development in the Transition Policy Area with appropriately styled housing 
units.  The TPA should be used as it was intended, as a buffer to absorb growth pressure, and it 
is the best means by which to preserve the RPA. 
Housing units often get reduced to one number which camouflages the central challenge.  Not 
everyone wants to live in multi-family structures, or in large-lot mansions or in rentals.  And 
housing solutions are not addressable by simply adding more subsidized dwelling units.  The 
demand for homes going forward must be met with a supply of owned and rental units that 
reflects a much wider range of housing products in a variety of styles, sizes and widely-
disparate price points. This is the “continuum of housing” - it is central to this Plan and it 
addresses affordability by offering much greater housing diversity, particularly for small and 
compact units, at commensurately lower prices.   
In short, the Plan, accomplishes its goals for economic development, residential housing choice 
and growth management by meeting 95 % of the housing shortage by 2040 and making homes 
more financially approachable to a wider spectrum of the population.  It does so while 
maintaining the visual distinctness of the TPA and without any residential density changes in 
the RPA and it requires no major improvements in transportation.  The SPA will reflect new 
development options and provide needed efforts to redevelop and revitalize aging and 
underperforming areas.  Requirements for community facilities are called out in all appropriate 
place types and quality development guideline are prominent in the Plan.  Important to any 
plan, this can be accomplished while showing a net positive fiscal impact to the County. 
Additional highlights of the Plan are noted by policy area below. 

Urban Policy Area 

 The Urban Policy Area (UPA) is a new concept to the County.  To be successful, the County’s
consultants reiterated viewing “urban” in a wholly new context apart from traditional suburban
planning.  The Plan maintains that focus with appropriate place types, design guidelines, school
layout and streetscapes.  The Plan avoids against “suburbanizing” the UPA in ways that detract
from the urban focus and erode the financial capacity to support Metro debt and operating
costs.
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 It is unlikely the UPA will blossom overnight into the Rosslyn-Ballston Corridor or Reston Town 
Center, both of which have evolved over decades. The UPA may progress in phases too.  The 
Plan anticipates this and incorporates flexibility for developers to remain agile in responding to 
the market. 

 Abstract suggestions have proposed “pushing more into the UPA because it is appropriate 
there.” Such abstractions miss the reality that marketability dictates success.  The Commission 
would welcome taller structures with greater yields, but it is infeasible at this time against the 
market direction.  The Plan reflects a view of what can be built and absorbed.  

Suburban Policy Area  

 The Suburban Policy Area (SPA) has been the focus of Loudoun County development since the 
last comprehensive plan in 2001.  Much has occurred since then and only about 1200 acres 
remain.  As a result, smaller development and infill applications will become more prevalent.  
Plan strategies and actions are fully supportive. 

 Many parcels are designated “Suburban Mixed Use” a place type that covers many areas and 
possible developments.  The Plan incorporates flexibility in this place type, with ranges for 
density, FAR, and uses.  The Plan expects that as applications approach the upper limits, they 
reflect final buildout and include more robust features, but developments at the lower end of 
the ranges may indicate a phased approach. 

 The Plan accommodates and supports redevelopment, rehabilitation, reuse and revitalization.  
This will become increasingly relevant for some areas in the County that were first to develop.  
The Plan urges creative and innovative solutions that will require commensurate flexibility in 
the review process.  Many small redevelopment projects are built on fragile economic business 
cases and will need to be evaluated carefully and individually. 

Transition Policy Area 
The history and intent of the Transition Policy Area (TPA) is a topic of much debate.  Some have 
assumed the intent by the Board of Supervisors’ actions in 2001.  Several commissioners 
invested substantial time to peruse historic files but uncovered no clear directives.  What is 
clear, however, is that in April 2004, CPAM 2004-0001 amended the TPA policies in the 2001 
Revised General Plan, directing the extension of central water and sewer service into all six 
subareas of the TPA, amending the General Plan and defining the western edge of the TPA as 
the “Urban Growth Boundary” beyond which central water and sewer is not allowed.  
The TPA was made a permanent policy area along with the SPA and RPA, to support its own 
land use policies and zoning regulations.  But nothing bars future changes in density in the TPA 
or the supporting land uses. It appears the intent of the TPA was to serve as a placeholder to 
absorb development pressure from the SPA as would certainly occur in the future.  That is what 
has occurred since 2001 and the county now needs to take advantage of the TPA as was initially 
envisioned to manage growth, help close the unmet housing need and buffer rural Loudoun 
from development pressure.  
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The Plan addresses the overarching need for more available and affordable housing by 
maximizing high urban density in the UPA; utilizing the remaining available land in the SPA and 
encouraging redevelopment, infill and revitalization.  But those efforts combined fall short by 
50 percent of meeting the County’s housing demands by 2040.  By allowing development in the 
TPA the Plan protects the Rural Policy Area by reducing the need to build 12,000 houses that 
can be built by-right in the RPA today.  The development pressure will continue and left 
unplanned it will occur in the least desirable area of the County, negatively impacting the rural 
characteristic and economy in the RPA and taxing resources that are not sustainable.  The TPA 
is designed to handle that growth, with central water and sewer provisioned in most areas and 
a road network nearby or added to the Plan.  
To protect the RPA and address housing needs the Plan recommends changes to the TPA: 

 The Plan allows development in the TPA and the place types call for small, compact dwelling 
units in selected areas, in a style that reflects village green environments and maintains visual 
distinctness. 

 Any development requires 50 percent open space. 

 The number of place types are limited with quality design requirements to maintain the 
envisioned TPA character and avoid visually blending the SPA with the TPA.  

 The Commission does not support residential development in all areas at this time instead 
recommending three large land bays (M1, M2 and M3, representing 8800 residential units) only 
be considered at such time as water, sewer, transportation and public facility infrastructure 
becomes available.   

 The Plan allows some commercial development limited in size and scale to support essential 
needs for residents without adding unwanted traffic to the area.  Commercial development also 
requires 50 percent open space. 

 The Plan recommends adding proffers to the TPA to provide fair and balanced residential 
contributions to capital needs and to address the imbalance from by-right residential 
development. 

 Most parcels on the western-most TPA boundary, adjacent to the RPA, remain unchanged from 
the current planned density. 

 The Plan adds light industrial (LI) to the Sycolin Road corridor to help preserve existing flex 
industrial areas from being overtaken by data centers which are squeezing out small businesses 
necessary for a balanced commercial base to serve the County. 

 Some recommended LI land bays are contiguous to data center applications in areas well 
supported with electric and fiber infrastructure. Where data center siting is recommended, the 
Plan offers land use continuity and uses natural boundaries to define appropriate locations.  
Given the County has just concluded the easiest budget review in recent years, the impact and 
importance of data centers should be considered. 
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Rural Policy Area 
Early direction from the Board was to avoid changes to the Rural Policy Area (RPA).  This Plan 
supports maintaining the rural atmosphere and attractiveness of the RPA.  Numerous strategies 
and action included in the Plan strengthen the means to maintain the rural character and 
economy in the RPA.   

 There are no proposed changes to residential density anywhere in the RPA. 

 There are no changes to planning policies related to Towns within the County or the related 
JLMAs. 

 One minor change to the RPA involves moving some pieces of land into the TPA.  The 
residential parcels are surrounded by intense development already occurring and including 
schools, shopping centers, the Sportsplex and PDH zoning. One bay is located on a major 
transportation corridor and located between residential developments.  It is reasonable to add 
much needed flex industrial space here to offset that which is being taken by data centers.  

 Water resources are a significant issue in rural areas and the Plan addresses historic issues 
specific to various geologies, supports Town capacity planning and service provisioning and 
seeks the most appropriate solutions to protect and maintain water resources.  

Conclusion 
Not all commissioners agree universally with every recommendation in the Loudoun 2040 
Comprehensive Plan.  Debate exists on several topics but all decisions and recommendations in 
the Plan were subject to a vote of the attendees and reflect the majority view.  Moreover, land 
use planning is about achieving a balance and to that end, the overall benefits conveyed in this 
Plan outweigh individual matters raised.  
Furthermore, it warrants affirming the obvious; that this document is a plan.  It must be 
reviewed regularly (five years by statute) to remain relevant and address yet unforeseen issues.   
By example, the Revised General Plan, only 18 years old, has no mention of data centers, which 
is a statement as to the pace of change.  Understanding and responding to future change may 
be even more important in sustaining the durability of this Plan as Loudoun County continues 
to mature over the next two decades.   
 
The Loudoun County Planning Commission 
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ENVISION LOUDOUN BACKGROUND 

Loudoun 2040 is the result of the three-year Envision Loudoun planning effort that began on March 

1, 2016, when the Board of Supervisors (Board) unanimously approved the initiation of a new 

comprehensive plan effort. At the April 21, 2016, Business Meeting, the Board unanimously 

endorsed a Plan Charter, which outlined the process for development of the new comprehensive 

plan and identified the following key planning issues that were to be addressed during the planning 

effort: 

• Economic Development;

• Transition Policy Area;

• Residential Housing Choice and

Diversity;

• Redevelopment/Revitalization;

• Suburban Policy Area;

• Community Facilities and

Supporting Infrastructure;

• Quality Development;

• Fiscal Management; and

• Growth Management.

Endorsement of the Plan Charter also directed the formation of two committees: (1) a 26 member 

Stakeholders Committee comprised of citizens within the County representing the magisterial 

district geography of the entire county and a wide range of industry/interest groups; and (2) the 

Staff Technical Advisory Committee (STAC) comprised of County staff and other outside 

agencies such as Virginia Department of Transportation (VDOT), Metropolitan Washington 

Airport Authority (MWAA) and utility providers. 

During its work on the Envision Loudoun planning process beginning in June 2016, the 

Stakeholders Committee held 35 meetings that total over 150 hours, not including additional 

subcommittee meetings. The Stakeholders Committee held its final meeting on July 9, 2018. 

During this time, the County conducted three rounds of intensive public outreach sessions – 

totaling 17 meetings – each at various locations throughout the County. An Envision Loudoun 

website was established and kept up-to-date with maps, process updates, and project documents. 

The website also provided a web interface for citizens to provide input regarding the key issues 

to be addressed in the new comprehensive plan. Approximately 3,000 people participated in the 

Envision Loudoun public outreach process. A Public Comment Summary (Attachment 1) 

provides an overview of the topics that were received during the process to date, including input 

received during the Planning Commission’s (Commission) review of Loudoun 2040.  

Of note to the scope of the project, because the Silver Line Area comprehensive plan amendment 

(Silver Line CPAM) was proceeding forward on a separate track, its assimilation into the 

Envision Loudoun project was not contemplated until Board direction in June 2017 occurred. The 

Stakeholder Committee then incorporated it into the Suburban Policy Area for further 
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consideration. Most of the area included in the Silver Line CPAM was ultimately incorporated 

into a proposed new Urban Policy Area. 

On February 22, 2018, the Board directed staff to amend the Comprehensive Plan Charter to 

address the efforts needed to evaluate RGP policies related to the Rural Policy Area, Towns, and 

Joint Land Management Areas.  

As part of the process to develop Loudoun 2040, the Department of Management and Budget 

(DMB) worked with the consulting firm TischlerBise to develop a fiscal impact model and 

analysis beginning in fall 2017. The fiscal impact analysis examined the effect of new 

development occurring through the year 2040. Similarly, The Department of Transportation and 

Capital Infrastructure worked with its consultant, Kimley-Horn, to perform travel demand model 

analysis in order to determine the impacts to the existing and planned transportation network. 

Results of these analyses were provided to both the Stakeholders Committee and the 

Commission, based on the versions of Loudoun 2040 under consideration at the time. 

At the Board Business Meeting on July 19, 2018, staff delivered a draft of Loudoun 2040, as 

developed through Stakeholders Committee for the Envision Loudoun planning process. The 

Board then forwarded Loudoun 2040 to the Commission for review and endorsed a schedule and 

work plan. Since that time, the Commission held a Public Hearing and numerous Work Sessions, 

including a Joint Work Session with the Coalition of Loudoun Towns (COLT), comprised of the 

elected mayors of Loudoun’s towns.  

Staff also provided an update on September 17, 2018, to the Transportation and Land Use 

Committee (TLUC) on the status of the draft Loudoun 2040, and provided follow-up information 

to TLUC on December 10, 2018. 

On June 22, 2017, the Board directed staff to engage the Metropolitan Washington Airports 

Authority (MWAA) and begin discussion for an updated Airport Noise Study (Study) for the 

Washington Dulles International Airport (Airport) that could lead to updates to the County’s 

adopted Airport Impact Overlay Districts (AIOD) and report back to the Board. This study 

produced proposed amended noise contours, which were presented to the Board at the March 5, 

2018 Business Meeting, when staff recommended incorporation of provisions into Loudoun 2040 

to address the Study.  

The Commission has completed development of Loudoun 2040 and made recommendations to 

the Board as contained in the March 13, 2019, version of the plan. The Commission’s formal 

certification by resolution of Loudoun 2040 is scheduled to occur on March 26, 2019, which will 

begin a 90-day period in which the Board shall approve and adopt, amend and adopt, or 

disapprove Loudoun 2040. 
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MEMORANDUM 

To: Lou Mosurak, Senior Coordinator  

Loudoun County Department of Transportation and Capital Infrastructure 

From: Amanda Baxter, Project Manager 

Tim Padgett, P.E. 

Sarah Knox, P.E. 

Kimley-Horn and Associates, Inc. 

Date: January 31, 2019 

Subject: 
Travel Demand Model Run Results for Planning Commission Land Use – February 7, 

2019 Planning Commission Meeting 

The Department of Transportation and Capital Infrastructure (DTCI) developed a draft Countywide 

Transportation Plan (CTP) roadway network designed to address the travel demands throughout the 

county, while being considerate of the varying needs and visions of each of the geographic policy 

areas. A travel demand modeling exercise was performed in July 2018 to test the currently adopted 

and draft roadway network through 2040. These results were presented to the Stakeholder 

Committee and documented in a memorandum dated July 9, 2018. They were also presented to the 

Planning Commission on July 12, 2018 and to the Board of Supervisors on July 19, 2018. The 

Planning Commission spent the following months preparing a revised Envision Loudoun land use 

plan through December 2018. The following memorandum documents the travel demand modeling 

exercise used to evaluate the draft roadway network and Planning Commission most recently 

proposed land use through 2040.  

Travel Demand Model Assumptions 

The latest version of the County’s travel demand model, last revised in February 2018, was used to 

complete this transportation exercise. The roadway network was modified for the previous model runs 

in July 2018 to best represent the attributes outlined in the draft CTP network provided by DTCI. 

Modifications of existing links were made to various attributes, and new model links were added to 

reflect the draft CTP. In some instances, these new links required the revision of centroid connectors, 

which designate how trips from each traffic analysis zone (TAZ) are distributed amongst the 

surrounding roadway network. No TAZs were split as part of this modeling exercise. Since the 

previous model runs in Summer 2018, minimal network modifications were made to a few roadway 

network links to best represent the proposed CTP facilities.  

Revisions to the Model Network 

DTCI staff provided a few additional model network edits after further review of the previous model 

run results and output maps. Theses revisions were implemented for this model run, and consist of 

the following: 

 Disconnect Hunters Crossing Lane from Selma Lane, as they do not connect in the field.
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 Disconnect Selma Lane from Garriland Drive, as they do not connect in the field.

 Code Potomac View Road from Cascades Parkway to Algonkian Parkway as a major

collector

 Code all of Westwind Drive, from Route 606 to Loudoun County Parkway, as a minor arterial.

 Add Red Hill Road, between Watson Road and Evergreen Mills Road, as a two-lane minor

collector.

 Code Belmont Ridge Road between Shreveport Drive to Evergreen Mills Road as four lanes

and ensure the facility type matches the rest of the roadway.

Land Use 

At the end of April 2018, a land use plan was developed as part of the draft General Plan, assigning 

place types and corresponding development principles across the various geographic policy areas. 

This land use plan was converted to a socioeconomic data file by County staff, for use as an input 

into the travel demand model. This file contains population, household, and employment data that will 

inform the model as to how to generate trips throughout the approximately 668 TAZs across the 

County. This land use plan will be referred to as the “Envision Loudoun” scenario.  

After review of this draft plan and corresponding transportation and fiscal analyses, the Planning 

Commission proposed a revised land use plan in November 2018 to include approximately 17,500 

additional households. This redistribution of households included a reduction of 100 households in 

the Town/JLMA Policy Area, an increase of 13,000 households in the Transition Policy Area, an 

increase of 3,200 households in the Suburban Policy Area, and an increase of 1,400 households in 

the Rural Policy Area. The total households, population, and employment values by policy area are 

documented for the Envision Loudoun land use data and Planning Commission land use data in 

Tables 1 and 2, respectively.  It is noted that the increases indicated below for the Rural Policy Area 

are due to the reassignment of Landbays P1 and Q1 from the Transition Policy Area to the Rural 

Policy Area. 

Table 1: Envision Loudoun Land Use 

Policy Area 
Socioeconomic Data 

Households Total Population Total Employment 

Suburban 113,771 333,818 209,605 

Transition 12,267 45,024 9,757 

Rural 18,828 57,954 7,821 

Town/JLMA 29,529 90,277 44,502 

Total 174,395 527,073 271,685 
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Table 2: Planning Commission Land Use 

Policy Area 
Socioeconomic Data 

Households Total Population Total Employment 

Suburban 116,945 345,145 209,142 

Transition 25,301 89,398 9,859 

Rural 20,260 63,240 8,302 

Town/JLMA 29,419 89,974 44,247 

Total  191,925 587,757 271,550 

Model Run Results 

The model runs were evaluated through the development of volume graphics, displaying average 

daily traffic (ADT) volumes, and volume-to-capacity(v/c) ratio graphics for the AM and PM peaks and 

daily conditions. All maps are contained in Attachment A. The v/c ratio maps allow for visual 

discovery of the areas of congestion in the model. The v/c ratio estimates the amount of traffic 

(volume) versus the available space on the roadway (capacity). A lower v/c ratio indicates more free-

flowing traffic conditions, while a higher v/c ratio indicates more congestion. Table 3 summarizes the 

v/c ratio thresholds, as displayed on the maps, which are consistent with those developed for 

previous network evaluations in Loudoun County.  A roadway link with a v/c ratio between 0.85 and 

1.0 experiences increased congestion as the volume approaches the full capacity of the roadway. 

Above 1.0, the link demands more volume than the roadway has capacity to process, which induces 

delay and congestion.  

Table 3: V/C Ratio Color Thresholds 

V/C Ratio Color 

<0.85 Green 

0.85 – 1.00 Yellow 

1.01 – 1.20 Orange 

>1.20 Red 

Model Comparisons 

There were marginal differences in volume-to-capacity ratios between the model runs in the 

southeast part of the county, which evaluated different land use data (Envision Loudoun data and 

Planning Commission data) inputs on the same draft CTP network. The PM peak conditions were 

evaluated most closely, as this is the time period in which the network as a whole experiences the 

most congestion. Table 4 shows representative locations in which the Planning Commission model 

run experienced more congestion than the Envision Loudoun run in the PM peak, as indicated by an 

increase in v/c ratio to greater than 0.85. Changes in v/c ratio of these representative links range from 

an increase of 0.1 to an increase of 0.38.  
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Table 4: PM V/C Ratios of Roadway Links - Envision Loudoun and Planning Commission Land Use Plans 

Roadway Segment 

PM V/C Ratios 

Envision 

Loudoun 

Planning 

Commission 

US Route 15 – north of US Route 50 at Gilberts Corner roundabouts 0.84 0.85 

US Route 15 – south of US Route 50 at Gilberts Corner 

roundabouts 1.14 1.23 

Trailhead Drive – between US Route 50 and Everfield Drive 0.73 0.97 

Gum Spring Road/ Arcola Boulevard – multiple segments between 

Foley Branch Boulevard and Loudoun County Parkway 0.83 0.94 

Northstar Boulevard – between Dulles West Boulevard and 

Shreveport Drive 0.76 0.86 

Route 606 (Old Ox Road) – between Loudoun County Parkway and 

Westwind Drive 0.84 0.90 

Loudoun County Parkway – between Shreveport Drive and 

Evergreen Mills Road 0.77 0.86 

Bull Run Post Office Road – between Braddock Road and future 

Loudoun County Parkway 0.63 1.01 

US Route 50 – Fairfax County Line 1.00 1.10 

US Route 50 Collector Road – east of Tall Cedars Parkway / Willard 

Road 0.82 0.94 

Claiborne Parkway – Ryan Road to Croson Lane 0.69 0.90 

Evergreen Mills Road – north of Ryan Road 0.81 0.88 

Snickersville Turnpike – east of Airmont Road 0.84 0.91 

Figures 1 and 2 show the v/c ratio maps for the PM peak hour for both model runs, side-by-side.  

Due to the land use changes in the Transition and Suburban Policy Areas, some corridors in both 

policy areas experience increased volumes, most notably in the peak hour conditions.  

While some links did experience a change in volume and v/c ratio, a global comparison of the two 

networks shows that the change in congestion is nominal. This was determined by comparing the 

proportion of vehicle miles traveled (VMT) that fell within each of the four v/c ratio thresholds, as 

document in Table 5. The VMTs were calculated by multiplying the PM peak volume by the distance 

along each link of the travel demand model network. Total VMT for each of the land use plans differ 

due to the changes in socioeconomic data. The increased household and population values produce 

additional trips, which result in greater volumes and VMT. Table 5 shows that there are nominal shifts 

in the proportion of VMTs contained within each v/c ratio threshold. The Planning Commission model 

run shows a 3.4% increase in the proportion of VMTs that have a v/c ratio of 0.85 to 1.0, a 0.4% 

increase in VMTs with a v/c ratio of 1.0 to 1.2, and 0.6% increase in VMTs with a v/c ratio greater 

than 1.2.  
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Figure 1: PM V/C Ratio Comparison – Eastern Loudoun 
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Figure 2: PM V/C Ratio Comparison – Western Loudoun 
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Table 5: Proportion of PM Vehicle Miles Traveled in each Volume/Capacity Threshold 

Land Use 

Plan 
Metric 

V/C Ratio Thresholds Total PM 

VMT1 < 0.85 0.85 - 1.0 1.0 - 1.2 > 1.2

Envision 

Loudoun 

VMT 3,298,209 461,302 177,832 80,753 4,018,097 

% of Total 82.1% 11.5% 4.4% 2.0% 

Planning 

Commission 

VMT 3,238,178 619,187 199,248 106,219 4,162,832 

% of Total 77.8% 14.9% 4.8% 2.6% 
1Total Vehicle Miles Traveled differs between the two model runs due to the change in 

socioeconomic data. The increased household and population values produce additional trips, which 

results in greater volumes.   

Capacity Constraints 

Review of the network’s volume-to-capacity ratios shows the following roadway segments experience 

a volume demand that exceeds or is approaching its capacity.  

 Rural regional connections. The following segments are key corridors to neighboring counties

and are not planned for capacity improvements in the current or draft CTP as modeled.

 Route 9 west of Hillsboro and east of Route 287

 Route 287 north of Purcellville and through Lovettsville

 US Route 15 between Montresor Road and the Maryland Line

 Route 7 east of Route 690

 US Route 50 near Aldie

 US Route 15 is projected to have capacity constraints south of US Route 50 into Prince

William County.

 Transition Area

 US Route 50 and Braddock Road between US Route 15 and Northstar Boulevard. With

little improvements proposed to these routes, both experience capacity constraints

 Gum Spring Road at the Prince William County line reaches capacity.

 Northstar Boulevard between Braddock Road and Shreveport Drive approaches capacity.

 Trailhead Drive approaches capacity both north and south of Route 50.

 Suburban/Urban Policy Areas

 Route 7 approaches capacity from Belmont Ridge Road to the Fairfax County Line.

However, capacity remains available on parallel routes such as the Dulles Greenway,

Gloucester Parkway, Riverside Parkway, and Russell Branch Parkway.

 Connections around the future Metrorail Stations and the surrounding Urban Policy Area

experience capacity constraints in the PM peak. Some of these roadways include

Loudoun County Parkway, Metro Center Drive, Barrister Street, Route 606, and Moran

Road.
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 The capacity constraints present on Route 28 and the intersecting roadways such as

Waxpool Road, Gloucester Parkway, and Route 7 suggest that travel demand may be

avoiding the Dulles Greenway.

 Route 50 and Route 50 Collector Road east of Tall Cedars Parkway reaches or exceeds

capacity, but this is likely due to constraints to the network in Fairfax County.

Conclusions 

Similar to the results presented for the Envision Loudoun model run, the Planning Commission model 

run shows that the main arterials in the county that provide local and regional connectivity draw the 

greatest travel demand in the model. With the planned improvements to widen and limit access along 

these corridors (Route 7, Route 606, US Route 50), most are projected to operate well, with some 

locations nearing capacity. For those that are approaching capacity, there are some parallel routes 

with available capacity to accommodate more of the localized traffic. Many of the neighboring 

jurisdictions are projected to experience growth. As such, the travel demand from these jurisdictions 

to and through Loudoun create capacity constraints along rural arterials. Without improvements, 

these conditions will continue. There are some routes in the Transition and Suburban Policy Areas 

that experienced increased volumes due to the revised land use plan, as compared to the original 

Envision Loudoun draft plan. However, a global comparison of the two networks show that the 

change in congestion is nominal.  
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