
 
 

 

Date of Meeting: May 1, 2019 
 

# 1 
 

BOARD OF SUPERVISORS 
WORK SESSION 

 
 
SUBJECT: Loudoun County 2019 Comprehensive Plan 
 
ELECTION DISTRICT: Countywide 
 
CRITICAL ACTION DATE: At the pleasure of the Board 
 
STAFF CONTACTS: Charles Yudd, Deputy County Administrator  
 Alaina Ray, Director, Planning & Zoning 
 Dan Galindo, Community Planning Manager, Planning & 

Zoning 
 
PURPOSE: The purpose of this item is to discuss the proposed Urban Policy Area (UPA) of the 
draft Loudoun County 2019 Comprehensive Plan (Plan) with the Board of Supervisors (Board), 
along with elements of other chapters as they relate to the UPA, including: Quality Development; 
Place Types; Natural and Historic Resources; Housing; Economic Development; Public Facilities; 
and the Countywide Transportation Plan (CTP). Staff will be available to answer questions related 
to these topics. 
 
RECOMMENDATION:  Staff recommends that the Board discuss and direct revisions, as needed, 
to the draft text regarding the UPA and related chapters of the draft plan as set forth in this staff 
report. 
______________________________________________________________________________ 
 
BACKGROUND: As requested by the Chair, the May 1 work session focuses on the area of the 
County proposed for the most intensity of development, the UPA. The UPA section of the draft 
Plan can be found in Chapter 2: Land Use, pp. 2-23 to 2-40. Since other chapters of the draft Plan 
also affect the UPA, elements of those chapters and how they impact the UPA will be discussed.  
 
Staff recommendations specific to the UPA are provided as Attachment 1. Staff has also received 
questions from the Board regarding the May 1 Work Session topic and has provided the questions 
and responses as Attachment 2.  
 
Redline versions of sections of the draft Plan which include staff recommendations for revisions 
have been provided for the Quality Development section (Attachment 3), the Place Type section 
(Attachment 4),  and the Housing Chapter (Attachment 5). 
 

https://www.loudoun.gov/DocumentCenter/View/149810/2019-03-13-Loudoun-2040-Comp-Plan-Combined-Doc
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During the April 24, 2019 Board Public Hearing, the Board approved (6-0-3: Buffington, Buona, 
and Letourneau absent) a motion to change the name of the draft Plan from Loudoun 2040 to 
Loudoun County 2019 Comprehensive Plan. It should be noted that many of the attachments for 
this report were developed prior to the name change and, therefore, may still reflect the previous 
name. These documents will be updated in final editing to reflect the correct name of the draft 
Plan. 
 
SECTION 1: URBAN POLICY AREA  
 
The UPA represents a new planning area concept in Loudoun, encompassing approximately 2,600 
acres in areas around the Silver Line Metrorail Stations. The expansion of Metrorail service into 
Loudoun County presents an unprecedented opportunity to create dynamic urban places that 
respond to the community’s evolving needs and demands. As such, the UPA represents the highest 
priority growth area in the County and the draft Plan reflects that priority. 
 
The UPA encompasses areas around three Metrorail Stations: Loudoun Gateway, Ashburn, and 
Innovation Center (in Fairfax County). It is divided into two separate areas, the larger area around 
the Ashburn Station and extending east to the Loudoun Gateway Station, and the smaller area 
encompassing the Loudoun County portion of the area near the Innovation Center Station, located 
just inside Fairfax County along the Dulles Toll Road (Figure 1).  
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Figure 1. Urban Policy Area Map 

 
 
The UPA incorporates major developments already established and under construction, including 
Moorefield and Loudoun Station at the Ashburn Metrorail Station. It also includes approved 
developments such as Silver District West near the Ashburn Metrorail Station and The Hub and 
Waterside near the Innovation Center Metrorail Station. 
 
The UPA represents a major growth opportunity for the County and is designed to be a strong, 
diverse regional activity center and economic driver. The draft Plan calls for mixed-use and transit-
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oriented development and intensity not previously contemplated in Loudoun. These areas are 
envisioned as complete urban communities that accommodate housing, employment, retail, 
education, and entertainment in close proximity to Metrorail. As such, the UPA will provide new 
opportunities for regional employers to locate near complete urban communities with multiple 
transit options and access to Washington Dulles International Airport.  
 

A. Quality Development 
 
The Quality Development section of Chapter 2 addresses a range of topics important to future 
growth and development that will have a lasting impact in the County. While the concept of 
Quality Development is important Countywide, it is especially crucial in the UPA, which will 
serve as the gateway to Loudoun County with the opening of the Metrorail Stations and will be 
the County’s hub of economic and residential growth for the foreseeable future.  
 
Quality Development is a holistic approach that seeks to maintain and build upon the high quality 
of life that residents enjoy. Quality Development’s policies, strategies, and action touch upon the 
following characteristics: 

• 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, trails, and open spaces. 

 
Urban design characteristics in the UPA speak to the design of individual structures and spaces, 
the spatial relationship among structures, the relationship of buildings to the streetscape and other 
public places, and transitions between areas of differing densities or intensities. The guidelines 
also encourage the development of distinctive public places that promote culture and the arts. 
Street furniture, public art, water features, and distinctive landscaping will create visually 
appealing streetscapes that encourage street-level activity and public interaction. 
 
The design guidelines contained in the draft Plan are intended to provide a framework for 
achieving the desired character of the UPA, without being overly burdensome or proscriptive. It 
is also recognized that other design methods might meet the intent of the guidelines and could be 
proposed and considered with future development proposals.  

 
Staff recommendations related to Quality Development can be found in Attachment 1. A redline 
version of the Quality Development section reflecting staff’s recommended changes is also 
included as Attachment 3. Staff’s significant recommendations related to Quality Development 
include the following: 
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• Add new policy guidance as Policy 8 (with accompanying Strategies and Actions) in the 
Quality Development section related to the provision of universal design features for public 
spaces and new development. Universal design concepts integrated early in the planning 
and design process result in places that can be enjoyed by all members of the community 
regardless of their age or ability and obviate the need for costlier adaptive retrofits. The 
recommended new policies complement existing Quality Development and Housing 
policies that encourage accessibility and are intended to facilitate places that are usable to 
all people.  

• Add Language to Strategy 4.1 that ensures land will be available permanently in order to 
achieve safe accommodations for pedestrians and bicyclists. 

 
B. Introduction to Place Types 

 
Each of Loudoun's policy areas is divided into distinct “place types” that reflect their unique form 
and character. Collectively, the defined elements of each place type help to ensure that future 
development creates the desired character and function. Place types are different from traditional 
land use designations, in that they emphasize form and function in addition to expected land uses. 
This makes place types an especially useful tools to guide future decisions regarding growth and 
development in each community, taking into account variable priorities such as: economic 
development, land preservation, protection of natural and heritage resources, efficient 
transportation options, and the provision of public facilities and services. 
 
During the initial development of the proposed place types in coordination with the Stakeholders 
Committee process, there was an emphasis on simplicity, brevity, and flexibility. Once staff began 
the detailed analysis of the impacts of the proposed place types, it became apparent that the place 
types did not contain sufficient information to adequately evaluate proposed development and 
were unlikely to produce the desired results. Therefore, staff revised the place types with the 
additional information and guidance that can be seen when comparing the Stakeholders Plan to the 
Planning Commission Plan. 
 
The place type approach is intended to create distinct and “complete” residential neighborhoods, 
employment centers, open spaces, and other areas. Each policy area section in the Plan provides a 
detailed description of each corresponding place type, including: 

• A summary of the desired general development pattern, scale, form, and function; 
• Uses expected in the area separated in to three categories: Core Uses, Complementary 

Uses, and Conditional Uses; 
• The expected physical form of each place type;  
• The expected development intensity in terms of floor area ratio (FAR) and/or residential 

density (dwelling units per acre); 
• A discussion of how design elements, variations in land use, and changes in 

density/intensity can be applied to ease transitions between different place types and uses. 
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Uses within each place type are broken down into three categories: Core, Complimentary, and 
Conditional. Core and Complimentary Uses are those uses that best fulfill the intent of the place 
type. These uses are meant to work together to create the types of spaces and mix of uses 
envisioned for specific communities. Conditional Uses are uses that could be considered on a case-
by-case basis to enhance the purpose and function of an area. These Conditional Uses could also 
be considered for interim uses that could serve to provide some temporary use for a property until 
sufficient market demand exists for the Core and Complimentary Uses. Additional uses that are 
not specifically listed—such as surface parking—might also be considered for Conditional Uses 
to provide an interim use. 
 
The Planning Commission made numerous significant changes to the general layout and guidance 
provided in the place types, compared to the Stakeholders Committee recommended Plan. These 
changes include: 
 

• Expanded the Place Types to include more guidance and graphics (previously one page per 
place type; now two to three pages per place type); and 

• Added additional narrative and graphics on how to use the place types. 
 
Staff recommendations related to the general guidance in the Place Types section—that are not 
related to specific place types—can be found in Attachment 1 and a redlined version of the Place 
Type Section is included as Attachment 4. Revisions specific to Suburban, Transition, and Rural 
Place Types will be brought forward at the appropriate Work Sessions. 
 

C. UPA Place Types 
 
There are three place types proposed for the UPA: Urban Transit Center, Urban Employment, and 
Urban Mixed Use. The place types work in concert with the design guidelines and policies, 
strategies, and actions of the UPA to fulfill the land use patterns and community characteristics 
intended for the area. The UPA place types and guidelines also encourage uses that could be 
considered interim in order for the UPA to be productive in the short-term, while providing 
flexibility for more long-term, dense development as the market evolves.   
 
Urban Transit Center Place Type 
 
Function: Urban Transit Center areas take advantage of proximity to transit to provide 
opportunities for dense urban development and a host of economic, entertainment, and community 
activities. Each area serves as a gateway to the county from the greater region and is expected to 
be a major destination in its own right. The Urban Transit Center has two focus areas: within a ¼ 
mile of the Metrorail Station and outside of the ¼ mile. Development within a ¼ mile of the station 
will have smaller average unit sizes, a higher minimum FAR, and a more equal mix of residential 
and non-residential development.  
Core Uses: Multi-Family Residential, Office, Retail & Service Commercial. Under the Core Uses 
there is a note stating residential is restricted within 65 Ldn noise contours. 
Open Space: 10% of the site  
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Preferred Mix of Uses (within a ¼ mile of a Metrorail Station): 5% Public/Civic; 45% Non-
Residential; 50% Residential 
Preferred Mix of Uses (outside a ¼ mile): 5% Public/Civic; 25% Non-Residential; 70% 
Residential 
Planned Intensity/Density (within a ¼ mile): a minimum FAR of 2.0 and building heights starting 
at 8 stories 
Planned Intensity/Density (outside a ¼ mile): a minimum FAR of 1.4 and building heights 
starting at 6 stories  
 
Planning Commission Change: The Planning Commission changed the FARs from maximums 
of 6.0 (within a ¼ mile) or 4.0 (outside a ¼ mile) to the minimum FARs noted above, in order to 
ensure development is of sufficient intensity to accomplish a denser urban environment to help 
support the Metrorail stations. 
 
Urban Employment Place Type 
 
Function: Urban Employment areas provide opportunities for a broad array of employment uses 
within an urban environment.  
Core Uses: Office, Research & Development, Data Centers, and Flex Space. 
Open Space: 10% of the site 
Preferred Mix of Uses: 100% Non-Residential 
Planned Intensity/Density: a minimum FAR of 1.0 and building heights of 3 to 8 stories  
 
Planning Commission Change: The Planning Commission directed staff to create this new place 
type after discussing the potential for new data center development in the vicinity of the Loudoun 
Gateway Metrorail Station. The area now designated Urban Employment was previously 
designated Urban Transit Center. 
 
Urban Mixed Use Place Type 
 
Function: Urban Mixed Use areas take advantage of their fringe proximity to the Metro stations 
to provide opportunities for walkable, dense urban neighborhoods including a small amount of 
commercial uses.  
Core Uses: Multi-Family Residential and Single Family Attached Residential 
Open space: 10% of the site 
Preferred Mix of Uses: 5% Public/Civic; 15% Non-Residential; 80% Residential 
Planned Intensity/Density: a maximum FAR of 1.5  
 
Planning Commission Change: The Planning Commission combined the previous Urban 
Community and Urban Community Commercial place types to create the Urban Mixed Use Place 
Type. 
 
In addition to the changes noted above, the Planning Commission also made the following major 
changes from the Stakeholders Plan: 
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• Removed the area along Route 7/Route 28 intersection from the UPA and designated that 
area as Suburban Policy Area with suburban place types; and 

• Added design guidelines for parking structures.  
 
Staff’s recommendations can be found in Attachment 1. A redline version of the Urban Policy 
Area section reflecting staff’s recommended changes is included as Attachment 4. Staff’s 
significant recommendations related to Quality Development include the following: 

• Clarify the expectations for multi-family residential within Urban Transit Center by editing 
the description to note that only apartments and condominiums are envisioned. This helps 
achieve the missing middle housing and a range of housing types and sizes.  

• Move Flex Space from Core Uses to Conditional Uses in the Urban Employment place 
type.  While Flex Space is appropriate as a core use in a suburban setting, it is not 
appropriate for the walkable, transit-oriented setting of Urban Employment near the 
Loudoun Gateway Station. 

• Add guidance to the Urban Mixed Use place type similar to that now found in the Suburban 
Mixed Use place type which would allow additional density of up to 2.0 FAR if additional 
desired elements are provided.  

 
D. Natural and Historic Resources 

 
The UPA is intended to support communities that are rich in amenities, including networks of 
publicly accessible green spaces, such as the Broad Run Stream Valley Park and Trail, which 
simultaneously protect valuable environmental resources. Contiguous, linear green spaces 
accommodating both passive and active recreational uses, pocket parks, street trees, and native 
planting areas are included in the UPA development guidelines to provide outdoor spaces for the 
enjoyment of the public and to provide positive impacts to the natural environment. 
 
The draft Plan also includes policies, strategies, and actions that are designed to protect the 
Counties water resources and would apply to the UPA, such as supporting the expansion of the 
reclaimed water network and the watershed management practices developed for the Upper Broad 
Run Watershed. 
 
The UPA is also affected by the Airport Impact Overlay District. The draft Plan recognizes the 
impacts the airport operations have on land uses within the UPA and contains provisions to prevent 
unsuitable uses—such as residential—from locating within the 65 Ldn noise contours. The draft 
Plan also acknowledges that high-rise buildings could affect airport operations and provides 
protections to ensure structures do not interfere with such operations. 
 
All development proposals for the UPA would be reviewed against the Natural and Historic 
Resources policies, actions, and strategies that are applicable to the UPA—as well as additional 
environmental provisions of Chapter 2: Land Use—in order to ensure that proposed development 
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is in compliance with the intent of the Plan. The Natural and Heritage Resources Chapter can be 
found starting on page 3-1 of the draft Plan.  
 

E. Housing 
 
During the development of the draft Plan, broad concerns were raised 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. Whereas the Revised General Plan (RGP) 
did not include a dedicated Housing chapter, the draft Plan devotes a chapter to this topic to better 
reflect the impact of housing availability and affordability on quality of life and economic 
sustainability. 
 
The draft Plan highlights the need to provide a continuum of housing to help meet the County’s 
unmet housing needs. This continuum includes smaller multi-family units, both owned and rented, 
in close proximity to employment, services, and transit. Considering the limited amount of land in 
the UPA, it is crucial that the majority of residential development in the UPA consist of dense 
multi-family units in order to achieve the intensity level needed to sustain the planned employment 
and commercial uses, as well as provide a ridership base for the Silver Line Metrorail.  
 
The Kimley-Horn Market Analysis forecasted a 2021 – 2040 countywide market demand of 
18,890 multi-family units. Based on the proposed UPA place type intensities and use mixes, it is 
anticipated that a majority of the County’s multi-family demand through 2040 could be met within 
the UPA. 
 
Since the RGP does not have a UPA, the prior analytical indicator efforts have combined the SPA 
and UPA together for comparative purposes to the RGP. However, for this report an estimate of 
unit yield for the UPA forecast for 2021 – 2040 has been analyzed separately, as shown in Table 
1, below. 
 

Table 1. RGP v. Draft Plan Comparison for Urban Policy Area 2021 – 2040* 
Plan Version SFA MF Total 
Planning Commission Draft Plan 630 11,960 12,590 
Revised General Plan 280 8,610 8,880 
Difference 360 3,350 3,710 

 *These numbers are based on the County’s Traffic Analysis Zones and are approximate. 
 
In order to achieve the anticipated residential intensities in the UPA, the draft Plan encourages an 
average unit size of approximately 800 square feet for new multifamily residences and an average 
unit size of approximately 1,500 square feet for new single-family attached residences in the UPA.    
 
Staff recommendations can be found in Attachment 1. A redline version of the Housing Chapter 
reflecting staff’s recommended changes is included as Attachment 5. The Housing Chapter will 
be included as a topic for each of the Policy Area Work Sessions and may evolve as each Policy 
Area is discussed. Staff’s significant recommendations related to the Housing Chapter are as 
follows: 

https://www.loudoun.gov/DocumentCenter/View/149810/2019-03-13-Loudoun-2040-Comp-Plan-Combined-Doc
https://www.loudoun.gov/DocumentCenter/View/131399/Loudoun-County_Market-Analysis_Final_20180110
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• Add more specific policy guidance related to amenity expectations for age-restricted 
residential development (1.5.C-G). 

• Add policy guidance for co-location of affordable housing with public facilities and 
facilitating affordable housing developments through administrative process 
improvements (3.3.E). 

 
F. Economic Development 

 
Most innovative companies looking to attract the next generation of workers are seeking “urban” 
places for their expansion or relocation efforts because they cluster offices, retail, entertainment, 
cultural attractions, services, housing options, and multi-modal transit in close proximity. The 
emerging workforce desires this amenity-rich environment and expects these transportation 
options such as walking, biking, or transit for commuting or consuming daily goods and services. 
Transit-oriented, on-Metro developments in Northern Virginia have seen remarkable growth, and 
Loudoun County is poised to capture this trend with the opening of the new Metrorail stations. 
 
In order to capitalize on the arrival of the Silver Line Metrorail into Loudoun, the draft Plan 
includes strong support and guidance for accommodating the growing demand for highly-
amenitized walkable places that enable talent attraction. This support and guidance—combined 
with the draft Plan’s emphasis on flexibility to respond to changing markets, focus on attracting 
emerging industries, and training for our future work-force—provides the framework to ensure the 
UPA evolves into a significant economic hub in Loudoun. 
 
The draft Plan also includes specific language to address compatibility of new development in and 
around the Washington Dulles International Airport, in order to ensure that airport operations are 
not negatively impacted. This will help to ensure the continued economic success of the Airport. 
 
The Economic Development Chapter received overwhelming support from public workshop 
attendees, business community members, the Stakeholders Committee, and Planning Commission. 
Therefore, staff has no additional recommendations for this chapter. The Economic Development 
Chapter can be found beginning on page 5-1 of the draft Plan. 
 

G. Capital Facilities 
 
A lack of available land in eastern Loudoun, where public facilities are needed most, complicates 
the County’s ability to provide the desired facilities. A decreasing supply of land also means rising 
land values, which affects landowners’ contributions of land for public facilities. Changing 
development patterns in eastern Loudoun, especially in the UPA, will require new and creative 
concepts for these facilities.  
 
The UPA is designed to ensure that public facilities such as schools, community centers, and 
libraries are located so that residents will be within a short walking distance of these facilities. The 
draft Plan encourages these facilities to be integrated into the urban development and to maximize 

https://www.loudoun.gov/DocumentCenter/View/149810/2019-03-13-Loudoun-2040-Comp-Plan-Combined-Doc
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the potential for shared spaces. The Plan also calls for public plazas, promenades, courtyards, and 
park spaces to be integral components of new development to provide gathering spaces and 
outdoor amenities for the public. 
The draft Plan also supports best practices for stormwater management specific to urban areas. 
Stormwater management areas should not only function appropriately, but also be designed to 
provide amenities containing walkways, benches, and green spaces for public enjoyment.  
 
The UPA will also require innovative designs for new school facilities using less land and more 
vertical designs. Alternative school configurations that established urban communities have used 
successfully, such as shared space and public/private facilities, will become increasingly important 
and the draft Plan supports these concepts. Also, while the Fiscal Analysis report did not calculate 
the need for schools specifically within the UPA, it did provide data for the Metrorail Service Tax 
District. Within that area, growth through 2040 under the draft Plan results in a need equivalent to 
one school. Currently, a school site has been proffered as part of the Silver District West rezoning 
approval. 
 
The draft Plan includes support for the Fiscal Impact Committee to review the capital facility needs 
in an urban context, once the draft Plan is adopted. In order to ensure the appropriate urban 
intensities are achieved, it will be crucial to look at recommendations of appropriate standards and 
adjust the Capital Intensity Factor as needed. 
 
Additional capital facility needs specific to the UPA, as well as the fiscal impacts of the draft Plan 
for the UPA, are discussed in Attachment 6 and in the Fiscal Analysis Report at the following link: 
TischlerBise Fiscal Analysis Report. The Capital Facilities Chapter can be found beginning on 
page 6-1 of the draft Plan. 
 

H. Transportation 
 
The UPA envisions a transportation network inclusive of all modes of travel, providing multimodal 
facilities for drivers, transit riders, cyclists and pedestrians. Both on- and off-street bicycle 
facilities are called for in the UPA.  The UPA calls for a hierarchical grid of streets including both 
higher speed roadways and lower speed local streets. Urban multimodal street features include 
parallel roads creating a redundant street network, shorter block lengths with frequent intersection 
spacing, crosswalks and mid-block crossings, sidewalks and multi-use trails, bicycle lanes, and 
transit shelters. Bicycle amenities in the UPA include features such as bicycle racks and storage 
facilities as well as bike sharing services. A robust sidewalk network of sufficient width to 
encourage pedestrian activity is also envisioned in the UPA. 
 
A key element of the UPA is to establish a planned network that incorporates options for urban 
public streets, which are allowable by VDOT under certain conditions in more densely developed 
areas.  The UPA proposes the use of the Virginia Department of Rail and Public Transportation’s 
(DRPT’s) Multimodal Street Design Guidelines, which have been incorporated for use in certain 
areas in the VDOT Road Design Manual. There are six classifications of roadway typologies, 
ranging from Multimodal Through Corridors to Local Streets.  CTP Roadways within the UPA 
are proposed to be classified by both their traditional VDOT Functional Classification (e.g., 

https://www.loudoun.gov/DocumentCenter/View/149807/B-Loudoun-County-Fiscal-Impact-Analysis-PC_Final_020119
https://www.loudoun.gov/DocumentCenter/View/149807/B-Loudoun-County-Fiscal-Impact-Analysis-PC_Final_020119
https://www.loudoun.gov/DocumentCenter/View/149810/2019-03-13-Loudoun-2040-Comp-Plan-Combined-Doc
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Arterial, Collector) as well as their DRPT Multimodal System Classification (e.g., Multimodal 
Through Corridors, Transit Boulevards, Boulevards, Major Avenues, Avenues, and (non-CTP 
roads only) Local Streets). Features of these roadways include elements such as narrower travel 
lanes, on-street parking, pedestrian refuges, and other traffic calming measures. 
 
Transit infrastructure is also a critical element of the UPA. Transit services are planned to include 
Metrorail, local and express public (County operated) bus service, as well as privately operated 
localized shuttles and circulators. Transit amenities include bus shelters and stops, with public bus 
service focused along transit corridors leading to Metrorail stations. These transit amenities, 
coupled with a robust bicycle and pedestrian network, provide opportunities for Transportation 
Demand Management (TDM) measures to be realized in the form of reduced single occupant 
vehicle trips. 
 
Staff recommendations for the CTP specific to the UPA can be found in Attachment 1. The CTP 
can be found beginning on page P-1 of the draft Plan. Staff’s significant CTP recommendation 
specific to the UPA is as follows: 

• Revise Policy 3-1.28 (Trails) text to clarify references to this plan (Loudoun 2040 CTP) 
and to remove specific language that all off-road trails in the UPA must be paved (as there 
are some stream valley trails that may not be paved). 

 
SECTION 7: TIMELINE AND NEXT STEPS 
 
Board Work Plan 
The schedule and framework for the remainder of the Board work plan is provided below, though 
it should be noted that the Board could add or revise Work Sessions and topics as needed. The 
Work Session format will include a review of the draft Plan and associated maps, plus issue 
summaries and staff recommendations by topic area. Staff also recommends that Board Members 
submit questions to staff according to the schedule provided below, which will allow sufficient 
time for staff to develop responses and provide those responses in the Work Session packet. 
 
 
 
 

Date 
 

Meeting Type 
 

Topic/Task 
 

Board Questions 
Due 

5/8 Work Session Plan Review – Suburban Policy Area  and elements of 
the following as they pertain to the SPA:  

• Quality Development; 
• Place Types,  
• Infill & Redevelopment; 
• Housing;  
• Economic Development;  
• Public Facilities;  
• Natural and Historic Resources; and 
• CTP. 

 

4/26 at 5pm 

https://www.loudoun.gov/DocumentCenter/View/149810/2019-03-13-Loudoun-2040-Comp-Plan-Combined-Doc


Item 1, Loudoun County 2019 Comprehensive Plan 
Board of Supervisors Work Session 

May 1, 2019 
Page 13 

 
 

 

5/20 Work Session Plan Review – Transition Policy Area   
and elements of the following as they pertain to the 
TPA:  

• Quality Development; 
• Place Types;  
• Land Bays and Development Phasing; 
• Housing;  
• Economic Development;  
• Public Facilities;  
• Natural and Historic Resources; and 
• CTP. 

 
 

5/10 at 5pm 

5/29 Work Session Plan Review – Rural Policy 
Area/Towns/JLMAs and elements of the following as 
they pertain to the UPA:  

• Quality Development; 
• Place Types;  
• Housing;  
• Economic Development;  
• Public Facilities;  
• Natural and Historic Resources; and 
• CTP. 

 

5/17 at 5pm 

6/5 Work Session Plan Review – Introduction Chapter; Remainder of 
Issues and Elements; Implementation 

5/24 at 5pm 

6/20 Business 
Meeting 

Potential Adoption of Comprehensive Plan  

 
DRAFT MOTIONS: 
 
1. I move that the Board of Supervisors accept the staff recommendations applicable to the Urban 

Policy Area (UPA) as set forth in Attachment 1. 
 
I further move that the Board of Supervisors direct the revisions to the UPA section of the draft 
plan, and the quality development and housing sections of the draft plan as discussed at the 
May 1, 2019, work session. 

 
OR 
 
2. I move an alternate motion. 
 
ATTACHMENTS: 

1. Staff Recommendations 
2. Board Questions and Responses Submitted Via Email 
3. Redline Version of the Quality Development Section 
4. Redlined Version of the Place Type Section 
5. Redline Version of the Housing Chapter  
6. UPA Fiscal Analysis 



Loudoun County Comprehensive Plan 
Staff Recommendations Summary for May 1 Work Session 

 

The following staff recommendations relate to the discussion topics for the May 1, 2019 Work 
Session, which primarily focuses on the Urban Policy Areas. Because these recommendations 
were developed prior to the two public hearings and the Board’s discussion of these topics, 
Staff may bring forward additional recommendations on these topics during future Work 
Sessions after further consideration.  Staff recommendations regarding other topics will be 
brought forward when those topics are discussed during future Work Sessions. 

 

QUALITY DEVELOPMENT  

A redline version of the Quality Development section reflecting the following changes is included 
as Attachment 3. 

• Add new policy guidance as Policy 8 (with accompanying Strategies and Actions) in the 
Quality Development section related to the provision of universal design features for 
public spaces and new development. Universal design concepts integrated early in the 
planning and design process result in places that can be enjoyed by all members of the 
community regardless of their age or ability and obviate the need for costlier adaptive 
retrofits. The recommended new policies complement existing Quality Development and 
Housing policies that encourage accessibility and are intended to facilitate places that are 
usable to all people.  

• Add Language to Strategy 4.1 that ensures land will be available permanently in order to 
achieve safe accommodations for pedestrians and bicyclists. 

Other minor revisions to verbiage are meant to clarify the narrative or the intent and/or 
applicability of certain policies, strategies, or actions. In particular, note the numerous minor 
revisions to the actions under Strategy 7.1.  

 

URBAN POLICY AREAS 

A redline version of the Urban Policy Areas section reflecting the following changes is included as 
Attachment 4. 

• Better articulate the goals of the design guidelines by editing the prefacing language to 
include: 

o The design guidelines are not meant to be prescriptive and are not intended to be 
treated as a checklist, but are instead meant to provide a framework for how the 
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desired character of the UPA can be achieved, with the acknowledgement that 
other methods could achieve the intended results. 

• Update the Urban Policy Areas Place Types map to: 1) remove the ¼ mile buffer around 
the Loudoun Gateway Station since the buffer has no bearing on the new Urban 
Employment place type, and 2) add the location of Innovation Station in Fairfax County 
to show its proximity to the UPA.   

• Clarify the expectations for multi-family residential within Urban Transit Center by editing 
the description to note that only apartments and condominiums are envisioned. This 
helps achieve the missing middle housing and a range of housing types and sizes.  

• Move Flex Space from Core Uses to Conditional Uses in the Urban Employment place type.  
While Flex Space is appropriate as a core use in a suburban setting, it is not appropriate 
for the walkable, transit-oriented setting of Urban Employment near the Loudoun 
Gateway Station. 

• Add guidance to the Urban Mixed Use place type similar to that now found in the 
Suburban Mixed Use place type which would allow additional density of up to 2.0 FAR if 
additional desired elements are provided.  

Other minor revisions to verbiage are meant to clarify the narrative or the intent and/or 
applicability of certain policies, strategies, or actions. 

 

HOUSING CHAPTER 

A redline version of the Housing Chapter reflecting the following changes is included as 
Attachment 5. 

The generalized recommendations pertaining to Chapter 4 are as follows:  

• Update statistics and data with the most recent information available (global 
recommendation). 

• Revise language in certain actions (1.1.A, 1.6.A, 1.6.B, 3.1.L & 3.3.D) related to the 
County’s Affordable Dwelling Unit program and fulfillment of unmet housing needs to 
improve clarity. 

• Revise Action 3.4.D related to working with employers on housing needs to provide 
additional details regarding possible types of financial assistance programs. 

• Add more specific policy guidance related to amenity expectations for age-restricted 
residential development (1.5.C-G). 



• Add policy guidance for co-location of affordable housing with public facilities and 
facilitating affordable housing developments through administrative process 
improvements (3.3.E). 

• Remove two actions that are unnecessary related to the CDBG program and farmworker 
housing. 

Revisions to the chapter narrative are limited to updated average housing cost data and minor 
revisions to the text to align the analysis with updated data and increase clarity of the issues 
discussed. 

All other recommended revisions pertain to the policies, strategies, and actions. Two additional 
staff-recommended Actions are intended to enable new, creative opportunities for affordable 
housing development, including co-location of affordable units with new public facilities and 
developing new by-right options for proposals that commit to providing affordable units. Staff 
also recommends the addition of several policies specific to age-restricted residential 
developments, most of which are adapted from the RGP, to ensure that such proposals are 
appropriately sited and include a minimum standard of amenities and programming for their 
residents. Other minor revisions to verbiage are meant to clarify the intent and/or applicability 
of certain actions. 

 

CTP 

DTCI staff continues to review the draft Loudoun 2040 CTP and at this time recommends that the 
Board authorize the following changes to the draft document: 
 
• Page 2-19 – Road Type Descriptions, Typical Sections, and Planning Guidelines and Bike/Ped 

Map 
 

o Revise road type descriptions and corresponding typical sections to allow for shared use 
paths on at least one side of CTP roadways which are planned to have on-street bicycle 
lanes (to provide greater usability for a wider range of cyclists of varying abilities). 

 
• Page 3-6 – DRPT Multimodal System Design Guidelines – Street Classifications 
 

o Designate each CTP roadway with a DRPT Multimodal System Classification Type as listed 
below. 

 
Ashburn and Loudoun Gateway Urban Area 

Multimodal Through Corridors 
 Loudoun County Parkway 
 



Boulevards 
 Ashburn Village Boulevard 

Lockridge Road 
Mooreview Parkway 
Prentice Drive 
Shellhorn Road 

 Westwind Drive 
 
Major Avenues 
 Barrister Street (portion) 
 Centergate Drive (portion) 

Croson Lane 
 Jefferson Park Drive (portion) 

Moorefield Boulevard 
 
Avenues 
 Barrister Street (portion) 

Centergate Drive (portion) 
Charitable Street 
Claude Moore Drive (portion) 
Devin Shafron Drive 
Jefferson Park Drive (portion) 
Loudoun Station Drive 
Metro Center Drive 
Old Ryan Road 
State Street 
 

Innovation Center Urban Area 

Boulevards 
 Davis Drive 

Innovation Avenue 
  
Major Avenues 
 Shaw Road 
 
Avenues 
 Rock Hill Road 
 
• Page 3-8 – Roadway Systems Policies 
 

o Minor wording changes to Policy 3-1.13 and 3-1.14 (DRPT Implementation and Design 
Typology) 

 



• Page 3-13 – Bicycle and Pedestrian Connectivity Policies

o Revise Policy 3-1.28 (Trails) text to clarify references to this plan (Loudoun 2040 CTP) and
to remove specific language that all off-road trails in the UPA must be paved (as there are
some stream valley trails that may not be paved).

• Page 3-18 – Public Transit Walksheds and Trip Reductions Text

o Minor wording changes to plan text (to allow for flexibility to determine transit reductions
based on location of subject site relative to transit facilities).
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Loudoun 2040 Comprehensive Plan 
Board Questions 

May 1 Work Session (Packet Date – April 25) 

1. Letourneau: How many units does the RGP currently anticipate on properties proposed
for the Urban Policy Area? About 8,900 units, estimated by selecting forecasts for the
mini-TAZs (Traffic Analysis Zones) that best align with the Urban Policy Areas (UPAs).
Most mini-TAZs align well with the UPA boundaries.  Mini-TAZ 23200, which has a majority 
of its acreage in the Suburban Industrial/Mineral Extraction place type, was excluded.

RGP v. Draft Plan: UPA Residential Forecast 2021 – 2040
SFD SFA MF Total 

Draft Plan - 630 11,960 12,590 
Revised General Plan - 280 8,610 8,880 
Difference - 360 3,350 3,710 

2. Letourneau: How many units does the draft plan forecast for Urban Policy Area
properties? About 12,600 units, as shown in the table under question #1.

3. Letourneau: The communities of Westwind Crossing and a portion of Loudoun Valley
Estates have been designated as Urban Mixed Use in the draft plan. These communities
are fully constructed, do not include commercial, and are not within the Metro Service
District. What was the rationale behind this designation for these particular properties?
If these were to be designated suburban, which place type would staff recommend? The
Urban Policy Area north of Dulles Airport was originally defined using the area of the Silver
Line CPAM with land designated for suburban development by the CPAM excluded. Staff
has no objection to removing this land from the Urban Policy Area and has provided a
map below showing the removal of Westwind Crossing and a portion of Loudoun Valley
Estates from the Urban Mixed Use place type, with a new designation of Suburban
Neighborhood place type. In summary, this would be a removal of land from the Urban
Policy Area and an addition to the Suburban Policy Area, which involves a switch in its
place type designation.
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4. Letourneau: Are there any conflicts between the proposed unit types and the updated
airport noise contours? No, the policies around the airport noise contours are written to
accommodate changes to the contours. In all the place types that allow residential and
are within or touching the airport noise contours (Urban Transit Center, Urban Mixed Use,
Suburban Mixed Use) a statement has been placed in the Core Uses list: “Residential
restrictions in noise-sensitive areas located within 65 Ldn noise contours.”

5. Letourneau: How can the Board ensure that the proffer contributions from Urban Policy
Area rezoning are consistent with the process in the Silver District West application?
Policies regarding proffer contributions are included in Chapter 6 of the plan.  The policies
do not conflict with pursuing the approach used with the Silver District West application.
Separate from the Comprehensive Plan effort, staff is working to develop criteria for
proposed urban developments that would define the parameters for performing an
enhanced impact analysis that could be utilized when determining proffers.

6. Randall: Is the definition of a Landbay a parcel of Land that is undeveloped or
uncommitted? A landbay is not necessarily one parcel, but is often a group of parcels that
have some development potential remaining. Landbays may have some entitlements or
development already existing and these existing units or entitlements were factored into
the forecasts.

7. Randall: Has staff adjusted the housing demand number in the UPA to account for the
approval of Silver District West? Yes, the unit numbers reflected in the SDW project were
already factored into the UPA during both the Stakeholders Committee and Planning
Commission forecasts.

8. Randall: Assuming all required road and county infrastructure is in place, what is the
estimated number of residents living in the UPA by 2040? The forecasted increase in
population from 2021-2040 under the draft Plan is 25,300.  Currently, much of this area
does not have residential development.  As with the data used to respond to questions 1
and 2 above, and question 12 below, this estimated forecast was developed by selecting
forecasts for the mini-TAZs that best align with the UPA.

9. Randall: Is there a plan to hold land in interim uses (such as surface parking) for a time
when the market demands for higher density residences comes to fruition? Interim uses
are allowed/encouraged under the draft Plan, but whether to hold specific land and/or
approve interim uses would be a policy decision at the time of a legislative application.

10. Randall: What was the estimate of houses placed in the UPA under Envision Loudoun vs
the PC? About 10,700 units under the Stakeholders draft plan, compared to 12,600 under
the October 23rd draft plan, as shown in the table below.
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Stakeholders Plan v. Planning Commission Plan: UPA Residential Forecast 2021 – 2040 
SFD SFA MF Total 

October 23rd Draft Plan - 630 11,960 12,590 
Stakeholders Plan - 400 10,320 10,720 
Difference - 230 1,630 1,860 

11. Randall: Did both Envision and PC adjust intensities from highest in the areas in the closest
proximity to the Ashburn Station (772) to lower density outside of ¼- ½ miles? Yes

12. Randall: What is the plan/goal for Civic use spaces in the UPA? The goal is to have civic
use spaces that help achieve vibrant spaces around the Metrorail Stations. The UPA is
intended to support communities that are rich in amenities, including networks of publicly
accessible green spaces. Contiguous linear green spaces accommodating both passive and
active recreational uses, pocket parks street trees, and native planting areas are included
in the UPA development guidelines to provide outdoor spaces for the enjoyment of the
public and provide positive impacts to the natural environment. Public facilities would
follow the same transit oriented development design with smaller footprints and within
mixed use development.

13. Randall: Will every residence in the UPA be subject to the Metro Special Tax District tax?
If not can you have a map to show where homes can be built that are not subject to the
Metro Tax District? No, there are some areas in the UPA that are not within the three
Metro Special Tax Districts. The three tax districts that have been established to help
support Metrorail: the larger Metrorail Service District and the two Station Service
Districts that encompass the Ashburn station and the Loudoun-Gateway and Dulles
Airport stations. The following map, highlights in green, areas that are not within the tax
districts:
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14. Randall: Can you discuss meeting the unmet housing need in the UPA (low income,
affordable, workforce)? The residential development in the UPA is anticipated to be
almost entirely multi-family, which would lend themselves to providing for unmet housing 
needs. In addition, the draft Plan supports achieving an average multi-family unit size of
800 square feet, which would provide smaller units in a range that is not easily found in
Loudoun. These units should also appeal to people who may not have a personal vehicle,
as there will be access to multi-modal transit opportunities, employment, services, retail,
and entertainment in close proximity.

15. Randall: What is the land area or acreage available for Commercial development at the
606 (Loudoun Gateway Station (not airport property)? There are approximately 20 acres
of non-airport property available for commercial development within ¼ mile of the
Loudoun Gateway Station.

16. Randall: Will all commercial or Civic Buildings in the UPA be required to have noise
attenuation (reduction)? Please see below regarding noise attenuation:

Chapter 3 of the General Plan: 

The Airport Noise Impact Overlay District imposes development restrictions within 
specified areas to protect existing and future residents as well as maintains the economic 
viability of these important transportation and economic development resources. 

The County also has policies to protect noise-sensitive uses adjacent to major roadways, 
calling for appropriate noise mitigation measures to be incorporated into the overall 
project design when Noise Abatement Criteria (NAC) Hourly A-Weighted Sound Levels are 
approached or exceeded. 

Chapter 7 of the CTP also has noise policies for development: 

Land Development: All proposals for residential, institutional, or other noise sensitive 
uses adjacent to existing or proposed arterial and major collector roads will complete a 
study of predicted traffic noise to ensure that forecasted noise levels fall within 
acceptable levels, or can be abated to meet County standards. 

17. Randall: How many school sites do we estimate we need in the UPA by 2040? While the
Fiscal Impact Analysis report1 did not calculate the need for schools specifically within the
UPA areas, it did provide data for the Metrorail Service Tax District. Within that area,
growth through 2040 under the draft Plan results in a need equivalent to one school.
Currently, a school site has been proffered as part of the Silver District West rezoning
approval.

1 TischlerBise, February 1, 2019: Loudoun 2040 Fiscal Impact Analysis Report: fiscal impact analysis of the draft 
Loudoun 2040 comprehensive plan, Planning Commission version date: October 23, 2018.   
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18. Randall: How did Envision Loudoun and the PC suggest we create green spaces, walk and
bike trails in the UPA? The concept of accessible and connected green spaces, bike paths,
and trails in the UPA was considered important during both the Stakeholders Committee
and the Planning Commission discussions. The draft Plan (both the General Plan and the
CTP) includes extensive guidelines, policies, strategies, and actions that speak to the
integration of greenspaces and bike/ped trails into the urban environment. Much of this
would be accomplished through the development process with the requirements for
open space, public amenities, and the acceptance of proffers.

19. Saines: Does the County have any plans to bring bikeshare programs to the UPA/Metro
areas? The Comprehensive Plan encourages innovative, alternative modes of
transportation, including bikeshare. The Comprehensive Plan itself does not create the
program, but would offer support for the creation of such.

20. Randall: Based on the market demand, do we know when the demand in the UPA might
come online? Staff is working on this and should have information prior to the May 1
meeting.
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Quality Development 
Vision 
Loudoun will carry forth our successful land use and growth management policy while promoting 
the well-planned development of unique and appealing places providing a full spectrum of housing 
and employment options that are linked to supporting commercial, entertainment, educational, 
agricultural, and recreational activity. 

Introduction 
Loudoun County has accommodated a high rate of growth over the past decades, concentrating 
new development in the eastern portion of the County where utilities and roadways have been 
constructed to serve the population efficiently. Much of Loudoun’s success is due to land use 
planning that has guided, managed, and directed growth to appropriate locations. Loudoun 
County’s growth management strategy has comprised an approach that 1) focuses the location and 
intensity of development in eastern Loudoun and around towns, which maintains the agricultural 
character, pastoral landscapes, and natural resources of the County’s rural areas; 2) uses service 
standards and development forecasting to plan the location and timing of investments in 
infrastructure, facilities and services; and 3) calculates a fair share contribution by new 
development towards associated capital facility impacts. This approach recognizes that more 
concentrated population centers better facilitate the provision of emergency response services, 
roads, utilities, and public facilities. Further, the location of such services and facilities often guide 
subsequent development patterns. By concentrating these services in the  areas of the County 
where development has been planned and appropriately scaling their availability and levels of 
service in the less developed areas, the County facilitates growth patterns that help achieve long-
term land use, environmental, economic, and fiscal goals. 

Previous planning efforts in Loudoun County have focused on promoting quality of lifebylife by 
establishing and delivering a shared vision. Loudoun 2040 builds upon previous efforts and 
encourages a range of priorities that will further enhance quality of life in the County through a 
renewed vision. To realize this vision, Quality Development addresses a range of topics important 
to future growth and development that will have a lasting and posivite impact on current and future 
generations in the County. Quality Development represents a level of excellence and a 
commitment to inclusiveness in future planning efforts. It is a holistic approach that seeks to 
maintain and build upon the high quality of life that residents have grown to enjoy.  

To further enhance and improve the quality of life in Loudoun County, this chapter presents 
countywide policies that will allow the County to address growth and development in future 
planning and implementation initiatives. The goal of Quality Development in Loudoun is to 
support these initiatives based on the following aspirations: 

• Make great places through development that complements, strengthens, and benefits
surrounding communities.
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• Encourage a mix of complementary land uses and project designs that ensure the long-term 

sustainability, or environmental and economic health, of both the individual development 
and the broader community. 

• Foster places with distinctive identities through the use of high-quality design, siting, 
landscaping, architecture, signage, sustainability, and other design elements. 

• Integrate land use and transportation policies that prioritize development at the Metrorail 
Stations and provide the most compact and accessible development. 

Quality Development also encompasses key qualities that will ensure future development 
positively 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 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. 

Integral to Quality Development is an emphasis on the incorporation of these characteristics in 
existing and future development. Their thoughtful consideration will help ensure high-quality 
design and aid in the creation of communities that have distinctive identities.  

Loudoun will continue to be an attractive place for development given its geographic location, 
school system performance, business-friendly practices, and notable quality of life. However, new 
policies and approaches in Loudoun 2040 provide guidance to address emerging issues and trends 
in the County and region, including a constrained land supply, the County’s connection to the 
regional Washington Metropolitan Area Transit Authority (WMATA) Metrorail network through 
the Silver Line extension in 2020, availability and affordability of housing, and a growing demand 
for new development options. The Plan streamlines its presentation of design concepts, providing 
specific design guidelines for each policy area in subsequent sections of this chapter. Future 
implementation of the design policies in Loudoun 2040 will require thoughtful revisions to zoning 
regulations that will help accommodate the flexibility and adaptability of a new land use planning 
approach in Loudoun.  

Expected Growth and Development Patterns 
Building upon the County’s successful planning policy, Loudoun 2040 is largely organized by 
geographic policy areas that serve to prioritize areas for new growth and development based on 
the availability of existing and planned infrastructure and public facilities. Accordingly, this 
chapter describes the policy areas that provide the geographic framework for the County’s growth 
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management and land use strategies. Policy areas in Loudoun 2040 include the Suburban Policy 
Area (SPA), Transition Policy Area (TPA), Rural Policy Area (RPA), and Towns & Joint Land 
Management Areas (JLMAs), and newly-established Urban Policy Areas (UPA). 

The UPAs are intended to accommodate living, working, shopping, and playing in a dense urban 
environment, creating complete communities that will serve as centers of activity for the County. 
The Plan designates two areas around the Silver Line Metro stations as UPAs, envisioning these 
areas to develop as dense urban centers. Both areas represent major growth opportunities for the 
County and are planned to provide for walkable mixed-use and transit-oriented development that 
will more efficiently absorb much of the County’s anticipated growth, offer a diversity of housing 
to meet changing housing needs, and offer flexible land use policies to allow for innovation and 
changing market demands.  

The SPA continues to be planned for additional growth and development though at a lesser 
intensity than the Urban Policy Areas. However, rapid growth in the SPA in recent decades has 
significantly reduced the amount of developable land and subsequently reduced this area’s 
capacity to accommodate substantial growth. This represents a significant juncture in the County’s 
planning and development history as development efforts will increasingly emphasize infill 
development on the few remaining undeveloped parcels in the SPA as well as the redevelopment 
and adaptive reuse of existing buildings.  

The TPA is intended to be visually distinct from the Suburban and Rural Policy Areas with a 
development pattern focused on retaining substantial open space within the context of an 
assortment of community designs. The open spaces serve as dominant landscape and development 
features that provide opportunities for public recreation and facilities interwoven through a land 
use pattern that is predominantly residential with limited commercial and industrial uses.  

The RPA comprises nearly two thirds of Loudoun’s land area in the western portion of the County 
and contains twelve historic Rural Villages. This area is planned as an enduring rural landscape of 
working agricultural lands, rural economy uses, and limited residential development. Protection of 
the RPA helps to ensure the preservation of farmland, natural and heritage resources, open space, 
and vistas that are vital aspects of Loudoun’s identity. 

Place Types 
While the policy areas described in this chapter provide the geographic foundation for the County’s 
growth management and land use strategies, the Plan refines the County's policies to better adapt 
to rapid changes in technology, demographics, and market factors without losing sight of the 
County's vision and goals. Central to this more adaptable, enduring approach to land use is the 
“place type” concept. 

The place type approach differs from the County’s previous approach to 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. Place type categories define not only the basic expected land uses for 
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specific areas in the County, but also preferred development patterns, streetscapes, and design 
features that make places and environments visually distinctive and functional for people. 

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. In the next graphic you will find the transect of the County which transitions from rural 
to increasingly urban place types. A transect defines a series of place types that transition from 
sparse rural farmhouses to the dense urban core. Each place type contains a similar transition from 
the edge to the center of the neighborhood. The transect does not show all place types found in the 
plan but rather a few to show the transition at a higher level.Through the use of place types in 
Loudoun 2040, the County aims to achieve Loudoun’s vision for a prosperous and inclusive 
community consisting of great places in a variety of settings. 

 

The Place Type Transect 

 

 

 

 

 

 

 

 

 

 

What Makes a Place?  
Many characteristics of the natural and built environment contribute to an area's sense of place, or 
the impression a particular place leaves on residents and visitors. These factors include: 

• The size, scale, and configuration of the buildings and the spaces between and surrounding 
them, 

• The uses in the buildings (although these may change over time),  
• The patterns of activity in the spaces between buildings,  
• Views to and from the buildings and spaces, and  
• Special details such as historic structures, landscape elements, and public artwork.  
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These elements help define a place in our minds and give it a distinct identity. It is this human 
dimension of place types – their relationship to the way we experience our environment – that 
makes them such a useful tool in describing the type of development desired in Loudoun County. 

Using Place Types  
The Place Types described in this chapter have been carefully chosen to complement the current 
built and natural environment of the County while fulfilling the land use patterns and community 
characteristics envisioned for each policy area. Place types emphasize form and function in 
addition to expected land uses. This makes place types especially useful tools to guide future 
decisions regarding growth and development in each community, taking into account variable 
priorities such as: economic development, land preservation, protection of natural and heritage 
resources, efficient transportation options, and the provision of public facilities and services.  

Each of Loudoun's policy areas is divided into distinct place types that reflect their unique form 
and character. Collectively, the defined elements of each place type help to ensure that future 
development creates the desired character and function. Each policy area section in the Plan 
provides a detailed description of each corresponding place type, including: 

• A summary of the general development pattern, scale, form, function, and how the place 
type complements or fulfills the larger visions or policies described elsewhere in the Plan 

• Use categories expected in the area 
o including core and complementary uses that will fulfill the intent of the place type; 
o Appropriate conditional uses; 
o Special Activity and Parks and Recreation are listed as conditional uses in all place 

types and will be reviewed on a case by case basis; 
• The expected physical form of each place type in terms of: 

o street pattern—shown below are all configurations that will be found in the Place 
Types,  

 

     
Contour 
Forming 

Fragmented 
Parallel 

Gridiron Irregular Linear 

    

 

Loop & Cul De 
Sac 

Radiating Rectangular Rectilinear  
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o block length consistent with the Countywide Transportation Plan,  
o setbacks based on roads and pedestrian features,  
o parking  

 accessory - a parking facility that provides parking for a specific use or 
uses. The facility may be located on or off the site of the use or uses to 
which it is accessory. 

 short-term - lots and/or spaces designed for people who are dropping off 
and picking up passengers and/or goods 

 garage and shared - parking garage that may have spaces reserved and other 
spaces open to another use 

 shown below are other types of parking 
 

 
o design amenities  

 including sidewalks, street trees, street furniture, shade trees, bike racks, 
lighting, crosswalks, plazas, pedestrian malls, network of green space,  and 
public art,  

o retail and service 
 Retail commercial development in residential and employment place types 

will be designed to respond to the particular characteristics of the place type. 
In residential areas, retail and service uses will be characterized as 
Neighborhood or Community serving dependent upon the size of the area 
being served and the characteristics of the site (i.e. access, location, 
function). They will be located internal to the areas that they serve and will 
provide convenience or routine shopping and personal services. Retail and 
service uses in the employment place types are intended to provide 

   
Alley-Oriented Driveway On-Street 

  

 

Structured Surface  
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convenient retail and personal services supporting the employment uses and 
are based on a percentage of the uses they will serve.  

o and open space in terms of the following: 
 Recreational – for both passive and active recreation;  

• Passive - trails (hiking, biking, walking, or equestrian), picnic, 
community gardens, camping, or fishing areas 

• Active - ballfields, tennis or basketball courts, swimming pools, tot 
lots, golf courses, dog parks, and other areas for recreational sports 
and games 

 Community – plazas, playgrounds, pocket parks, gardens, public art, 
amphitheater  

 Natural and Heritage – forests, stream valleys, wildlife habitats, floodplains 
and their buffers, steep slopes and ridge tops, meadows, hedgerows, 
wetlands, heritage resources, and land contributing to the context of heritage 
resources which may be incorporated into publically accessible parks and 
preserves.  

 Agricultural land including fallow land and working lands (agriculture, 
horticulture, and silviculture) 

• The expected development intensity in terms of floor area ratio (FAR) and/or residential 
density (dwelling units per acre) to better define the anticipated massing, scale, and level 
of activity expected; and 

• A discussion of how design elements, variations in land use, and changes in density can be 
applied to ease transitions among different place types and uses, ideally minimizing the 
need for intrusive screening or other structural mitigation measures. 

Place Type Implementation 
Place types are not meant to directly parallel use-based zoning districts, but rather are a direct way 
of connecting the day-to-day experiences and preferences of the community with the more 
specialized and technical discipline of land use planning. The place types in Loudoun 2040 are: 

1. Used to describe the desired future condition and environment of our community’s places; 
2. Mapped similarly to a traditional future land use map and used to guide future 

development; and 
3. Linked to a future comprehensive Zoning Ordinance revision, which will create enhanced 

design standards and may include new districts that better align with the desired character 
of the place. 
 

See Appendix for general place type considerations – prompts that should be considered while 
devising and developing a project to assess whether a proposal is compatible with the place type 
and improves the site and its surroundings. 

GENERAL PLACE TYPE CONSIDERATIONS 
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The following prompts should be considered while devising, developing, and reviewing a project 
to assess whether a proposal is compatible with the place type and improves the site and its 
surroundings: 

Safety 

1. Protection against traffic and accidents. 

a. Can people walk or bicycle safely and comfortably? 

b. Are streets planned with a Vision Zero strategy that will help eliminate traffic 
fatalities and severe injuries, while increasing safe, healthy, equitable mobility for 
all? 

2. Protection against harm by others. 

a. How is the public space made safe day and night? Are there people and activities 
at all hours because the area has, for example, both residents and offices?  

b. Are sidewalks and trails, parking areas and outdoor public spaces clearly visible, 
comfortable and near activity areas during the day and night? 

Vibrant 

3. Mobility. 

a. How well do walkways and public spaces avoid physical elements that might limit 
walking, using a wheelchair, or pushing a stroller?  

b. How easily navigated is the arrangement of sidewalks and trails, parking areas and 
outdoor public spaces? 

4. Interaction. 

a. What features invite visitors to rest and linger? Are seating options placed in or 
near interesting things like public art, a façade that invites one to spend time next 
to it, a bus stop, a park, or a plaza? 

b. How well can people from adjoining developments walk or bike safely and 
comfortably to the development? 

5. Options for sitting. 

a. What are the obvious seating options such as benches or chairs? Is there only 
secondary seating such as a stair, seat wall, or the edge of a fountain?  

b. What are the options for sitting that do not require patronage?  

6. Options for talking and listening/hearing. 

a. Is it possible to have a conversation here? What options are there to sit together and 
have a conversation? 
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7. Options for play, exercise, and activities. 

a. Are there options to be active year round? Are there options to be active at multiple 
times of the day and year for all ages? 

Purpose 

8. Scale. 

a. How well do public spaces and the buildings that surround them exhibit a human 
scale? How well does the space function for people in small gatherings and large 
events? 

b. How does the development exhibit high quality design through shape, materials, 
finish, relationship with surrounding buildings, and coordinated use of lighting, 
public art, street furniture, surfacing, planting, etc? 

9. Context-sensitive design. 

a. How well are existing environmental features protected and integrated into the 
design? 

b. To what extent are pre-development views retained?  

c. How well does the project protect ridgelines? 

d. How are impacts on water quality addressed? 

e. Is open space accessible to the public and does it connect to open space on adjacent 
properties? 

f. Are most wetlands, lakes, streams, and other water amenities retained? Are 
significant natural amenities at least partially fronted by thoroughfares rather than 
hidden behind back yards? 

10. Residential neighborhood characteristics. 

a. Are there a variety of dwelling types?  

b. Are there places to work in the form of office buildings or live-work units?  

c. Are there shops sufficiently varied to supply the ordinary needs of a household such 
as a convenience store, a post office, a teller machine, or a gym?  

d. Do thoroughfares within the neighborhood form a continuous network, providing 
for the dispersment of traffic? Are the thoroughfares connected to those of adjacent 
neighborhoods and communities?  

e. Are thoroughfares relatively narrow and shaded by rows of trees that slow traffic 
and create an appropriate environment for pedestrians and bicyclists?  
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f. Are the large areas of open space between neighborhoods connected into 

continuous corridors? 

g. Are culs-de-sac avoided except where absolutely necessary due to natural 
conditions? 

h. Are there public places for people to congregate and areas to engage in recreational 
activities dispersed throughout the neighborhood? 

Policies, Strategies, and Actions 
Unless otherwise specified, the following Policies, Strategies, and Actions apply countywide. 

QD Policy 1:  Provide flexible design guidelines in all policy areas and in priority 
areas of the County to create more specific design guidelines that encourage 
innovation and appropriate architectural, site, and landscape design in all 
development. 

Strategy  
1.1. Identify and prioritize areas in the County where more specific design guidelines are 

desired. 

Actions  
A. Develop user-friendly, illustrative design guidelines. Promote an overall sense of place 

through design elements that in-part relate to block size, circulation and connectivity, 
streetscape and street sections, building form, placement (setbacks), orientation, 
articulation, parks and open spaces, public and civic uses, landscaping, and 
sustainability. 

B. Create incentives that provide the opportunity to implement design guidelines. 

C. The County will consider the development of zoning regulations and design standards 
that incorporateimplement the design guidelines of this plan and any design guidelines 
that may be created in the future. 

Strategy 
1.2. Encourage the submission of site development and architectural guidelines for new 

developments, where applicable.  

QD Policy 2: CreateWhere appropriate to the Place Type, create compact, 
walkable development patterns characterized by smaller blocks, shorter distances 
among uses, inter-parcel connectivity, greater diversity of uses on the same street, 
and connected open spaces that facilitate social interaction and offer affordable and 
convenient lifestyles. 

Strategy 
2.1. Ensure related County guidelines, zoning regulations, and design standards encourage a 

compact, walkable development pattern in areas where pedestrian activity should be 
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welcomed.  

Action 
A. Consider the developmentDevelop and implementation ofimplement zoning 

regulations or design guidelines that support a compact, walkable development 
pattern in areas that are appropriate for pedestrian activity. 

QD Policy 3: Provide diverse environments and experiences in all development. 

Strategy 
3.1.  Ensure that context and development potential are considered by integrating uses with 

the natural environmental features from site toof the site.  

Actions 
A. Develop flexible guidelines, regulations, and design standards that support diverse 

environments and experiences. 

B. Create incentives to ensure a mix of environments and experiences within a 
development. 

C. Use the conservationa design process in order to integratethat integrates natural 
environmental features into the development. (see Chapter 3 for more information on 
conservation design) 

QD Policy 4: DesignWhen appropriate for the Place Type, design spaces to 
maximize pedestrian, bicyclist, and other multimodal activity, comfort, and 
convenience. 

Strategy 
4.1. Development must ensure pedestrian and bicyclist connectivity and safety in areas 

appropriate for multi-modal activity while pursuing high-quality design to include 
establishing easements and right of ways.  

Actions 
A. Create guidelines, zoning regulations, and/or design standards that ensure bike lanes, 

shared spaces, and paths of travel are created. in areas where multimodal activity 
should be encouraged.  

B. Create guidelines, zoning regulations, and/or design standards that ensure innovative 
traffic calming designs. 

QD Policy 5: Ensure greater interaction between activity inside buildings and the 
public realm where appropriate to the Place Type.  

Strategy 
5.1. Ensure that design guidelines emphasizeemphasizes the quality of the pedestrian 

experience in public spaces within mixed use developments and residential communities.  
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Action 

A. Develop design guidelines, zoning regulations and/or design standards, and additional 
design elements that contribute to the quality of the human experience in the built 
environment. 

QD Policy 6: PromoteWithin mixed use developments and residential communities, 
promote high-quality design and a mix of uses to encourage activity and longer stays 
in spaces, in order to create vibrant areas and a sense of place. 

Strategy 
6.1. Ensure the development of inviting public spaces that encourage longer stays and 

increase the vibrancy of the area, such as public/civic gathering spaces, outdoor rooms, 
public art spaces, and passive/active recreation spaces. 

Action 
A. Create guidelines that address public seating, art, landscaping, outdoor rooms, safety, 

and other innovative elements that can maximize opportunities for the public. 

QD Policy 7: Ensure high quality development where the natural and built 
environment contribute to an area's "sense of place.” 

Strategy 
7.1. Ensure the place types complement the current built and natural environment of the 

County, while fulfilling the land use patterns and community characteristics envisioned 
for each policy area. 

Actions 
A. The density and use intensityor development potential of a place type designated for a 

site will be defined by gross area.  of the site. Development potential can be transferred 
within a project to protect natural and cultural features and to meet the design objectives 
of the place type.  

A.B. Structured parking and open space isareas are not included within the floor area 
ratio of a site when assessing it by the designated place type. 

B.C. The open space requirement for each respective place type will be measured as a 
percentage of gross area regardless of the use, use mix, residential density, or floor area 
ratio of a project..  

C.D. The three use lists of a place type are a guide where: core uses are most prevalent 
in the place type, complementary uses support the core uses, and conditional uses are 
to be considered on a case-by-case basis.  

D.E. Follow the preferred mix of uses for each place type which is an approximate 
amount that would be needed to achieve the full intent of the place type. The 
appropriate Allow the use mix of a development mayto differ from the preferred mix 
within the ranges noted in the place type as justified on a case-by-case basis depending 



Loudoun 2040 General Plan Draft Version: March 13May 1, 2019 

 
on, when street and open space network, project size, and/or surrounding context or 
other factor supports flexibility to achieve the development objectives of the Plan. 

E.F. Amend zoning regulations and design standards to implement place types. It may 
be necessary to utilize incentive provisions in order to achieve the maximum 
development intensity or residential density stated in this Plan for any individual place 
type. 

F.G. Within the Urban Policy Area, projects less than 5 acres in size that can demonstrate 
that they help meet the intent of the place type will not be strictly held to the use mix 
specified for that place type. This can be demonstrated if the effect of athe proposed 
development is to shift the use mix for an area within ¼ mile of its boundaries closer 
to the preferred mix for the place type. Such projects will be evaluated by Policy 3, 
Strategy 3.1 in the Infill and Redevelopment section. 

G.H. Within the Suburban Policy Area, projects less than 20 acres in size that can 
demonstrate that they help meet the intent of the place type will not be strictly held to 
the use mix specified for that place type. This can be demonstrated if the effect of athe 
proposed development is to shift the use mix for an area within ½ mile of its boundaries 
closer to the preferred mix for the place type. Such projects will be evaluated by Policy 
3, Strategy 3.1 in the Infill and Redevelopment section. 

Strategy 
7.2. Consider the incorporation ofallowing interim uses that contribute to the community and 

are planned to efficiently and easily evolve to more intense uses called for by Loudoun 
2040, when market forces support additional development. 

Actions 
A. Ensure interim development typesuses, design, locations, ownership, or intensities are 

not a deterrent or barrier to implementing the long-term community vision that will 
maximize economic development for Loudoun County. 

B. Require projects that are proposing a phased development program or an interim use to 
includecommit to a plan that achieves the ultimate development of the site, consistent 
with the intent of Loudoun 2040. 

C. Require development proposals to design and build infrastructure, buildings, parking 
lots, and parks and landscaped areas to support the ultimate, higher density 
development.  

D. Determine acceptability of interim development phases and land uses against: 

a. Location, site constraints, relationship to surrounding uses, 

b. How well the interim use complements and supports community life and 
activity of the surrounding development, and  

c. How well the project retains the capacity to achieve the ultimate development 
pattern and meet the policies and objectives of Loudoun 2040.  



Loudoun 2040 General Plan Draft Version: March 13May 1, 2019 

 
E. Encourage development in its ultimate condition to rely on structured parking but 

consider a mix of structured parking, on-street parking, and surface parking as an 
interim land use. 

 

QD Policy 8: Development should utilize universal design principles to increase 
functionality, usefulness, and marketability to persons with diverse abilities. 

 

Strategy 

8.1. Promote equitable access to streets, sidewalks, public and private buildings, civic spaces, 
and transportation facilities. 

 
Actions 

A. Amend zoning regulations and design standards to require the provision of continuous, 
accessible, step-free paths of travel throughout new employment, retail, and mixed use 
development proposals. 

B. Amend zoning regulations and design standards to incorporate accessible and inclusive 
design features into public and civic spaces such as community centers, parks, plazas, 
and playgrounds. 

C. When reviewing new proposals, favor accessibility features that encourage universality 
of access and utility as seamlessly as possible. 

D. Review and revise county sign regulations to facilitate signage and way-finding at 
appropriate heights that incorporates Braille, tactile markings, and other accessibility 
improvements. 

Strategy 

8.2. Promote the use of universal design features at the site and building level. 

 
Actions 

A. Incentivize the use of design mechanisms that ensure universal functionality within 
new construction. 

B. Examine the feasibility of establishing a technical and financial assistance program that 
assists property owners and tenants of older structures in removing impediments to 
accessibility and incorporating universal design elements into renovation projects. 
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Urban Policy Areas 
Vision 
The Urban Policy Areas (UPA) will be complete communities that accommodate living, working, 
shopping, learning, and playing in dense urban environments of walkable mixed-use and transit-
oriented development. These areas will possess high-quality public environments with accessible 
and connected places, and a rich mix of uses that establish a distinctive sense of place. UPA 
communities are envisioned to support development types, patterns, and densities that will create 
jobs, grow the tax base, and be fiscally sustainable.  

Introduction 
The new UPAs are planned and designed to be strong, diverse regional activity centers and 
economic drivers. As such, UPAs will provide new opportunities for regional employers to locate 
near complete urban communities with multiple transit options and access to Washington Dulles 
International Airport. The UPA has been in the making since the Toll Road Plan, with transit-
oriented nodes and then building upon them in the Revised General Plan with Transit-Oriented 
Development areas in the Suburban Policy Area. The UPAs encompass areas around three 
Metrorail Stations: Innovation Center (in Fairfax County), Loudoun Gateway, and Ashburn (for 
reference, see Urban Policy Areas Place Types map). The areas around the Metrorail Stations are 
envisioned as transit-oriented communities with a dense urban core consisting of the greatest 
intensity of development in the County. These areas emphasize mixed-use development 
throughout and are the highest priority growth areas in the County. Due to their current suburban 
nature, the process of transitioning these areas to walkable communities may involve partial infill 
and redevelopment as described in the Infill and Redevelopment section of this chapter.  

The expansion of Metrorail service into Loudoun County presents an unprecedented opportunity 
to create dynamic urban places that respond to the community’s evolving needs and demands. The 
Loudoun 2040 Comprehensive Plan integrates multimodal transit options with high quality urban 
and environmental design guidelines to shape livable, vibrant, and active UPA neighborhoods with 
a balance of business, commercial, and residential uses. The UPA communities will provide a 
variety of housing choices that offer diverse options for families, empty-nesters, individuals, 
couples without children, and seniors across socioeconomic groups, helping to provide the housing 
continuum described in Chapter 4. They will be communities that are rich in amenities including 
networks of publicly accessible green spaces, such as the Broad Run Stream Valley Park and Trail, 
that simultaneously protect valuable environmental resources.  

Development Approach 
The Loudoun 2040 General Plan’s design policies and guidelines recognize that urban form is 
essential to creating places that are functional and attractive to a diversity of users. Urban design 
characteristics in the UPA speak to the design of individual structures and spaces, the spatial 
relationship among structures, the relationship of buildings to the streetscape and other public 
places, and transitions between areas of differing densities or intensities. Building façades set at 

CHAPTER 2-2Attachment 4
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the back of the sidewalk and ground floor retail uses with transparent façades will help activate 
the streetscape. The guidelines also encourage the development of distinctive public places that 
promote culture and the arts. Street furniture, public art, water features, and distinctive landscaping 
will create visually appealing streetscapes that encourage street-level activity and public 
interaction. 

All UPA communities will include transportation hubs that offer a wide array of transportation 
mode choices including walking, biking, driving, and transit. The UPA is a place where walking 
and bicycling can be convenient travel modes, diversity of use is nurtured, and public places are 
aesthetically pleasing, safe, and accessible. Attractive grid-form street networks will prevent traffic 
congestion, maximize travel choices, and safely and efficiently move individuals throughout the 
area. Small, tree-lined blocks will enhance the pedestrian experience and encourage non-vehicular 
travel. Contiguous, linear green spaces accommodating both passive and active recreational uses 
will encourage alternative means and paths of travel. 

Loudoun 2040 envisions a certain level of activity and intensity of development in the UPAs, 
which is necessary not only to create vibrant, viable transit-oriented communities but also to 
protect their long-term tax revenue generation potential. Therefore, land uses that do not meet the 
minimum bulk and/or density guidelines envisioned in the UPA Place Types should be avoided. 
Interim uses may be appropriate, if it can be demonstrated that they will evolve to an ultimate 
desired use that aligns with the long-term vision of the Loudoun 2040 General Plan.  

The county's ongoing collaboration with the Metropolitan Washington Airports Authority 
(MWAA) regarding future land use planning around Washington Dulles International Airport’s 
northern border is essential to the success and economic viability of the Loudoun Gateway 
Metrorail Station. The County will continue its partnership with MWAA and explore mutually 
beneficial land use alternatives that realize greater tax revenue while supporting current and 
planned airport operations. This collaborative planning will ensure that the Loudoun Gateway 
Metrorail Station develops as a walkable place with job opportunities, amenities, pocket parks, 
transit options, and nearby housing without compromising Washington Dulles International 
Airport’s long-term viability.  

Place Types 
As described in the beginning of this chapter, the following Place Types have been designated for 
specific locations as displayed on the accompanying map. The Place Types will work in concert 
with the Design Guidelines and Policies, Strategies, and Actions of the UPA to fulfill the land use 
patterns and community characteristics intended for the area.  
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Policies, Strategies, and Actions 
Unless otherwise specified, the following Policies, Strategies, and Actions apply only within the 
UPA. 

UPA Policy 1: Ensure walkable development and connectivity to the community 
throughout the UPA as it is important to foster the urban character found in the 
Place Types.  

Strategy 
1.1. Development designed to provide for a 

walkable mixed-use environment that 
supports multi-modal transportation 
choices and fosters substantial pedestrian 
activity within the half-mile area and to 
surrounding areas.  

Strategy 
1.2. Emphasize walkability in the half-mile 

buffer area by providing pedestrian and 
bicycle commuter connectivity to the core 
of the Metrorail stations and surrounding 
neighborhoods as well as enabling future 
connections from undeveloped parcels.  

Strategy 
1.3. Support a high level of pedestrian connectivity including connected street grid patterns 

with sidewalks, short block lengths, and connected trails and pathways providing 
connections to surrounding neighborhoods.  

Strategy 
1.4. The Ashburn and Loudoun Gateway Metrorail Stations will serve as transit and 

commuter hubs while providing an urban walkable environment. Development proposals 
provide a balance between the needs of commuters with the desire to create a walkable 
urban environment.  

Strategy 
1.5. Accommodate a long-term vision with an appropriate mix of residential and non-

residential uses that fulfill daily and convenience needs of its residents and employees. 
Actions 

A. Mixed-use neighborhoods accommodate infrastructure plans for near-term and long-
term transit circulator service.

B. Community facilities like schools, community centers, and libraries are located to allow
as many residents as possible to be within a short walking distance.
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C. Larger developments provide pedestrian access within their development and possible 
shuttles to connect to the Metrorail stations. 

 
Strategy 

1.6. Discourage single-story buildings in the UPA to promote compact, pedestrian-oriented 
spaces except when such buildings are integrated in to a plaza or other public gathering 
space and are no larger than 2,000 square feet. 

Strategy 
1.7. Ensure that any drive-through retail uses are incorporated within mixed-use buildings. 

 

UPA Policy 2: Provide dynamic and diverse public places and amenities within 
proposed UPA communities.  
 
Strategy 

2.1. Densities in the area are expected to 
sustain an urban development pattern with 
pedestrian activity.  

Strategy 
2.2. The County promotes concepts like 

outdoor dining, event space, street fairs, 
and public art within compact, walkable 
non-residential areas.  

Action 
A. Accommodate walkable features and amenities like centralized activity areas such as 

shopping and dining areas with wide sidewalks, more narrow pedestrian-oriented 
streets, transit stops, and community gathering places (e.g., parks and plazas).  

 
UPA Policy 3: Provide a diverse mix of choices in all development. 

Strategy 
3.1. Accommodate office developments and/or high-employment generating uses that 

conform to the overall vision for a walkable urban development pattern.  

Action 
A. Create partnerships with universities and private sector companies to foster growth of 

an Innovation District at the Loudoun Gateway Metrorail Station that supports workers 
and students in the advanced technology and science industries.   

Strategy 
3.2. Ensure that development within half-mile of the Loudoun Gateway Metrorail Station 

reflect the station area’s long-term vision of a global destination, activity center, and 
leader in innovation and entrepreneurship.  
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Strategy 
3.3. Accommodate diverse housing options in all development. 

Action 
A. Achieve an average true unit size of approximately 1,500 square feet for new single

family attached residences and an average true unit size of approximately 800 square
feet, exclusive of communal hallways and amenities, for new multifamily residences
in the Urban Policy Area.

Design Guidelines 
The Design Guidelines are to build upon our current high standard of development in a manner 
that allows innovative design and new responses to the market. While the Design Guidelines are 
not regulatory requirements, the County prefers that all future developments comply with these 
guidelines. The Design Guidelines are not meant to be prescriptive and are not intended to be 
treated as a checklist, but are instead meant to provide a framework for how the desired character 
of the UPA can be achieved, with the acknowledgement that other methods could achieve the 
intended results. The Design Guidelines do not supersede or otherwise limit the application of 
adopted zoning regulations, ordinances, building codes, proffers, or any other design standards or 
regulations administered by Loudoun County. 

All applications for development in the UPA are expected to include project specific design 
guidelines, site plans, illustrative, landscape plans, building elevations, and other similar graphics 
that demonstrate consistency with the UPA Design Guidelines and planning principles in this 
document.  

When using the guidelines make sure to analyze the impact a potential development may have on 
the landscape, considering not only appearance, but practical considerations such as proximity to 
utilities, community amenities, jobs, and housing to maximize the use of existing infrastructure 
and limit travel distances. Development should contribute to creating places within the Urban 
Policy Area by working with existing topography and site features, responding to the local context, 
and reinforcing the compact walkable character, rather than simply attempting to place suburban 
design onto the urban landscape. Unless otherwise specified, the following guidelines apply only 
to UPA. 

The goals of the UPA Design Guidelines are to: 

• Promote accessibility and establish links to transit,
• Promote walkability,
• Encourage human activity between buildings and streets,
• Establish human scale of buildings at street level (first floor of a multi-story building),
• Create visually compatible buildings and site designs that use building forms, materials,

fenestration, repetition, rhythm, color and architectural variety resulting in blends of form,
volumes, textures and colors in the various neighborhoods,
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• Create inviting spaces for varied activities, and
• Create a sense of place and uniqueness.

Building Orientation and Setbacks 
Buildings in the UPA, particularly along urban-type streets and “main streets”, should have 
common design strategies that promote walkability, accessibility, and activity in the ‘outdoor 
room’ or ‘outdoor hallway’ between streets and buildings. 

1. Locate buildings at the front property line or at the minimum required setback to create a
strong pedestrian pathway framed by adequate spaces for sidewalks, plantings, street
furnishings, and lighting along buildings. Where additional setback is necessary adjacent
to the street, that area can be used to create a plaza, pocket parks, or other public gathering
spaces that incorporate activity space, outdoor seating, landscape features, and/or water
features.

2. Design grade level entrances providing direct access to building entrances from sidewalks
and streets.

3. Make primary entrances to buildings visible from the street and sidewalk.
4. Create primary entrances for pedestrians that are easily identified and accessible with as

direct a path as possible to transit amenities.
5. Maintain at least one entrance from the public way at retail and restaurant establishments.
6. Incorporate transitions from the sidewalk to the front door such as landscaping, overhead

cover (canopies, awnings or trellises) and/or porches at individual entrances to businesses
and residences.

7. Comply with the Americans with Disabilities Act (ADA), Universal Design, and
International WELL Building Institute guidelines at primary pedestrian entrances.
Alternate approaches for persons with mobility limitations, such as a ramp next to the main
path to the primary entry, should not be necessary.

8. Incorporate passageways or alleys into mid-block developments, particularly on long
blocks, that facilitate safe pedestrian movement through the depth of the block to the front
of the next parallel block. Ensure that pedestrians do not have to walk the circumference
of a block in order to access the middle of the next parallel block or alley or parking behind
the block.
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9. Activate use of mid-block passageways or alleys so that they are visually appropriate, 
functional, well-lit, and safe spaces.  

Building Design  
Addressing architectural features of buildings is an important component of creating the ‘sense of 
place’ that Loudoun County desires for the UPA, particularly with respect to the denser and more 
intensely used areas.  

1. Incorporate different façade treatments such as forms, textures, colors, materials, and 
distinctive architectural features that add visual distinctiveness throughout the UPA, while 
building consistency in their application within individual developments to create 
uniqueness and identifiable character of each new development.  

2. Add scale and interest to the building façade by articulated massing. Blank or long 
expansive walls with no detail or variation in form, color, texture, openings or material are 
undesirable, particularly in activity centers and along pedestrian pathways or linkages.  

3. Use of architectural features, enhanced materials, fenestration, planting, lighting, and 
signage should contribute to a more pedestrian friendly streetscape.  

4. Reinforce the existing façade rhythm along the street with architectural elements, 
landscaping, signage, street lighting, and street furnishings.  

5. Include overhead architectural features, such as awnings, canopies, trellises or cornice 
treatments that provide identifiable entries, shade, and reduce heat gain.  

6. Contribute to visual interest, human activity along streets and neighborhood safety by 
providing pedestrian scaled windows and fenestrations at the street level that act as 
pathways to activity inside buildings and “eyes on the street”.  

7. For ground floor retail, restaurants, and professional office uses within mixed-use 
environments, along main streets, and other activity centers, devote a minimum of 65 
percent to 75 percent relative to the length of the façade to pedestrian entrances and 
pedestrian-level display windows.  

Sidewalks, Streets Trees, and Plantings  
Sidewalks, in conjunction with street design and building placement, support ease of pedestrian 
movement and link people from their homes to community amenities such as parks, public places, 
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retail and commercial areas, transit stops, nodes, landmarks, and the Metrorail stations. Sidewalks 
also enrich the quality of the public realm by providing appropriate connections and street 
furnishings in the public right of way. They create the basis for the concept of the ‘outdoor rooms’ 
and ‘outdoor hallways’ which support human activity at planned centers and along linkages. 

Planting street trees and ground cover plantings has proven over time and across urban 
development to improve the human experience between building and streets. Along with creating 
inviting spaces, comfort for human activity, and positive impacts to the natural environment, street 
trees and ground level plantings contribute greatly to the visual appeal of building façades and 
outdoor spaces.  

1. Create a continuous and predominantly straight sidewalk to support two-way pedestrian
traffic with enough space for streetscape amenities such as street furnishings, street trees,
ground cover plantings areas, street lighting, signage, and utilities.

2. Create amenities that act as a buffer between pedestrians and moving vehicles by the use
of landscape and street furniture (benches, newspaper racks, pedestrian information kiosks,
bicycle racks, bus shelters, and pedestrian lighting, etc.).

3. Use street furnishings to create a consistent rhythm (i.e., consistent height of light standards
or consistent shade pattern of trees) and encourage the activity and use of the sidewalk area
between buildings and streets.

4. Incorporate closely planted shade-producing street trees to encourage pedestrian activity
along streets and promote comfort in the outdoor activity spaces. They may be interspersed
with existing or proposed street trees. Select native trees and plantings with low
maintenance requirements. Plant outdoor spaces with ground cover, low-growing
vegetation or permeable materials that accommodate both pedestrian movement and car
door swings where on street parking is designed and planned. Incorporate stormwater
bioswales with native plantings into the streetscape to serve both visual interest and
stormwater management function.

Street Furnishings and Lighting 
Street furnishings and lighting should be designed to strengthen the pedestrian experience and 
encourage outdoor use and activity in activity centers and spaces between buildings and streets. 
These amenities should also serve to create neighborhood identity and visual coherence with the 
use of building and street lighting. 

1. Provide usable space in the sidewalk areas which should include street furnishings such as
benches, trash cans, kiosks, street gardens, bike racks, outdoor sitting spaces, and public
art.

2. Provide adequate lighting levels to safely light the pedestrian path.
3. Use adequate, uniform, human-scaled, and glare-free lighting to avoid uneven light

distribution, harsh shadows, and light spillage.
4. Use poles, standards, fixtures, and lighting types that achieve “dark sky” compliant goals

and objectives, such as lighting when necessary, reducing glare, use of energy efficient
lighting systems, lighting enough to promote safety and security, and considers ecological
impacts to the natural environment and humans.
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On-street Parking  
On-street parking provides numerous benefits in urban environments such as reducing the need 
for parking decks and parking lots, buffering pedestrians, moving vehicle traffic, vehicle traffic 
calming, and providing parking near community amenities, businesses, and retail uses shaping the 
‘outdoor rooms’. 

1. Provide parallel or angled on-street parking wherever possible.  
2. Eliminate street parking within pedestrian crossings. 
3. Create traffic calming along streets designed for low speeds.  

Parking Structures 
To promote an active and diverse streetscape and to minimize the visual impact of parking, parking 
structures should be integrated with surrounding development.  

1. Parking structures that front streets should wrap the parking structure at the street level 
with an active use. Active uses may include retail, office, or residential uses and should be 
based on the allowed uses in each respective Place Type. 

2. The height and mass of parking structures should be consistent with the design character 
of the area within which the structure is located (e.g., a five-story parking structure should 
not be situated in an area that consists primarily of two-story buildings). 

3. Pedestrian entrances should be well-defined and attractive. 
4. Façades that face public rights-of-way should incorporate massing, textures, colors, and 

other architectural techniques that are of similar style and quality as primary adjacent 
buildings. 

5. Parking structures should be designed to conceal the view of all parked cars and internal 
light sources from adjacent public right-of-way or public open space for the full height of 
the structure. 

Public Places  
Public places are areas that serve as centers for human activity, which could be a destination, a 
space to pass through, or a linkage. These places should provide a focal point for gathering, 
communicate community or neighborhood identity, and help make for complete neighborhoods. 
These places could include plazas, promenades, courtyards, park spaces that are landscaped and/or 
hardscaped, and should include trees and ground cover vegetation to create inviting spaces for 
activity and gathering.  

1. Orient buildings so that public places receive sunlight as well as provision for high quality, 
safe, night lighting.  

2. Balance sunlight accessibility with shade producing trees and overhead cover.  
3. Provide a variety of on-site features to maximize use and enjoyment of public places, 

including but not limited to:  

a) Water features / public art,  
b) Recreational features, 
c) Outdoor furnishings,  
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d) Vegetative ground cover, gardens and shade tree plantings/reforestation,  
e) Use of stormwater management best practice features to create year round open 

space amenities with walking paths and benches, 
f) Open places for gathering large groups of people, and/or  
g) Variety of ground cover materials such as permeable and impermeable surfaces as 

well as natural ground cover.  
 

Place Types 
As described in the beginning of this chapter, the following Place Types have been designated for 
specific locations as displayed on the accompanying map. The Place Types will work in concert 
with the Design Guidelines and Policies, Strategies, and Actions of the UPA to fulfill the land use 
patterns and community characteristics intended for the area.  
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Urban Transit Center areas take advantage of proximity to transit to provide opportunities for 
dense urban development and a host of economic, entertainment, and community activities. Each 
area serves as a gateway to the county from the greater region and a major destination in its own 
right. The Urban Transit Center has two focus areas: within a ¼ mile of the Metrorail Station and 
outside of the ¼ mile. Development within a ¼ mile of the station will have smaller average unit 
sizes, a higher minimum FAR, and a more equal mix of residential and non-residential 
development. Multi-Family Residential is the only residential use listed for this place type and is 
envisioned to be only apartments and condominiums. 

 

 
  

Core Uses Complementary Uses Conditional Uses 
 

• Multi-Family Residential 
• Office 
• Retail & Service 

Commercial 
 
*Residential restrictions in noise-sensitive 
areas located within 65 Ldn noise contours 

 
• Entertainment Commercial 
• Civic, Cultural, & 

Community 
• Public Facilities 

 

 
• Sports Arena/Training 

Facility 
• Conference Center 
• Full Service Hotel 
• Institutional 
• Special Activities 
• Parks & Recreation 

 
Preferred Mix of Uses 

 
            Within ¼ Mile                                                                            Outside  ¼ Mile 

Urban Transit Center 

Possible Ranges: 

• Res: 40-60% 
• Non-Res: 

40-60% 
• Public/Civic: 

5%+ 
 

Possible Ranges: 

• Res: 60-80% 
• Non-Res: 

20-40% 
• Public/Civic: 

5%+ 
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DESIGN CHARACTERISTICS 

Context  
Vertically mixed-use buildings that are integrated in a walkable street pattern around the Metro 
station. 

An example plan view of Urban Transit Center 

Street Pattern: 
Gridiron 
Block Length: 
Within ¼ Mile: 200-400 feet 
Outside ¼ Mile: 200-660 feet 
Building Setback:  
None to shallow 
Parking: 
Structured, on-street, accessory, short-term, alley-oriented  
Design Amenities: 
Sidewalks, street trees, street furniture, shade trees, bike racks, lighting, 
crosswalks, plazas, pedestrian malls, network of green space, public art 
Open Space: 
10% of the site - Recreational (Active & smaller scale Passive), Community, 
and/or Natural and Heritage 
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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. 

Within ¼ Mile Total FAR: Minimum 2.0 

Outside ¼ Mile Total FAR: Minimum 1.4 

Transition 
Given the small block sizes and mix of different uses, transitions between uses and developments 
are critically important in the Urban Transit Center Place Type. Development should transition 
from eight stories or more near the Metrorail Station to six or more stories outside of the ¼ mile. 
Changes in height or building character, where allowed, should occur mid-block to promote 
balanced streetwalls where both sides of the street appear similar in height. Larger developments 
near smaller residential dwellings should step down appropriately to respect these neighbors. 

USE 
Number of 

Stories 
(Average height 

is 12 feet)
Multi-
Family 
Residential 

8+ 

Office 8+ 
Retail & 
Service 
Commercial 

8+ 

*Buildings must not adversely affect
airport operations.  Maximum

building heights must not create 
flight obstructions or otherwise 
impede flight operations at the 

Airport.

USE 
Number of 

Stories 
(Average height 

is 12 feet)
Multi-
Family 
Residential 

6+ 

Office 6+ 
Retail & 
Service 
Commercial 

6+ 

*Buildings must not adversely affect
airport operations.  Maximum

building heights must not create 
flight obstructions or otherwise 
impede flight operations at the 

Airport.
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Non   
Residential

100%

 

 

 

 

 

 

 

 

 

Urban Employment areas provide opportunities for a broad array of employment uses within an 
environment that provides gathering spaces and opportunities for synergies among businesses. 
These offer prime locations for office and flex space uses as well as startups and established 
businesses. Appropriate uses do not generate excessive noise or air pollutants or require outdoor 
storage. First floor retail that supports predominant uses is appropriate. 

Parking should generally be located behind the building to ensure the buildings are the 
predominant feature when viewed from roadways and adjacent properties.  

Although civic or recreation space is not expected, required open space in Urban Employment 
developments should include areas for use by customers and employees. 

Core Uses Complementary Uses Conditional Uses 
 

• Office 
• Research & 

Development 
• Data Centers 
• Flex Space 

 

 
• Retail & Service    

Commercial 
• Entertainment Commercial 

 

 
• Flex Space 
• Institutional 
• Civic, Cultural & 

Community 
• Public Facilities 
• Special Activities 
• Parks & Recreation 

 
Preferred Mix of Uses 

 
 
 
 
Possible Ranges: 
• Res: 0% 
• Non-Res: Up to 100%  
• Public/Civic: 0%+ 

Urban Employment 
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DESIGN CHARACTERISTICS 

Context:  
Separate and mixed employment uses that are integrated within a walkable, employment-based 
environment. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
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. 
 
Total FAR: Min. 1.0    Building Height: 3 to 8 stories 
              (Average story height is 12 feet) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Transition  
Transitions between Urban Employment uses and other developments, in particular adjacent 
residential neighborhoods, are vitally important. Building heights should step down appropriately 
to less intense residential uses. In developments adjoining less intensive uses, building heights 
should decrease moving outward from the center of the development, stepping down to heights 
generally within one story of adjacent structures. 

Street Pattern: 
Rectilinear, Gridiron  
Block Length: 
300-800 feet 
Building Setback: 
Short to medium 
Parking: 
Structured, on-street, accessory, or short-term 
Design Amenities: 
Sidewalks, street trees, shade trees, bike racks 
Open Space: 
10% of the site - Recreational (trails), Community (outdoor seating, plazas, gardens, public art), 
and/or Natural and Heritage 
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Residential
80%

Non   
Residential

15%
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Urban Mixed Use areas take advantage of their fringe proximity to the Metro stations to provide 
opportunities for dense urban residential development including a mix of commercial uses. The 
Urban Mixed Use areas will develop as high-density walkable urban neighborhoods that encourage 
social connections because their mix of uses, multimodal infrastructure, and public spaces create 
vibrant public realms. 

Urban Mixed Use areas provide opportunities for a mix of housing types that meet the housing 
needs for all ages, abilities, and socioeconomic groups. The small-lot patio homes, townhomes, 
rowhouses, duplexes, quadruplexes, and multifamily residences are designed to fit within or 
adjacent to a traditional single-family style neighborhood. Accessory residential units are also 
appropriate for the area and may consist of apartments in the principal structure, garage apartments, 
or other outbuildings approved by the County. Development will have slightly larger average unit 
sizes than in the Urban Transit Center and a large amount of residential development. Small scale 
office, retail and service uses should be integrated into the neighborhood. 

Core Uses Complementary Uses Conditional Uses 
 

• Multi-Family 
Residential 

• Single Family Attached  
Residential  

 
*Residential restrictions in noise-sensitive 
areas located within 65 Ldn noise contours 

 
• Office 
• Retail & Service Commercial 
• Active Adult Retirement 

Communities 
• Civic, Cultural, & 

Community 
• Institutional 
• Entertainment Commercial 

 
• Public Facilities 
• Accessory 

Residential Units 
• Small Lot Single 

Family Detached 
Residential 

• Special Activities 
• Parks & Recreation 

 
Preferred Mix of Uses 

 
 
 

Urban Mixed Use 

Possible Ranges: 

• Res: 70-90% 
• Non-Res: 

10-30% 
• Public/Civic: 

5%+ 
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This Place Type encompasses a wide array of commercial designs that create a unique sense of 
place and complement surrounding developments. Urban Mixed Use developments are oriented 
to the street, and those including larger format retail commercial establishments should also 
include smaller commercial establishments without substantial surface parking lots. These 
developments should be designed to provide direct access to adjacent neighborhoods with which 
they should blend seamlessly. Parking should be predominantly structured with accommodations 
for on-street parking and limited surface lots. 

DESIGN CHARACTERISTICS 

Context  
Vertically mixed use buildings as well as multi-story single-use buildings that are integrated in a 
walkable street pattern in the fringe of the Metro station area. 

An example plan view of Urban Mixed Use 

Street Pattern: 
Rectilinear, Gridiron 
Block Length: 
200-660 feet 
Building Setback:  
Shallow setbacks at sidewalks, Residential can be setback near sidewalk 
Parking: 
Structured, on-street, accessory, short-term, alley-oriented parking 
Design Amenities: 
Sidewalks, street trees, street furniture, shade trees, bike racks, lighting, 
crosswalks, plazas, pedestrian malls, network of green space, public art 
Open Space: 
10% of the site - Recreational (Passive, Active-dog parks, tennis or basketball 
courts, tot lots), Community, and/or Natural and Heritage 
 

CHAPTER 2-19



Loudoun 2040 General Plan Draft Version: March 13May 1, 2019  

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. 

Total FAR: Maximum 1.5* 

*Additional density (up to 2.0 FAR) may be achieved through the provision of one or more of
the following project elements that go above and beyond required development standards to
further the County’s comprehensive planning goals: affordable housing units, building
techniques that exceed industry efficiency standards, additional community amenities and
pedestrian connections, and/or beneficial revitalization/redevelopment in priority areas.

Transition 
Small block sizes and a mix of different uses make transitions between uses and developments 
important in the Urban Mixed Use Place Type. Changes in height or building character, where 
allowed, should occur mid-block to promote balanced streetwalls where both sides of the street 
appear similar in height. Larger developments near smaller residential dwellings should step down 
appropriately to respect these neighbors. Developments should transition from taller buildings at 
the center to heights generally no more than a story taller than adjoining adjacent development 
consisting of less intensive uses. The predominant residential use type is multi-family and single 
family attached; however, a very limited portion of the development within the Urban Mixed Use 
Place Type may be developed with small-lot single family detached residential as a transitional 
use between Place Types. 

USE Number 
of 

Stories 
Multi-Family 
Residential 

4-8 

Single Family 
Attached 

2-4 

Office 4-8 
Retail & Service 
Commercial 

4-8 
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Chapter 4 - Housing 
Vision  
Provide housing options that can accommodate a variety of lifestyles, households, ages, cultures, 
market preferences, incomes, and needs. 

Introduction 
The County’s primary housing objective is to ensure that an adequate supply of housing—varied 
in type and price and located near necessary services and amenities—is available for existing and 
future residents. The fundamental concept of a continuum of housing1 refers to the variety of 
housing types, sizes, and prices (both for rental and homeownership) required to meet the County’s 
current and anticipated needs, and the County seeks to align housing availability withalong  this 
spectrum. continuum. Loudoun 2040 provides a renewed opportunity for the County to adopt a 
housing policy direction that promotes an inclusive, diverse, and flexible housing environment that 
aligns with our larger land use and community development goals.. 

Figure 1 illustrates the continuum of housing conceptneeds as discussed in this chapter. Loudoun 
2040 takes a multifaceted approach to increasing the availability of diverse housing stock in the 
County and aligning housing availabilityaffordability with the continuum of housing need. 
Loudoun 2040 anticipates that market-driven increases in the provision of a variety of housing 
types, facilitated through targeted regulatory changes and new approaches toregulation and 
planned land use, will help fulfill the demand for market rate saleshousing and rental units andmay 
temper rising housing costs overall. A variety of existing and planned County initiatives and 
programs, used in coordinationconjunction with state and, federal grants, and incentivesprivate 
sector resources, will continue to provideincrease housing options for more vulnerable population 
groupsthat address affordability. 

 

                                                 
1 This chapter introduces several new concepts and terms to facilitate the discussion of Loudoun County’s housing 
trends, needs, and objectives. These terms are italicized and defined for clarity and emphasis and are also included in 
the glossary of this document. 
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Figure 1. The Continuum of Housing 

 

The Code of Virginia requires that each locality’s comprehensive plan include “the designation of 
areas and implementation measures for the construction, rehabilitation, and maintenance of 
affordable housing, which meets the current and future needs of residents of all levels of income” 
while also considering the current and future needs of the region in which it is located (Code of 
Virginia, Section 15.2-2223). A sufficient supply of housing that is affordable—that is, requiring 
no more than 30 percent of household income—for all households at all income levels is vital to 
the economic health of the entire community. A continuum of housing choices is necessary to 
attract and retain employers and workers and to create a resilient, inclusive, and diverse 
community. The approach to housing in Loudoun 2040 recognizes that the amount, type, location, 
and cost of housing is a critical consideration in Loudoun County’s long-range planning, with 
major implications for land use, economic development, community characterform , and resident 
economic stability. 

This chapter aims to address the housing needs of Loudoun’s current and future population. The 
Trends and Influences section describes Loudoun’s evolving housing landscape, identifying the 
challenges and opportunities that will continue to affect the provision of a continuum of housing 
to a diverse and dynamic demographic groupspopulation. The policies, strategies, and actions in 
the Plan support the use of the County’s land use authority to facilitate the fulfillment of unmet 
housing needs, which are defined as the lack of housing options for households earning up to 100 
percent of the Area Median Income (AMI).2 Loudoun 2040 further acknowledges that the County’s 
current and future housing challenges will require collaboration among government, private sector, 
and non-profit stakeholders. Significant changes to the County’s land use and zoning regulations 

                                                 
2 Area Median Income is defined as the middle income in a specific metropolitan area; half of households of a 
particular size have incomes higher and half have incomes lower. AMI is used to determine eligibility for housing 
programs. 

Housing for the 
most vulnerable 

(emergency 
shelter, 

permanent 
supportive 
housing)

Rental housing 
provided 

through rent 
assistance and 

investment 
incentive  
programs

Market-rate 
rental housing

Affordable 
Homeownership Homeownership
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will be necessary to address the County’s housing needs, with a particular focus on identifying 
appropriate areas for new residential growth, redevelopment, and increased residential densities. 
This chapter affirms policies, actions, and programs that have proven successful while setting forth 
new and innovative strategies and a commitment to implement them. 

Trends and Influences 
Since the start of the 21st century, Loudoun County has experienced tremendous growth because 
of its convenient access to Washington, D.C, high quality of life, and scenic environment. This 
growth creates strong demand for residential housing. The County through land use policy has 
primarily accommodatedpromoted this growth in the eastern portion of the County where the 
market forces for new development have been strongest, mainly due to the area’s proximity to 
Washington, D.C., an expanding regional job market, and the availability of central water and 
sewer. ThisThe development of this policy area has resulted in a shrinking supply of available land 
for additional residential growth in traditional suburban development patterns. However, there 
remains strong market demand for housing in Loudoun County, necessitating housing strategies 
that increase density, incentivize innovation in unit types, facilitate affordability by design and 
price, and reduce development costs. 

Key demographic changes occurred within the County between 2000 and 2017 and have included 
substantial increases in ethnic and cultural diversity. Since 2000, Loudoun County has experienced 
significant and increasingly diverse population growth. Age demographics have shifted as well, 
with young families and workers and adults over the age of 55 comprising a greater share of the 
population in 2017 than 2000. These factors, among others, will drive housing preferences in 
Loudoun County now and in the coming decades. 

Over the Loudoun 2040 planning horizon, the County has many challenges to overcome in order 
to meet its goal of providing a continuum of housing choices. During the development of the Plan, 
the public expressed broad concerns regarding rising housing costs and the availability of diverse 
housing products to meet the needs of the County’s growing and diversifying populace. As 
development pressure grows, the County’s older housing stock, which often comprises smaller 
and lower priced units, is also vulnerable to redevelopment. The policies of this chapter are 
designed to influence development trends to better meet residents’ needs across the continuum of 
housing. 

Housing Demand and Inventory   
The County has undertaken two studies in recent years to project the future market demand for 
new housing units. The 2017 Housing Needs Assessment produced by Lisa Sturtevant and 
Associates, LLC, in collaboration with the George Mason University Center for Regional 
Analysis, assessed the County’s current and future housing needs based on economic and 
demographic forces (https://www.loudoun.gov/documentcenter/view/127559). In January 2018, 
Kimley-Horn completed a Market Analysis as part of the Envision Loudoun effort 
(https://www.loudoun.gov/DocumentCenter/View/131399). Both studies confirmedconfirm that 
the demand for new residential development will remain high and highlighted the demand for a 
continuum of housing to meet the demand of a growing population. The housing needs of the 

https://www.loudoun.gov/documentcenter/view/127559
https://www.loudoun.gov/DocumentCenter/View/131399
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County have changed over the last decades. Despite adding over 204,100 people and 67,600 
housing units between 2000 and 2015, the Housing Needs Assessment concluded that the housing 
units provided were not keeping pace with the evolving needs and demands of Loudoun’s populace 
in terms of availability, type, and price.  

The residential rental vacancy rate, or the proportion of rental units that are available for rent or 
otherwise unoccupied, is an indication of supply in the home rental market. According to the 
Market Analysis, a rental vacancy rate of 7 percent indicates a healthy balance in which there is an 
adequate supply of vacant units to provide renters with options while still meeting the cash flow 
needs of the community. Low vacancy rates in the rental market can be an indication that demand 
exceeds the supply of housing units. According to the Housing Needs Assessment, the County’s 
rental vacancy rate has remained below 5 percent since 2009 despite adding rental units during 
that time. The 2013-2017 U.S. Census Bureau American Community Survey (ACS) estimates for 
vacancy rates by tenure in Loudoun County were 3.9 percent for rental units as compared to 5 
percent for the metropolitan area overall. These consistently low vacancy rates indicate an 
increasinglya tight rental market with high demand for units, which can result in higher rental 
prices. 

Months of supply, which measures how many months would be needed to sell all of the existing 
home sales inventory available at the current rate of demand, is an indication of supply for the 
home sales market. ThisMonths of supply is calculated by dividing current inventory by current 
sales. A 6-month supply indicates a balanced market. A market with fewer than 6 months of supply 
favors sellers, and a market with more than 6 months of supply favors buyers. In December 2018, 
there were 2.1 months of supply available in Loudoun County, compared to 1.9 in December 2017. 
Similar to the rental market, this limited supply puts upward pressure on the cost of home sales 
prices.homes.  

Housing Affordability 
Increased housing costs have outpaced wage growth nationally and locally over the last several 
decades.3 According to the Department of Housing and Urban Development (HUD), from 2000 to 
2017,  the AMI for the Washington Metropolitan Area increased by more than 30 percent. In that 
same time period, median existing home prices in Loudoun County jumped 116 percent and 
median rental prices increased 75 percent. In 2000, a household in Loudoun County would have 
required approximately 8090 percent AMI to afford a home at the medianmean sales price. By 
20172018, a household would needhave needed to earn 138148 percent AMI to affordably 
purchase a home at the medianmean sales price. If this trend continues, even more households, 
including households of higher incomes, will have difficulty finding housing that is affordable to 
them. As detailed in this section, a growing proportion of households is unable to afford the 
housing that is available and are forcedpushed to either live outside of the County or spend a 
greater proportion of their income on housing costs in order to live in the County. This has created 

                                                 
3 2018 State of the Nation’s Housing, Joint Center for Housing Studies; http://www.jchs.harvard.edu/state-nations-
housing-2018?_ga=2.56029803.1550908217.1547834228-1182365031.1547834228 

http://www.jchs.harvard.edu/state-nations-housing-2018?_ga=2.56029803.1550908217.1547834228-1182365031.1547834228
http://www.jchs.harvard.edu/state-nations-housing-2018?_ga=2.56029803.1550908217.1547834228-1182365031.1547834228
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an affordability gap, which is defined as the difference between the cost of housing and the amount 
households can afford to pay. 

As indicated in the following table, the medianmean sales price across all housing units is outside 
the affordability range of a growing number of households, even those earning more than the 
Washington Metropolitan AMI, which was $110,300 $117,200 in 20172018. This is especially 
true of new construction, which commands an average cost more than 357 percent higher than 
existing homes. Among homes sold in 20172018, only existing multifamily units had an average 
price belowaffordable to households earning 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. In2018, the estimated purchasing power – calculated as household income multiplied 
by three – was $330,900351,600 for a household earning 100 percent AMI, while the medianmean 
sales price was $469,500520,681. 

Table 1. MedianMean Home Sales Prices and Affordability, 201720184 
Unit Type Existing New % AMI Needed 

All Types $458,500520,681 $622,418559,573 138148% to 
188159% 

Single-Family Detached $605,200647,364 $730,408692,349 182184% to 
220197% 

Single Family Attached $381,900447,979 $550,434489,745 115127% to 
166139% 

Multi-Family $275,000311,409 $391,000341,022 8389% to 
11897% 

 
The affordability gap is also apparent within rental housing costs: 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... According to the 
Urban Institute’s 2017 study of rental housing, Loudoun County has a deficit of approximately 
2,500 rental units affordable to extremely low income households (ELI), or those households with 
incomeincomes at or below 30 percent of the AMI.5 Based on theirthe data, 4,000 extremely low 
income households existed in the County, but only 1,550 units were available at rents those 
households could reasonably afford. For extremely low income residents unable to find housing 
they can afford in Loudoun, theirthe options are to become cost-burdened, crowd several 
households into a single housing unit, or seek housing elsewhere. 

 
Table 2. Median Rental Prices and Affordability, 20176 

Unit Type Median Monthly 
Rent 

% AMI 
Needed 

Studio $1,120 40% 
One Bedroom $1,431 52% 
Two Bedroom $1,667 60% 

                                                 
4 Loudoun County Commissioner of the Revenue; Dulles Area Association of RealtorsBright MLS 
5 https://apps.urban.org/features/rental-housing-crisis-map/detail.html?fips=51107 
6 U.S. Census Bureau, American Community Survey 5-Year Estimates 2013-2017 
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Three Bedroom $2,055 75% 
Four Bedroom $2,485 90% 
5 or more bedrooms $2,791 101% 

 

The rental price data from the 2013-2017 ACS demonstrates that the affordable housing challenges 
in the County are not limited to ELI households and that households of higher incomes also do not 
have enough access to affordable units. It takes just over 50 percent AMI to afford a median-priced 
one bedroom unit and 60 percent AMI to afford a two-bedroom unit. As rents continue to increase, 
without growth in lower priced units, this gap will continue to impact higher income households.  

The low supply of housing, both rental and for sale, across all price ranges contributes to the high 
cost of housing for the average County resident and is an ongoing issue in Loudoun, as indicated 
by persistently high numbers of cost-burdened households, or those that spend 30 percent or more 
of their income on their rent or mortgage.  Households paying more than 50 percent of their income 
on housing are considered severely cost-burdened. Cost burden can occur at any income level 
along the housing continuum and affect both homeowners and renters. Cost burden 
doescalculations only include housing costs and do not consider other costs that affect a household 
must bear such as the cost of living in the areas such as transportation. The greater the percentage 
of income that households have to spend on housing, the less income that is available to spend on 
the other goods and services needed to live in the County. Residents that live outside the County 
as a result of their inability to find housing can strain County transportation systems and lose 
important social and employment connections. Renters who want to become homeowners in 
Loudoun County face similarly difficult choices. Figure 2 below, which was compiled using 2013-
2017 ACS data, demonstrates that cost burden in the County varies by income level and between 
those who own and those who rent their homes.  
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Figure 2. Cost-Burdened Households by Income, 2013-20177 

Households with a median income exceeding $75,000—the highest household income category 
for ACS cost burden data—comprise approximately 75 percent of households and face cost burden 
rates of 13 percent among homeowners and 11 percent among renters. Cost burden increases 
precipitously among the remaining households with a median income below $75,000. As an 
example, 85 percent of households earning less than $35,000 are cost-burdened. Housing costs are 
especially burdensome for renters makingearning less than $35,000 a year. This data highlights 
that households at all income levels face housing affordability challenges in the County, and this 
challenge is especially significant for households of lower incomes. The Housing Needs 
Assessment identifies other demographic groups that face cost burden at a higher rate than County 
households overall, including to include young adults (age 25 or below),) and older adults (age 62 
and older) living alone, Hispanic households, single-parent families, and persons with disabilities. 

As stated earlier, Loudoun County has a deficit of approximately 2,500 rental units affordable to 
extremely low income households.8 Extremely low income residents that leave the County as a 
                                                 
7 U.S. Census Bureau, American Community Survey 5-Year Estimates 2013-2017 
8 https://apps.urban.org/features/rental-housing-crisis-map/detail.html?fips=51107 
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result of their inability to find housing further strain County transportation systems and, as 
discussed in the following section, lose important social and employment connections. Renters 
who want to become homeowners in Loudoun County face similarly difficult choices. In the third 
quarter of 2018, the National Association of Realtors found the typical value of a home in Loudoun 
County to be $539,928, which would require an annual income of over $104,000. Forty percent of 
the County’s population earns less than $105,000 and would find it difficult to become a 
homeowner in Loudoun County.  

Importance to the Economy 
As discussed in Chapter 5: Economic Development, the County works to attract, grow, and retain 
targeted businesses of all sizes. Housing variety, availability, and affordability are among the 
factors that corporations, companies, and organizations use to determine where to locate. Housing 
availability, and costaffordability in particular, enable companies to attract and retain employees; 
they are less likely to locate in a community where finding housing is a substantial issuebarrier for 
their employees and undercutsweakens the ability of employers to attract workers. Conversely, 
when the workforce is unable to find affordable housing or continue to afford the housing they 
have, they will explore other options, sometimes driving them away from the community. This 
causes workforce instability, especially in lower paying industries, and adversely affects 
Loudoun’s economic development prospects.  

As shown in Table 3, households earning less than 100 percent AMI comprise significant segments 
of the County’s workforce, including retail and service workers, skilled tradespersons, and various 
professional workers. According to the Department of Economic Development, in 2016 over 48 
percent of Loudoun's workforce had occupations that earned less than 40 percent AMI. 
Additionally, approximately 55 percent of the workforce earned less than 65 percent of AMI.  

As demonstrated in Figure 3, a Department of Economic Development analysis found that 
employees working in industries supplying the most jobs in the County—including Retail, 
Accommodation and Food Services, and Educational Services—do not earn enough to afford the 
average rent for a one-bedroom apartment in the County. Employees in higher wage sectors face 
housing affordability challenges as well.  For example, newly constructed homes in the County 
are, on average, not affordable to employees in the Professional, Scientific, and Technical Services 
sector, which provides more jobs than any other sector in the county. This illustrates the challenge 
facing employers and their employees regarding the availability of jobs in close proximity to 
housing that is affordable at current wages. 

 

Table 3. Incomes and occupations in the Greater Washington D.C. Metro Region9 

                                                 
9 Table taken from A Guidebook for Increasing Housing Affordability in the Greater Washington Region – updated 
figures with HUD 2018 Income Limits. 



Loudoun 2040 General Plan Draft Version: March 13May 1, 2019 

 

 CHAPTER 4-10 
 

Income Group (FY2018) What type of household is this? 

0-30% AMI 
Extremely low-income (ELI) 
$0-$35,150 family of four 
$0-$24,650 single person 

People who are unable to work 
due to disability or age; 
 
Seniors on fixed incomes; or 
 
Low-wage workers, including 
many retail, restaurant, and day 
care workers. 

30-50 percent AMI 
Very low-income (VLI) 
$35,150-$58,600 family of four 
$24,650-$41,050 single person 

One person working as an 
administrative assistant, electrician 
or teacher’s assistant; or 
 
Two workers in the retail, 
restaurant, or child care sectors. 

50-80 percent AMI 
Low-income (LI) 
$58,600-$77,450 family of four 
$41,050-$54,250 single person 

One or two workers in entry-level 
jobs including research associates, 
program managers, nursing aides, 
or nurses (LPNs). 

80-100 percent AMI  
Moderate income (MI) 
$77,450-$117,200 family of four 
$54,250-$82,188 single person 

One or two workers in entry-level 
or mid-level jobs, including police 
officers, fire fighters, school 
teachers, and IT support personnel 

100-120 percent AMI 
$117,200 - $140,640 family of four 
$82,188 - $98,626 single person 

One or two workers in mid-level 
jobs, including accountants, loan 
officers, and machinists 
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Figure 3. Housing Costs and Employment/Annual Wages in Loudoun County by Industry 
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Affordability challenges can drive employees to seek housing in other jurisdictions and require 
that they commute into the County for work. As of 2016, approximately 56 percent of Loudoun’s 
workforce resided in the County, while the remaining 44 percent commuted into the County daily. 
According to the Housing Needs Assessment, 61,600 workers commuted each day into Loudoun 
from 2009-2013. Ten percent had commutes that were 90 minutes or longer, compared to 5.5 
percent for the DC metro area. Of these in-commuters, many worked in relatively low-wage 
industries such as Construction, Transportation & Utilities, and Leisure & Hospitality.10 
According to the Housing Needs Assessment, only 30 percent of Construction jobs located in 
Loudoun County are held by County residents, and only one-third of Transportation and Utilities 
jobs are held by County residents. Workers in the Leisure and Hospitality sector were the least 
likely to commute from outside the County and almost 75 percent of these jobs are held by County 
residents. Leisure and Hospitality jobs are the second lowest average wage occupation in the 
County. Lower-wage employment sectors are growing, so the rate of in-commuting will increase 
if Loudoun does not have a continuum of housing to accommodate the workforce. As more 
workers find housing in more distant areas, congestion on roadways into and through the County 
will continue to increase.  

The availability of a continuum of housing may also affect the economic viability of Loudoun’s 
planned Metrorail stations areas. For the Silver Line Metrorail expansion to be successful and gain 
sufficient ridership, neighborhoods within close proximity to the Metro stations need a mix of 
housing types and prices to ensure greater housing affordability and provide access to a greater 
diversity of households. In addition, the availability of housing with access to transit affects 
employer’s ability to attract and retain employees.  

In addition to employees of local businesses, teachers, nurses, police officers, firefighters, and 
others who provide critical services in everythe community also require housing. As shown in 
Table 3 , such occupations are typically moderate income, or earning between 80 and 100 percent 
AMI. For many of these professions living close to work is important because of the need to 
respond quickly to emergencies or work long shifts. However, incomes in these professions do not 
align with the housing available in Loudoun County, creating quality of life concerns both for 
public servants and the communities they serve.  Households above 100 percent AMI also struggle 
with housing affordability in the County; Table 4 shows that typical rents in the County do not 
align with what families can afford. Additionally, homeownership costs are not affordable to most 
households; even households earning up to 120 percent AMI face limited choices.  

Table 4. Housing Affordability by AMI in the Greater Washington D.C. Metro Region11 

Income Group (FY2018) How much can they afford 
to spend on housing each 

month? 

0-30% AMI $0-$881 family of four 
$0-$617 single person 

                                                 
10 2017 Housing Needs Assessment.  
11 Table taken from A Guidebook for Increasing Housing Affordability in the Greater Washington Region – updated 
figures with HUD 2018 Income Limits. 
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Income Group (FY2018) How much can they afford 
to spend on housing each 

month? 

30-50 percent AMI $881-$1,466 family of four 
$617-$1,027 single person 

50-80 percent AMI $1,466-$2,345 family of four 
$1,027-$1,644 single person 

80-100 percent AMI  $2,345-$2,932 family of four 
$1,644-$2,055 single person 

100-120 percent AMI $2,932 – 3,907 family of four 
$2,055 - $2,740 single person 

Planned Residential Growth Approach 
Between 2000 and 2016, Loudoun County’s population and number of housing units more than 
doubled. Residences built during this time are primarily located along the western and 
southernmost portions of the Suburban Policy Area and in parts of the Transition Policy Area, with 
other concentrations of new homes built inwithin the Towns and in their JLMAs. The vast majority 
of the land planned for residential uses in the Suburban Policy Area is either developed or approved 
for development. In response to these constraints, Loudoun 2040 seeks to provide new housing 
units through a combination of increased residential densities in the Urban, Suburban and 
Transition Policy Areas and targeted opportunities for clustered compact neighborhoods in the 
Transition Policy Area. 

As described in Chapter 2, Loudoun 2040 anticipates the majority of additional residential growth 
to occur in the Urban Policy Areas and parts of the Transition Policy Area, with limited higher 
density growth in the limited greenfield and redevelopment areas of the Suburban Policy Area. 
Throughout these areas, the Plan emphasizes opportunities to create places that will meet the needs 
of the diversifying community., including housing affordability. The Urban Policy Areas create 
opportunities for new housing types to locate in close proximity to planned Silver Line Metrorail 
stations, anticipated employment centers, services, retail, and entertainment. A mix of compact 
single-family detached and single-family attached housing products are envisioned in limited parts 
of the Transition Policy Area to help address the unfulfilled demand for these housing types in the 
County. 

Maturing neighborhoods, primarily concentrated in the Suburban Policy Area, may also provide 
limited opportunities for redevelopment or infill communities that better meetmeets the housing 
affordability needs of the County’s changing populacefuture residents. These opportunities are 
described in greater detail in the Infill and Redevelopment section of Chapter 2. As the County 
adopts policies and regulations that help guide such developments, it is important that such policies 
promote housing affordability and prevent displacementremoval of existing affordable housing.  

Housing Needs of a Diverse Community 
Demand is growing for diverse housing types to address the needs of the County’s changing 
population.future residents.. As discussed in the Urban Land Institute’s survey of American 
housing preferences America in 2015, Millennials have demonstrated a greater preference for 
vibrant, walkable communities with convenient access to outdoor spaces and amenities that allow 
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them to rely less on cars. The aging Baby Boomer generation (born between 1946 and 1964) 
creates a need to provide a range of senior housing opportunities. Multigenerational family living 
arrangements have risen considerably over the past several decades. As of 2016, approximately 20 
percent of Americans lived in multigenerational households, up from a modern low of 
approximately 12 percent in 1980.12 In Loudoun County, at least 4.3 percent of households include 
three generations, and 11 percent of adults over the age of 18 are living with their parents.13 The 
Housing Needs Assessment summarized these evolving housing market trends for Loudoun 
County through 2040, noting increasing demand for: 

• Low-cost, small unit rental housing for entry level workers below the age of 35; 

• Small, modestly-priced housing for young families; 

• Accessible housing and communities for older adults and persons with disabilities; 

• Multigenerational housing design; 

• Housing options affordable to extremely low-income, very low-income, low-income and 
moderate-income households; and 

• Single family housing for high-income earners. 

Universal Design 
Housing and community design is constantly evolving to meet the needs of populations with 
diverse abilities. Some past attempts to increase accessibility in the built environment have focused 
on conspicuous retrofits or the provision of “separate but equal” facilities for persons with 
disabilities or other access limitations. Increasingly, planners, designers, and advocates are 
emphasizing the importance of creating environments that are designed to meet the needs of 
anyone who wishes to use themall people as a basic principle of good design — a concept known 
as universal design. Universal design requires construction that is useable by all people to the 
greatest extent possible without the need for adaptation or specialized design.  In addition, 
universal design features increase safety and ergonomic use by residents. 

Universal design is a particularly important consideration in the development of new housing. The 
provision of universally functional homes helps create more inclusive, integrated communities, 
allowingsupporting populations diverse in age and ability to live and interact in the same 
community. The policies, actions, and strategies described in this chapter, as well as those in 
Chapter 2, promote the provision of housing units that reflect these principles as an important step 
toward achieving the broad housing continuum needed to serve the entire community. 

                                                 
12 http://www.pewresearch.org/fact-tank/2018/04/05/a-record-64-million-americans-live-in-multigenerational-
households/ 
 
13 http://www.pewresearch.org/fact-tank/2018/04/05/a-record-64-million-americans-live-in-multigenerational-
households/ 
 2013-2017 American Community Survey data. 

http://www.pewresearch.org/fact-tank/2018/04/05/a-record-64-million-americans-live-in-multigenerational-households/
http://www.pewresearch.org/fact-tank/2018/04/05/a-record-64-million-americans-live-in-multigenerational-households/
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The Missing Middle 
Suburban and urban localities are exploring new ways to meet the demand for diverse housing 
types close to services and amenities while maintaining the scale and community character of 
existing neighborhoods. One approach encourages the development of missing middle housing, 
which utilizes a mix of small scale single-family units, accessory dwelling units, and limited multi-
family units with a lower perceived density. This approach is intended to add tohelp address the 
continuum of housing and provideneeds by providing housing choices and prices that fit in 
between large-lot, single-family detached units and large-scale multi-family unitshigh-rise 
apartment buildings, while fostering the neighborhood scale that many residents continue to seek.  

Missing middle housing is generally discussed in terms of design; specifically, it focuses on the 
form, scale, size, and massing of units, their relationship to the street, and the design of streets 
themselves. Loudoun 2040 envisions creative residential and mixed-use development proposals in 
appropriate areas of the County that will help achieve the continuum of housing types and prices 
through the provision of missing middle housing products. Several place types envisioned in the 
Urban Policy Areas, Suburban Policy Area, and Transition Policy Area are intended to 
accommodate thesemissing middle housing formatsproducts, including Urban Transit Center, 
Suburban Compact Neighborhood, Suburban Mixed Use, Transition Compact Neighborhood, and 
Transition Commercial Center. Neighborhood place types provide opportunities for smaller, less 
expensive housing types that would blend with the existing neighborhood scale of these areas. In 
mixed-use and other higher intensity mixed-use place types, missing middle housing can be used 
to create transitions between higher density nodes and adjacent residential neighborhoods. These 
elements are described in greater detail by place type in Chapter 2 of the Plan. 

Loudoun 2040 includes flexible land use policies and encourages streamlined regulations that 
facilitate the development of missing middle units, taking a form-based rather than a use-based 
approach to land development regulations. Regulations focusing on floor area ratio (FAR), lot size, 
and building and unit size rather than overall density will help accommodate a greater diversity of 
housing types andthat may yield affordable prices while ensuring compatibility with the scale and 
character of existing suburban and urban neighborhoods. 

Figure 4. The Missing Middle Housing Spectrum 

 
Courtesy of Opticos Design, Inc. 
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Housing Cost Impacts of Current Fiscal Policy 
Development of new housing attracts new residents, and with new residents comes increased 
demand for public services such as law enforcement, fire protection, emergency medical services, 
and education. To implement these services, the County has developed Capital Intensity Factors 
(CIF) to estimate the anticipated per unit costs of new residential development to construct needed 
capital facilities (https://www.loudoun.gov/cif). 

Where allowed by State Code, the County works with the development entities of residential 
projects to mitigate the capital facility impacts; this is typically done with contributions to capital 
facilities formalized in proffer statements. Since market conditions dictate the sales price of 
housing units, a developer adds the cost of the capital facility contribution in each unit’s sales 
price, which increases the cost of housing. For Affordable Dwelling Units (ADU) provided 
pursuant to Article 7 of the Zoning Ordinance, which are restricted for occupancy by households 
whose income falls within 30 to 70 percent AMI, the County absorbs the capital facility impacts 
generated by that housing by crediting the developer the costs for each ADU’s impacts. 

Since the County’s CIF has been based on unit type, rather than unit size, and development entities 
intend to maximize profit margins, an incentive to develop smaller or modest sized housing has 
typically not been present. Instead, this has led to the construction of larger, higher cost residential 
housing units that are affordable to households with incomes greater than 100 percent of AMI. As 
reflected in the policies of this chapter, identifying these influences provides the County an 
opportunity to address the issues that could enable or incentivize development of smaller, more 
modestly sized houses to occur within the market, which wouldmarketthat may be more affordable 
by design.. 

Policies, Strategies, and Actions 
Loudoun County must take a collaborative approach to providing a full continuum of housing 
solutions to support the community. This approach will require collaboration and partnership 
within the government and with the private sector and the community. This approach affirms 
policies, actions, and programs that are successful and sets forth new and innovative strategies and 
a commitment to implement them. 

Unless otherwise specified, the following policies, strategies, and actions apply Countywide. 

Housing Policy 1: Increase the amount and diversity of housing that is available in 
terms of unit type, size, and price and promote innovative designs throughout 
Loudoun County that are desirable and attainable to all income levels.  

Strategy 
1.1 Use innovative and flexible regulatory approaches to help fulfill the continuum of 

housing needs in a variety of targeted locations and settings throughout the County.  

Actions  
A. Promote mixed-income housing developments.  that provide a continuum of housing 

types and prices. 

https://www.loudoun.gov/cif
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B. Amend zoning regulations to accommodate more innovative and flexible density, 
building height, lot size, lot line, parking, setback, and design standards through the 
implementation of a planned unit development (PUD) ordinance.  

C. Allow by-right dormitory housing, tenant dwellings, and portable housing units for 
farm workers where otherwise permissable according to Loudoun County Health 
Department standards and regulations. 

D.C. Regulate multi-family development by floor area ratio (FAR) instead of by dwelling 
units per acre. 

E.D. Develop zoning regulations and design standards tothat facilitate innovative, lower 
cost, compact residential and mixed-use development that emphasizes the physical 
form and the character of the built environment to integrate uses and add density to 
support innovation and lower costs in housing productionand seamlessly integrates 
uses. 

F.E. Amend zoning regulations and design standards to permit accessory housing product 
types (e.g., carriage houses, accessory apartments, and cottages) in residential and 
mixed use zoning districts and incentivize the integration of universal design features 
in accessory units. 

G.F. Amend zoning regulations to expand the number of districts where manufactured 
housing, accessory units, and alternative housing types are allowed (e.g., small lot, 
zero lot-line, micro-units, maximum unit sizes, and innovative housing types). 

G. Develop regulations and standards by which affordable housing development can be 
approved as a by-right use. 

Strategy 
1.2 Promote and/or incentivize compact and dense housing product that is affordable by 

design and price, especially in urban settings close to transportation alternatives.  

Actions 
A. Amend zoning regulations and design standards to incorporate density bonuses and 

other incentives into appropriate zoning districts to encourage the provision of 
housing to address the County’s unmet housing needs in areas currently served by or 
planned for mass transit. 

B. Require fewer parking spaces in new developments located proximate to public transit 
that achieve a continuum of housing of types and prices. 

Strategy 
1.3 Reevaluate Capital Facility Impacts to acknowledge the varied impacts of a broader 

diversity of unit types, sizes, and households. 
Actions 

A. Identify alternatives in calculating the costs of development for the impact on capital 
facilities (such as a rating system) to reduce costs and to encourage diversity in unit 
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types produced. Explore the use of square footage and/or number of bedrooms to 
assess capital facility costs associated with a broad range of unit types to encourage 
the development of needed unit types (for example, studio and one bedroom 
apartments, smaller homes).  

Strategy 
1.4 Ensure that housing for special needs populations is integrated within existing and 

planned communities. 

Action 
A. Amend zoning regulations and design standards to incentivize the integration of 

universal design elements in residential units and in the design of neighborhoods.  

Strategy 
1.5. Provide for diverse housing options and prices with access to a range of amenities, 

services, and transportation options for older adults (55+).  

Actions 
A. Encourage the provision of a diversity of housing types and prices within active adult 

and/or age restricted housing development projects. 

B. Incentivize the provision of age-restricted housing units for residential or mixed-use 
development proposals in transit centers and other areas planned for an integrated mix 
of uses to support older adults’ option to live in close proximity to transit, retail, service, 
and entertainment uses. 

C. Ensure the provision of the following amenities and services on-site or within a safe 
and convenient distance for all age-restricted residential projects: 

a. Community space including meeting rooms and recreational facilities; 

b. Retail uses in direct support of the development; 

c. Health or fitness center;  

d. Healthcare services; 

e. Active recreation space; and 

f. Resident programming and services  

D. Provide access to amenities and services through alternate modes of transportation such 
as walkability and pedestrian access, bicycle facilities, and public and/or private mass 
transit facilities such as mini-bus or shuttle services. 

E. Integrate transit facilities into all senior housing developments such as shuttle or mini-
bus service and/or direct local and regional transit service to ensure access to local and 
regional amenities and services. 
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F. Incorporate covered bus shelters with seating or a covered space for seniors to 
congregate near building entrances into all senior housing developments. 

G. Incorporate universal design features into all age-restricted residential developments, 
in keeping with Quality Development Policy 8 and all subordinate strategies and 
actions (see Chapter 2).  

Strategy 
1.6. Support mixed-use development projects that provide a continuum of housing types, 

sizes, and prices as well as commercial uses such as retail, entertainment, and offices in 
a walkable environment.  

Actions 
A. Provide incentives to encourage zoning map amendments or zoning concept plan 

amendments on previously entitled properties that increase the provision of a mix of 
smaller housing types. and affordably priced housing.  

B. Research and implement effective incentives, such as appropriate density increases 
for the provision of affordable housing focused on the County’s unmet housing need 
proximate to major employment centers and thepublic transit such as Silver Line 
Metrorail stations, as well as the offset of capital facilities contributions to reduce 
housing development costs to foster a continuum of housing affordability for workers 
in Loudoun. 

Strategy 
1.7. Ensure that infill and redevelopment projects provide a continuum of housing types and 

prices in areas with existing infrastructure and services. 

Actions 
A. Develop zoning regulations and design standards to implement form-based 

approaches for infill and redevelopment areas that facilitate the development of 
“missing middle” housing product types and affordable prices. 

Housing Policy 2: Preserve existing affordable housing stock and ensure housing 
remains safe and habitable. 

Strategy 
2.1. Leverage public and private resources to maintain housing that helps address unmet 

housing needs in Loudoun County.  

Actions 
A. Bring existing housing in need of indoor plumbing, operational septic and water 

systems, and major system repair (e.g., new roofs or heating and cooling systems) up 
to safe and livable conditions.  
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Strategy 
2.2. Preserve housing affordable to households earning less than 100 percent AMI that is 

currently provided by the market, and integrate it into redevelopment projects. 

Actions 
A. Create an inventory of housing stock using County assessment data that identifies the 

type of unit, its location within the County, and general characteristics of the units.   

B. When redevelopment projects are proposed for areas with existing housing affordable 
to households earning less than 100 percent AMI in otherwise good condition, 
incentivize the preservation and rehabilitation of that existing housing stock. 

C. Require that redevelopment projects removing existing affordably priced units as a 
last resort provide a one-for-one replacement of similarly priced housing units in 
order to ensure no net loss of affordably priced units. 

D. Explore local funding options and implement housing programs that preserve and 
improve existing affordably priced housing. 

Housing Policy 3: Ensure County residents are able to access housing they can 
afford. 

Strategy 
3.1.  Focus County funding, resources, and programs on the unmet housing needs of 

households earning up to 100 percent of the Washington Metropolitan Area Median 
Income (AMI).  

Actions 
A. Develop an affordable housing strategic plan that specifically identifies strategies, 

actions, programs, and best practices to address the County’s current and future unmet 
housing needs. The plan would include estimates on unmet housing needs, establish 
development targets, and evaluate how housing programs address those needs every 
five years.  

B. Emulate, when appropriate, successful housing programs in other jurisdictions. 

C. Develop zoning regulations and design standards that remove barriers and incentivize 
the development of housing affordable to households at or below 100 percent AMI. 
in all residential and mixed-use development.  

D. Reduce or waive proffer requirements as a means of incentivizing the provision of 
housing affordable to households earning less than 100 percent AMI in new transit-
oriented development. 

E. Create an expedited permit process to fast-track applications for developers who 
commit to providing additional units affordable to households earning less than 100 
percent AMI.  



Loudoun 2040 General Plan Draft Version: March 13May 1, 2019 

 

 CHAPTER 4-21 
 

F. Provide incentives such as those included in Article 7the Affordable Dwelling Unit 
regulations of the Zoning Ordinance to support LIHTCLow Income Housing Tax 
Credit projects to encourage zoning map amendments or zoning concept plan 
amendments on previously entitled properties thatwhen they increase the provision of 
housing affordable to households earning less than 100 percent AMI.  

G. Strengthen Affordable Dwelling Unit regulations in Article 7the Loudoun County 
Zoning Ordinance and Chapter 1450the County Codified Ordinances, to the greatest 
extent that the State Code allows, to increase the development of housing that helps 
address the County’s unmet housing needs in all residential and mixed-use 
development.  

H. Require housing units that help address the County’s unmet housing needs to be 
provided in residential developments that contain 20 or more dwelling units and are 
served by public sewer and water.  

I. Develop effective incentives that enable development to meet unmet housing needs 
to include housing for households with incomes at or below 30 percent AMI and 50 
percent AMI, which is the area of greatest need. 

J. Address the housing needs of extremely low-income or vulnerable households 
including older adults on fixed incomes and persons with disabilities by exploring 
partnerships with healthcare providers, local nonprofits and philanthropy to develop 
targeted housing for this population.  

K. Preserve the County’s investment in ADUs by continuing to purchasepurchasing 
ADUs approaching the 15-year covenant expiration and extending the covenants. 

L. Maximize the County’s investment in ADUs by extending the affordability covenants 
for new projects beyond the current 15-year period and reevaluating the appropriate 
fee-in-lieu model when developers opt not to provide physical units. 

Strategy 
3.2. Increase the financial resources gained from federal, state, local, and private sources to 

address the unmet housing needs in the County. 

Actions 
A. Identify and designate a dedicated local funding sourcesources to support the 

County’s plan to provide a continuum of housing.  

B. Use the Economic Development Authority (EDA) to issue tax exempt bonds for 
qualified residential rental projects and to make grants or loans of its own funds (or 
funds received from another governmental entity) with respect to single or 
multifamily residential facilities, in order to promote high-quality and affordable 
housing in the County. 

C. Leverage strategic geographies with federal programs, such as opportunity zones and 
qualified census tracts, and proactively pursue grants and other funding from federal, 
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state, and private foundation sources, such as HOME, Emergency Solutions Grants, 
State and Federal Housing Trust funds. 

D. Evaluate/reformulate the Community Development Block Grant (CDBG) program to 
a housing focus to include property acquisition, rehabilitation, and construction. 

E.D. Use public and private partnerships, programs, tools, and incentives to address unmet 
housing needs and increase the County’s capacity to compete for federal, state, and 
private sector assistance.  

F.E. Use the Economic Development Authority (EDA) to assist with property acquisition, 
tax exempt bond financing, and leverage gap financing, and stimulate cooperative 
partnerships toward the preservation and production of housing to address unmet 
needs.  
 

G.F. Work in partnership with nonprofit, public, and private entities that are committed to 
provide a wide range of housing opportunities by offering technical and financial 
assistance such as loans, gap financing, tax credits, and grants.  

 

Strategy 
3.3. Explore offering free or subsidized public land to developers seeking to address the 

unmet housing need in the County. 

Actions 
A. Develop a proactive “public land for public good” program that offers public property 

to reduce the cost of housing development by reducing or eliminating the land cost. 

B. Establish a community land trust/land bank and assemble properties, including tax 
sale properties, for the construction of housing that addresses the County’s unmet 
housing needs. 

C. Use public property to offset the land costs to nonprofit and for-profit housing 
developers seeking to build housing for persons with special needs and/or households 
earning less than 50 percent AMI. 

D. When purchasingobtaining real property for public use, promote collocating public 
facilities with affordable housing. 

E. Amend the County’s Capital Improvement Program (CIP) process to require that all 
projects involving constructing new public facilities or redeveloping existing public 
facilities prepare an assessment of the appropriateness of co-locating housing on the 
project site. 

Strategy 
3.4. Expand the County’s existing home purchase programs. 
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Actions 
A. Expand and increase the funding for the Down Payment and Closing Cost Assistance 

and Public Employee Grant programs to help households earning up to 100% AMI 
purchase a home. 

B. Create and implement home buyer readiness financial literacy classes to help educate 
first-time home buyers. 

C. Promote and facilitate the First-time Home Buyers Savings Plan which enables the 
establishment of a savings plan for the purchase of a home and exempts the earnings 
on the savings (Code of Virginia Chapter 32, sections 55-555 through 55-559).  

D. ExpandWork with employers located in the employer-assisted housing 
programCounty to help meet the private sector’sdevelop workforce housing 
needsfinancial assistance programs such as direct loans, gap financing, revolving 
loans, credits, and grants. 

Strategy 
3.5.  Promote cross-sector collaboration to help address the County’s unmet housing needs.  

Actions 
A. Facilitate collaboration among residential developers, affordable housing developers, 

lenders, the Virginia Housing Development Authority, economic development 
agencies, and transportation officials. 

B. Develop a housing ambassador program to Loudoun’s incorporated towns to raise 
awareness and provide technical assistance to assist them in establishing and 
maintaining programs that address their unmet housing needs.  

C. Conduct regular focus groups with the building industry, the CEO Cabinet, and major 
employers.  

D. Convene an Annual Housing Summit to check in with stakeholders on issues and 
successes. 

E. Coordinate with the Virginia Regional Transit and other transit providers to ensure 
access to and from housing to jobs and services. 

F. Implement a robust community outreach plan to promote the importance of housing 
to Loudoun’s quality of life and the economy. 

 



UPA Fiscal Analysis 
 
As part of the Envision Loudoun process to develop Loudoun 2040, the Department of 
Management and Budget (DMB) has worked with the consulting firm TischlerBise to develop a 
fiscal impact model and analysis. A fiscal impact analysis was performed on the October 23, 2018 
version of the Loudoun 2040 (Link: Fiscal Impact Analysis Report).1  The fiscal report compares 
results from the October 23rd draft plan to the RGP, in both cases using forecasts of new, future 
development that draw upon the forecasted medium level of demand as shown in Kimley-Horn’s 
Market Analysis. For comparison and context, the fiscal report also provides impacts resulting 
from low and high levels of demand.  
 
Importance of the UPAs in Contributing to Countywide Fiscal Results 
 
The UPAs help support a Countywide balance of nonresidential and residential development that 
results in a positive Countywide fiscal impact from the proposed development. These areas, as 
well as other portions of the Suburban Policy Area (SPA), play an important role in providing 
locations for a diversity of nonresidential uses – especially those that benefit from locations near 
the Metrorail system and the Washington Dulles International Airport (Dulles Airport). The 
portions outside of the Dulles Airport noise contours provide the opportunity to develop mixed 
residential/nonresidential areas, a land use pattern particularly desirable for office tenants who 
want to work and live close to work, retail, restaurants, and other amenities.  
 
The combined SPA and UPA areas provide a significant opportunity for nonresidential 
development, which with its positive fiscal impact offsets the costs from residential development. 
The UPAs are almost entirely located within the larger Metrorail Service District (discussed 
below). This District includes about half of the nonresidential development forecast within the 
combined SPA and UPA areas. It also includes about one third of the forecasted residential 
development within this area.  
 
Fiscal Characteristics of Development near Metrorail Stations 
 
Development within ¼ mile of Metrorail stations is expected to have different fiscal 
characteristics, including higher real property values, smaller household sizes, and fewer school 
children. The Urban Transit Center place type allows for higher densities within ¼ mile of a Metro 
station as well. Development can occur within ¼ mile of the Ashburn and the Loudoun Gateway 
stations.2  The Market Analysis provided guidance on demand for three types of development – 
multi-family attached, office, and retail – within ¼ mile of these two stations. Forecasts for these 
“urban” product types are shown in Appendix A of the Fiscal Impact Analysis Report of the 
October 23rd draft plan. 

                                                           
1 TischlerBise, February 1, 2019: Loudoun 2040 Fiscal Impact Analysis Report: fiscal impact analysis of the draft 
Loudoun 2040 comprehensive plan, Planning Commission version date: October 23, 2018. A previous report, dated 
July 6, 2018, provided analysis of the Stakeholderss draft plan and includes further documentation of the 
methodology and assumptions used in both reports. 
2 Land in the UPA east of Rt. 28 is closest to Innovation Station in Fairfax County, but is more than ¼ mile from that 
station. 
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The Location of the Metrorail Tax Districts and the UPAs 
 
The two UPAs are located within an area that under the RGP is in the SPA. The fiscal model 
provides data for the SPA and UPA combined, but does not break out the data separately for the 
UPAs.3  The fiscal model also provides data for three tax districts that have been established to 
help support Metrorail: the larger Metrorail Service District and the two Station Service Districts 
that encompass the Ashburn station and the Loudoun-Gateway and Dulles Airport stations. For 
the most part, the UPAs fall within the Metrorail Service District, but there are some areas which 
are outside this district (see map, below).  
 

                                                           
3 The policy area geographies used in the fiscal model are taken from the RGP, so that the proposed plan can be 
compared directly back to the RGP, and to maintain consistency over different iterations of the plan.  



 
 
 
While the fiscal report does not provide separate results for the UPAs, examining results for the 
larger Metrorail Service District and the two Station Service Districts can help provide insight into 
the impact of the proposed land use pattern near the future Silver Line.  
 
The purpose of the Metrorail Service District is to generate revenue to help pay for the capital 
costs of the extension. The maximum tax rate for this district is $0.20 per $100 in assessed real 
property value. The current tax rate is currently set at this maximum. The Board of Supervisors 
has the option to reduce this rate in the future. Once payments are complete, the district will be 
dissolved. If the tax rate were to remain at $0.20 through 2040, cumulative revenues projected 
under the October 23rd draft of Loudoun 2040, medium scenario, would be $205 million, and $178 
million under the RGP.  



 
The Ashburn and the Loudoun Gateway-Airport districts are both located within the boundaries 
of the larger Metrorail Service district. These tax districts also have a maximum tax rate of $0.20 
per $100 in assessed real property value, although currently no tax is levied. The levy for these 
districts will be in addition to the additional levy for the Metrorail Service District. These tax 
districts will generate revenues to help fund payments to the Washington Metropolitan Area 
Transit Authority for providing service to these stations.  
 
Metrorail Tax Districts: Tax Base Impacts 
 
With respect to generating additional tax revenue to help fund the Silver Line extension, table 1 
compares the tax base of the three districts, under the RGP and the October 23rd draft plan, medium 
scenario. These two scenarios are compared because they represent the impact of development 
forecasts that are based on the same level of demand (medium) from the Market Analysis.  
 
Table 1. Metrorail Tax District Tax Base Comparison, 2017-40 Cumulative Results 
 

Tax Base ($ millions) 

Scenario 1: 
Revised 
General Plan 

Scenario 3: 
October 23rd 
Draft Plan Difference 

Percent 
Difference 

Metrorail Service District $6,249 $7,291 $1,042 +17% 
Ashburn Station Service 
District $2,347 $2,161 -$186 -8% 

Loudoun Gateway - Airport 
Service District $1,419 $1,437 $18 +1% 

 
The tax base for the Metrorail Service District is forecast to increase under the October 23rd draft 
plan. While the tax base for the Loudoun Gateway-Airport district is forecasted to increase slightly 
under the October 23rd draft plan, the tax base for the Ashburn district is forecasted to decrease by 
eight percent as compared to the RGP. This decrease reflects a forecasted shift of approximately 
1,300 multi-family attached units away from this tax district into other areas that would now allow 
multi-family development under the October 23rd plan. This shift does not impact development 
within ¼ mile of the Ashburn station.  
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