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PURPOSE: The purpose of this item is to discuss elements of the draft Loudoun County 2019
Comprehensive Plan (Plan) with the Board of Supervisors (Board), and staff requests that the
Board consider and direct staff to revise the following four sections/chapters of the draft Plan to
reflect the staff recommendations described in this report:
1) Suburban Policy Area (The Suburban Policy Area section of Chapter 2 can be found
beginning on page 2-41 of the draft General Plan) – to reflect the revisions shown in
Attachment 2;
2) Infill and Redevelopment Section (The Infill and Redevelopment section of Chapter 2 can
be found beginning on page 2-13 of the draft General Plan) – to reflect the revisions shown
in Attachment 3;
3) Economic Development Chapter (The Economic Development Chapter can be found
beginning on page 5-1 of the draft General Plan) – to reflect the revisions shown in
Attachment 4; and
4) Suburban Policy Area Discussion of Chapter 3 (The SPA section of CTP Chapter 3 can be
found beginning on page 3-20 of the draft Countywide Transportation Plan) – to reflect the
revisions shown in Attachment 5.
RECOMMENDATION: Staff recommends that the Board discuss and direct revisions, as
needed, to the draft text of the SPA section, Infill and Redevelopment section, and Economic
Development Chapter of the draft General Plan as well as the Suburban Policy Area discussion
of Chapter 3 of the draft Countywide Transportation Plan (CTP) to reflect the revisions set forth
in this report and Attachments 1-4.
______________________________________________________________________________
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BACKGROUND: The May 8 work session focuses on the area of the County proposed as the
Suburban Policy Area. The SPA section of the draft Plan can be found in Chapter 2: Land Use,
pp. 2-41 to 2-67. Since other chapters of the draft Plan also affect the SPA, elements of those
chapters and how they impact the SPA will be discussed.
A summary of staff recommendations specific to the SPA section, Infill and Redevelopment
section, and Economic Development chapter of the draft General Plan as well as the Suburban
Policy Area discussion of Chapter 3 of the draft CTP are provided in this report. Redline versions
of these various sections/chapters showing the proposed changes necessary to implement staff’s
recommendations are provided as 1-4, respectively. Staff has also received questions from the
Board regarding the May 8 Work Session topics and has provided the questions and responses as
Attachment 5. A fiscal analysis of the SPA is provided as Attachment 6.
SECTION 1: SUBURBAN POLICY AREA
The SPA is located in the easternmost portion of the County, in close proximity to the job centers
and activity areas located east of Loudoun. The Suburban Policy Area is defined on the north by
the Potomac River and on the south by Braddock Road. Its eastern edge is the Fairfax County line,
and its western edge begins at the Potomac River and follows a southerly path along the Goose
Creek just east of Leesburg, the Goose Creek and Beaverdam Reservoirs, and a combination of
property lines, roads, power line easements, and Washington Dulles International Airport’s 65 Ldn
(day-night average noise level) noise contours (Figure 1). The SPA is designated as one of the
growth areas of the County and has accommodated most of the residential and commercial
development over the past decades due to the presence of central water and sewer utilities and an
expanded road network.
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Figure 1. Suburban Policy Area Map

The SPA consists of a mix of commercial areas and neighborhoods that provide a broad range of
environments. The commercial areas of the SPA are focused areas for employment uses within a
variety of commercial and workplace environments, including traditional office and industrial
parks, mixed use centers, and neighborhood-serving commercial centers. The earliest residential
neighborhoods, built between 1960 and 1990, reflect the housing styles and neighborhood designs
that were prominent in the era they were developed and provide a more limited mix of housing
types (primarily single-family) while relying on neighborhood commercial developments located
on major roads like Route 7 for easy access to amenities. The master planned developments which
occurred from the early 1990’s or later include a variety of housing types organized around
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neighborhood centers designed as the focal point of the community and provide easy access to
daily needs. Parks, greenways, and open space frame developments and link neighborhood
residents to nature, neighborhood destinations, and beyond.
The County’s land development approach for the SPA is to focus efforts on fostering and
maintaining community identity within the SPA and its communities. Today there is little
undeveloped land remaining in the SPA as most land has already been developed or is approved
for development. Because of this redevelopment and infill development will soon begin to play an
increasing role in development decisions within the SPA, which will mark a significant shift in the
county’s planning and development activities. Because much of the SPA is currently developed,
most new projects will be smaller in scope and need to be evaluated based on how they can be
integrated into the surrounding community. The demographic, market and land use trends of the
past decades have led to greater demand for mixed-use and urban environments. National trends
show that changes in typical households (e.g., millennials, seniors, and empty nesters) may
demand different housing types, public services, and lifestyle options than provided in the past
The policies, actions and strategies in the draft Plan continue the County’s goal to create
communities with unique community visions to help identify and strengthen the creation of distinct
places within the SPA, ensure that they are well designed and serviced, and that they provide
diverse and stimulating social, cultural, recreational, and livable environments for their residents.
Policies address ways to improve livability through: 1) protecting and enhancing elements of
Natural and Heritage Resources, including open space and pedestrian connections; 2) ensuring
compatible and complementary infill development; and 3) revitalizing existing neighborhoods in
a way that protects and enhances our existing communities.
A. Quality Development
Suburban design characteristics in the SPA speak to creating visually interesting and compatible
buildings, site designs, and public spaces to create a sense of place and uniqueness. The design
guidelines contained in the draft Plan are intended to provide a framework for achieving the desired
character of the SPA, without being overly burdensome or prescriptive. 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.
All development proposals for the SPA would be reviewed against the Quality Development
policies, actions, and strategies that are applicable to the SPA in order to ensure that proposed
development is in compliance with the intent of the Plan. The Quality Development section can
be found starting on page 2-2 of the draft Plan. (Note that the Board approved changes to this
section at the May 1, 2019 Work Session, related primarily to the Urban Policy Area, which have
yet to be incorporated into a new draft of the Plan.)
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B. SPA Place Types
There are five place types proposed for the SPA: Suburban Neighborhood, Suburban Compact
Neighborhood, Suburban Mixed Use, Suburban Employment, and Suburban Industrial/Mineral
Extraction. The place types will work in concert with the design guidelines and policies, strategies,
and actions of the SPA to fulfill the land use patterns and community characteristics intended for
the area.
Suburban Neighborhood
Function: Suburban Neighborhood areas include predominantly residential uses arranged on
medium-to-large lots with retail and service uses that serve the routine shopping needs of the
immediate neighborhood.
Core Uses: Single Family Detached Residential, Single Family Attached Residential, and Civic,
Cultural, & Community
Open Space: 30% of the site
Preferred Mix of Uses: 10% Public/Civic; 10% Non-Residential; 80% Residential
Planned Intensity/Density: up to 4 dwelling units per acre (du/ac); up to 6 du/ac for infill
development; non-residential Floor Area Ratio (FAR) of up to 1.0; and building heights of up to
4 stories
Planning Commission Change: The Planning Commission changed the residential density from
1-6 du/acre to up to 4 du/ac with up to 6 du/ac for infill development, and the building heights up
to 4 stories.
Suburban Compact Neighborhood
Function: Suburban Compact Neighborhood areas provide opportunities to develop
neighborhoods that can take advantage of small infill parcels near traditional suburban
neighborhoods or high-density walkable urban neighborhoods, depending on the context of their
location.
Core Uses: Single Family Detached Residential, Single Family Attached Residential, and MultiFamily Residential
Open Space: 15% of the site
Preferred Mix of Uses: 90% Residential and 10% Non-Residential
Planned Intensity/Density: 8-24 du/ac; nonresidential up to 1.0 FAR; and building heights of up
to 4 stories
Planning Commission Change: The Planning Commission merged the Suburban Mixed
Neighborhood with the Suburban Compact Neighborhood.
Suburban Mixed Use
Function: Suburban Mixed Use areas provide compact, pedestrian-oriented environments with
opportunities for a mix of residential, commercial, entertainment, cultural, and recreational
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amenities.
Core Uses: Multi-Family Residential, Retail & Service Commercial, Office, Entertainment
Commercial, Institutional. Under the Core Uses there is a note stating residential is restricted
within 65 Ldn noise contours.
Open space: 10% of the site
Preferred Mix of Uses: 5% Public/Civic; 35% Non-Residential; 60% Residential
Planned Intensity/Density: a maximum FAR of 1.0 with the potential for additional density up
to 1.5 FAR when additional desirable project elements are provided; and building heights of up to
5 stories
Planning Commission Change: The Planning Commission merged Suburban Community
Commercial, Suburban Regional Commercial, and Suburban Town Center place types into the
Suburban Mixed Use place type. The Commission also eliminated Single-Family Detached and
Single-Family Attached residential units from the core use list, eliminated the du/ac residential
density guideline, created an overall combined residential and non-residential FAR, and changed
the building heights up to 5 stories.
Suburban Employment
Function: Suburban 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, production, flex space, and warehousing uses
as well as startups and established businesses.
Core Uses: Light Production, Office, Research & Development, Warehousing, Contractor without
Outdoor Storage, Data Centers, and Flex Space.
Open Space: 30% of the site
Preferred Mix of Uses: 100% Non-Residential
Planned Intensity/Density: up to an FAR of 1.0; and building heights of 2 to 8 stories
Planning Commission Change: The Planning Commission consolidated Suburban Light
Industrial and Suburban Employment into one place type, eliminated the residential component,
reduced the maximum FAR, adjusted the mix of uses, and set a minimum building height of 2
stories.
Suburban Industrial/Mineral Extraction
Function: Suburban Industrial/Mineral Extraction areas consist of large manufacturing, contractor
with outdoor storage, mineral extraction and other productive uses.
Core Uses: General and Heavy Manufacturing and Assembly, Warehousing, Contractor with
Outdoor Storage, Data Centers, Fleet & Equipment Sales & Service, Research and Development,
Outdoor Storage, Public Utilities, Quarry, and Outdoor Manufacturing.
Open Space: 30% of the site
Preferred Mix of Uses: 100% Non-Residential
Planned Intensity/Density: up to an FAR of 0.6; and building heights of up to 4 stories
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Planning Commission Change: The Planning Commission added Contractor with Outdoor
Storage to the core uses.
In addition to the changes noted above, the Planning Commission also made the following major
changes to the SPA section from the Stakeholders Plan:
• Removed the area along Route 7/Route 28 intersection from the UPA and designated that
area as Suburban Policy Area with suburban place types;
• Added additional design guidelines for surface and structured parking; and
• Added retail and service design characteristics to all Suburban place types;
Staff Recommendations – Suburban Policy Area Section of General Plan
A summary of staff’s recommendations are provided below. A redline version of the Suburban
Policy Area section of Chapter 2 reflecting staff’s recommended changes is included as
Attachment 1.
A redline version of the Suburban Policy Area section reflecting the following changes is included
as Attachment 1. Staff’s significant recommendations related to Infill and Redevelopment include the
following:

1. Add language to the Development Approach narrative of the SPA to discuss the nonmixed-use character of the Suburban Employment and Suburban Industrial/Mineral
Extraction place types as the narrative previously focused extensively on mixed-use
environments.
2. Replace Action 2.1.H to eliminate reference to specific median housing sizes, with the
intent to determine and identify appropriate housing sizes within a regulatory framework,
such as the Zoning Ordinance.
3. Add Action 2.1.I establishing when a development project on land otherwise designated as
Suburban Neighborhood or Suburban Mixed Use could be allowed to develop using the
Suburban Compact Neighborhood Place Type. The corresponding language in these two
place types indicating the possibility of this option should also be amended to reference the
new action. Without this new Action, the draft Plan allows consideration of this option, but
provides no guidance for when this option would be appropriate.
4. Add Action 3.1.A to encourage non-residential development within the Route 28 Tax
District to enhance the tax base of the District.
5. Clarify Action 3.1.B to include all commercial development potential rather than just office
development potential within the Route 28 Tax District.
6. Better articulate the goals of the SPA design guidelines by deleting “While the Design
Guidelines are not regulatory requirements, the County prefers that all future developments
comply with these guidelines” from the prefacing language while adding “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 SPA can
be achieved, with the acknowledgement that other methods could achieve the intended
results.”
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7. Revise Building Design guideline 8 to pertain to retail development rather than all
commercial development. This guideline was a carryover policy from the Retail Plan which
was intended to limit strip retail development along major corridors.
8. Revise Parking guideline 12 to delete “containing fifty cars or less” as such a threshold
would be better determined during the upcoming project to re-write the Zoning Ordinance.
9. Add language to the Suburban Employment and Suburban Industrial/Mineral Extraction
place types to allow flexibility of design for secure employment campuses.
10. Other minor revisions to verbiage are meant to clarify the narrative or the intent and/or
applicability of certain policies, strategies, or actions.
C. Natural and Heritage Resources
The SPA is intended to support communities that are rich in amenities, including networks of
publicly accessible green spaces 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 SPA 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
County’s water resources and would apply to the SPA, such as protecting the Potomac River
shoreline, supporting the expansion of the reclaimed water network, and the watershed
management practices developed for the Upper Broad Run Watershed. The Plan further includes
guidance on protection of the natural and scenic quality of the County’s designated scenic rivers
including Goose Creek within the SPA, and the conservation and preservation of designated
heritage areas, battlefields, cemeteries, and scenic corridors.
The SPA 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.
All development proposals for the SPA would be reviewed against the Natural and Heritage
Resources policies, actions, and strategies that are applicable to the SPA—as well as additional
environmental provisions of Chapter 2: Land Use—in order to ensure that proposed development
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.
Staff is also looking at specific previous development projects to compare the referrals that were
done under the Revised General Plan policies to the draft Plan to ensure continued protection of
natural and heritage resources. Staff will bring these comparison summaries forward at a future
Work Session.
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D. 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. The SPA has limited land available for
new development to meet the variety of housing products necessary to fulfill the continuum of
housing needs, especially if current suburban development patterns are continued. The draft Plan
anticipates higher density growth in the limited greenfield and redevelopment areas of the
Suburban Policy Area and promotes compact and dense housing products that are affordable by
design and price. The development of “missing middle” housing is an approach that utilizes a mix
of small scale single-family units, accessory dwelling units, and limited multi-family units with a
lower perceived density to meet the demand for diverse housing types near services and amenities
while maintaining the scale and community character of existing neighborhoods. The proposed
Suburban Compact and Suburban Mixed Use place types accommodate these types of housing
formats to help achieve the continuum of housing to address unmet housing needs.
Since the RGP does not have a UPA, the prior analytical indicator efforts combined the SPA and
UPA together for comparative purposes to the RGP. However, for this report an estimate of unit
yield for the SPA forecast for 2021 – 2040 has been analyzed separately, as shown in Table 1,
below.
Table 1. RGP v. Draft Plan Comparison for Suburban Policy Area, 2021 – 2040*
Plan Version
SFD
SFA
MF
Total
Planning Commission Draft Plan
2,130
7,170
5,780
15,080
Revised General Plan
440
2,030
4,900
7,380
Difference
1,690
5,140
880
7,700
Note: Rounding error can cause totals to be slightly different from the sum of components.
*These numbers are based on the County’s Traffic Analysis Zones and are approximate.

E. Economic Development
Most innovative companies looking to attract the next generation of workers are seeking mixed
use environments 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. The draft Plan includes policies, strategies and actions to help meet the growing
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demand for highly-amenitized walkable places that enable talent attraction and business growth.
This focus—combined with the draft Plan’s emphasis on flexibility to respond to changing
markets, focus on attracting emerging industries, and training for our existing and future
workforce—provides the framework to ensure the SPA continues to be a desirable place to live
and do business.
Aerospace, cybersecurity, data centers and federal contracting are strong industries already present
in the SPA. Investment in Loudoun’s digital infrastructure over the past decade combined with a
business-friendly local government approach has contributed to booming growth of data centers
within the SPA and County at-large. The SPA is considered a top data center market in the world
with approximately seventeen million square feet of data center facilities completed, under
construction, or planned. Much of the future demand for data centers can be accommodated in the
SPA on sites where access to utilities - including electricity, water, and fiber – is existing or
planned.
New nonresidential development in the SPA will likely occur in the Information and
Communications Technology and Highly-Specialized Manufacturing clusters, including some
international businesses, entrepreneurs, federal facilities, and contractors. Retail businesses will
be connected to new residential development focused on locations that offer accessibility and
visibility to an expanding customer base. Certain employers such as offices with lower customer
visitation and flex industrial businesses will choose to avoid the higher rents in the UPA and locate
in areas of the SPA that serve their target needs. To continue to maximize the commercial
development potential within the Route 28 corridor and along Route 7, the Suburban Mixed Use
Place Type and Suburban Employment designations offer planned land uses that stimulate
emerging business ecosystems and encourage growth of the flex-industrial market, especially near
Dulles Airport.
The Economic Development Chapter received overwhelming support from public workshop
attendees, business community members, the Stakeholders Committee, and Planning Commission.
The Economic Development Chapter can be found beginning on page 5-1 of the draft Plan.
A redline version of the Economic Development Chapter reflecting the recent Comprehensive
Plan name change is included as Attachment 2.
F. 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, will require new and creative concepts for these
facilities.
The SPA is designed to ensure that public facilities such as schools, community centers, and
libraries are located so that residents will be within close proximity of these facilities. Housing,

Item 1, Loudoun County 2019 Comprehensive Plan
Board of Supervisors Work Session
May 8, 2019
Page 11

human services facilities and other services for special needs populations are to be integrated into
the SPA to ease access to associated commercial services, jobs, and amenities. The draft Plan
encourages these facilities to be integrated into suburban development and to maximize the
potential for shared spaces and co-location with private uses. The draft 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 includes support for the Fiscal Impact Committee to review the capital facility needs
in an increasingly urban context, once the draft Plan is adopted. In order to ensure the appropriate
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 SPA, are discussed in Attachment 6 and in the
Fiscal Analysis Report at the following link: TischlerBise Fiscal Analysis Report. The Fiscal
Management and Public Infrastructure Chapter dealing with capital facilities can be found
beginning on page 6-1 of the draft Plan.
G. Transportation
The Suburban Policy Area (SPA) comprises the eastern third of the County and is where most of
the residential and commercial growth has occurred since the 1960’s. The SPA is characterized by
networks of wide, high-speed roads and residential local streets and is largely oriented towards
automobiles. The area around Route 28, Waxpool Road, Loudoun County Parkway as well as
surrounding Washington Dulles International Airport is expected to continue to be a major factor
as a key location for industrial uses, airport-related businesses, and data center development. The
SPA also includes the majority of the County’s residential communities, with a wide variety of
housing types.
As the SPA has built out, the County’s plans and policies have sought to improve interconnectivity,
strengthen pedestrian access, and integrate both commercial and community amenities into
development planning. The SPA calls for continued integration of the County’s motor vehicle,
bicycle and pedestrian networks. For the purposes of the transportation plan, the SPA’s built
environment is best defined as the spaces between the places (trip origins and destinations),
including site access, parking, and the relationship between structures and streets. This means
engaging buildings into transportation system planning to ensure that placemaking can occur while
supporting suburban mobility needs.
Intersection Level of Service of LOS D or better overall and by approach is called for with both
public and private transportation projects and land development applications within the SPA.
Features such as interparcel access or land reservations and traffic calming measures for local and
collector roads to improve multimodal safety and quality of life are also supported in the SPA.
Although the primary mode of transportation in the SPA is the automobile, the provision of
appropriate bicycle and pedestrian facilities is required along both sides of all public and private
streets. Provisions for Off-Road Trails and Off-Road Parking areas to serve the W&OD Trail are
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also supported in the SPA. Opportunities for Transportation Demand Management (TDM)
measures in the SPA will also be evaluated during the land development legislative process to
assess opportunities to mitigate transportation impacts deriving from proposed land uses. Potential
TDM measures include transit services, carpool and van pool programs, staff telework support
services and planning and management of park and ride lots and HOV facilities.
The Planning Commission made one major change from the Stakeholders Plan:
Roundabout Policy added to the SPA Roadway Policies to be consistent with VDOT guidance
requiring consideration of roundabouts as a potential alternative solution for intersection traffic
control, where appropriate.
Staff Recommendations – Suburban Policy Area Section of Countywide Transportation Plan
Staff’s recommendations are provided below. A redline version of the Suburban Policy Area
discussion of Chapter 3 of the draft CTP reflecting staff’s recommended changes is included as
Attachment 3.
1. Page 2-19 – Road Type Descriptions, Typical Sections and Planning Guidelines and

2.

3.
4.

5.

Bike/Ped Map
a. Revise Road Type descriptions and corresponding typical sections to allow for
shared use path on at least on side of CTP Roadways which are planned to have onstreet bicycle lanes (to provide greater flexibility for a wider range of cyclist of
varying abilities).
Roadways Map
a. Revise the number of travel lanes on the draft 3/13/19 CTP Roadways Map for the
following roadways in the SPA:
i. Creighton Road (Northstar Boulevard to Loudoun County Parkway) –
Proposed change from 2-lane to 4-lane roadway (existing four lanes today).
ii. Demott Drive (Waxpool Road to Mooreview Parkway) – Proposed change
from 2-lane to 4-lane roadway (existing four lanes today).
iii. Evergreen Ridge Drive (Entire Length) – Proposed change from 2-lane to
4-lane roadway (existing four lanes today).
iv. Moran Road / Belfort Park Drive (Entire Length) – Proposed change from
2-lane to 4-lane roadway (portions are existing four lanes today).
v. Shaw Road (Route 606 to Belfort Park Drive) – Proposed change from 2lane to 4-lane roadway (portions are existing four lanes today).
Page 3-20 – Suburban Policy Area Built Environment Text
a. Minor wording change to Plan text to correct typographical error (change “support”
to “supporting”).
Page 3-21 – Suburban Roadway Policies
a. Minor wording changes to Policy 3-2.13 to remove inaccurate references
(inaccurate references are to Avenues and Local Streets, which are only designated
in the UPA).
Page 3-22 – Suburban Bicycle and Pedestrian Policies
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a. Minor wording change to Policy 3-2.19 to remove inaccurate reference to

“Studies”.
6. Page 3-23 – Suburban Transportation Demand Management Policies
a. Minor wording change to Policy 3-2.24 to correct typographical error (change
“proving” to “providing”).
SECTION 2: INFILL AND REDEVELOPMENT:
The built environment and the overall planning landscape of the County has changed significantly
since the adoption of the RGP. While previous planning efforts focused largely on managing largescale greenfield developments, Loudoun’s communities are maturing, creating new planning
challenges and opportunities. Recognizing this trend, the Plan features an expanded Infill and
Redevelopment section as compared to the RGP, with dedicated policies, strategies, and actions
aimed at encouraging creative, context-sensitive approaches to projects and initiatives in
previously developed areas.
This section focuses on several interrelated concepts and their importance to planning for these
areas: redevelopment, infill, adaptive reuse, and revitalization. Redevelopment describes the
conversion of any existing developed property into other uses or a different intensity of use.
Adaptive reuse is a form of redevelopment that repurposes existing structures for new uses. Infill
refers to the development of substantially undeveloped or underutilized properties that exist in
otherwise built areas with existing or planned infrastructure and service capacity to handle more
intensive land uses. Revitalization describes efforts that are often complementary to infill and
redevelopment projects, including aesthetic improvements intended to generate investment
through incentive-based economic development tools.
The policies, strategies, and actions of this section acknowledge the importance of accounting for
the needs, desires, and equitable treatment of neighborhoods and communities potentially affected
by infill and redevelopment projects. To this end, the Plan policies anticipate significant public
outreach and engagement efforts prior to large-scale redevelopment efforts. Other policies
establish that projects potentially affecting existing community resources such as parks,
community centers, or affordable housing units would be expected to protect or replace those
amenities to the extent possible.
The Plan also identifies regulatory obstacles to successful, creative redevelopment, infill, and
adaptive reuse projects. Action steps include reviews of zoning regulations, design standards, and
code regulations to remove encumbrances to such projects and provide greater flexibility for
innovative proposals. These policies acknowledge the significant capital outlay and risk associated
with certain redevelopment projects and seek to incentivize appropriate reinvestment in
underutilized or underperforming development sites.
The Infill and Redevelopment section identifies several priority areas for redevelopment and infill
development on the Priority Commercial Redevelopment Areas Map. This map identifies initial
priority areas that constitute notable redevelopment opportunities due to their location, scale,
proximity to amenities and services, and/or built characteristics. However, this map is not intended

Item 1, Loudoun County 2019 Comprehensive Plan
Board of Supervisors Work Session
May 8, 2019
Page 14

to be an exhaustive inventory of redevelopment sites in the County, and the policies of this chapter
are intended to broadly apply to infill and redevelopment opportunities in a variety of established
communities. The section also includes maps and policies intended to protect the legacy village
cores of Ashburn, Arcola, and Old Sterling and to prevent the displacement of smaller scale
flex/industrial uses from established industrial parks.
The Planning Commission also made the following major changes to the Infill and Redevelopment
section from the Stakeholders Plan:
• Clarified definitions in introduction, including a table comparing and contrasting
redevelopment, infill, adaptive reuse, and revitalization;
• Added a map, policies, strategies, and actions for “legacy village cores” of Arcola, Ashburn
and Old Sterling;
• Added a map, policies, strategies, and actions intended to counteract the displacement of
small-scale flex/industrial uses from Established Industrial Centers;
• Added actions to expand opportunities for makerspaces, emerging small-scale
manufacturing sectors, and the marketing and retail of goods produced on-site; and
• Added a strategy and actions specific to adaptive reuse.
Staff Recommendations – Infill and Redevelopment
A summary of staff’s recommendations can be found below. A redline version of the Infill and
Redevelopment section of Chapter 2 reflecting staff’s recommended changes is included as
Attachment 4.
A redline version of the Infill and Redevelopment section reflecting the following changes is
included as Attachment 2. Staff’s significant recommendations related to Infill and Redevelopment
include the following:
1. Delete “and diminishing property values” from the Primary Locations description of
Revitalization as these areas do not necessarily face diminishing property values and there
could be other reasons for an area to be revitalized.
2. Eliminate the Established Industrial Centers map and replace Actions 1.8.A and 1.8.B with
a more generalized Action that recommends developing regulatory measures that
discourage the displacement of legacy flex, industrial, and employment uses by new largescale uses. Staff has concerns about the practicality and implementation of Infill and
Redevelopment Actions 1.8.A and 1.8.B and the associated Established Industrial Centers
map.
3. Other minor revisions to verbiage are meant to clarify the narrative or the intent and/or
applicability of certain policies, strategies, or actions.
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SECTION 3: 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
5/10 at 5pm

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 Heritage Resources; and
• CTP.

5/29

Work Session

Plan Review – Rural Policy Area/Towns/JLMAs 5/17 at 5pm
and elements of the following as they pertain to
the RPA:
• Quality Development;
• Place Types;
• Housing;
• Economic Development;
• Public Facilities;
• Natural and Heritage Resources; and
• CTP.

6/5

Work Session

Plan Review – Introduction Chapter; Remainder 5/24 at 5pm
of Issues and Elements; Implementation

6/20

Business
Meeting

Potential Adoption of Comprehensive Plan
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DRAFT MOTIONS:
1. I move that the Board of Supervisors accept the staff recommendations as set forth in the May
8, 2019, Board Work Session Staff Report.
I further move that the Board of Supervisors direct the revisions to the SPA section, Infill and
Redevelopment section, and Economic Development chapter of the draft General Plan as well
as the Suburban Policy Area discussion of Chapter 3 of the draft Countywide Transportation
Plan as set for in Attachments 1 through 4 (as discussed and amended at the May 8, 2019, work
session).
OR
2. I move an alternate motion.
ATTACHMENTS:
1. Redlined Version of the Suburban Policy Area Section of Draft General Plan
2. Redlined Version of the Economic Development Chapter of Draft General Plan
3. Redlined Version of Suburban Policy Area Discussion of Chapter 3 of Draft Countywide
Transportation Plan
4. Redlined Version of the Infill and Redevelopment Section of Draft General Plan
5. Board Questions and Staff Responses
6. SPA Fiscal Analysis
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Suburban Policy Area
Vision
The Suburban Policy Area (SPA) contains self-sustaining communities where one can live, work,
and play. The SPA will have a mix of residential, commercial, and employment uses; a full
complement of public services and facilities; amenities that support a high quality of life; and a
design that incorporates a holistic approach to maintaining and improving community character
through compatible development.

Introduction
The 4648,000-acre SPA is located in the easternmost portion of the County, in close proximity to
the job centers and activity areas located east of Loudoun. The Suburban Policy Area is defined
on the north by the Potomac River and on the south by Braddock Road. Its eastern edge is the
Fairfax County line, and its western edge begins at the Potomac River and follows a southerly path
along the Goose Creek just east of Leesburg, the Goose Creek and Beaverdam Reservoirs, and a
combination of property lines, roads, power line easements, and Washington Dulles International
Airport’s 65 Ldn (day-night average noise level) noise contours. The earliest planned development
occurred within the Potomac and Sterling communities during the 1960s signaling the beginning
of the transformation of eastern Loudoun County from farmland with a centuries old rural heritage
to the suburban area that it is today.
The SPA is designated as one of the growth areas of the County and has accommodated most of
the residential and commercial development over the past decades due to the presence of central
water and sewer utilities and an expanded road
network. Two major events helped to open the
SPA to residential development: 1) the
construction of Washington Dulles International
Airport, and 2) the construction of a major sewer
line that accommodated the airport and
improvements to Route 7 and Route 28.
Route 7 and Route 28 have evolved into critical
transportation corridors that are contributing to
Loudoun County’s reputation as an international
center for technology, communications, and
global data management sectors. Given its connection to the Washington Dulles International
Airport, Route 28 continues to play a major economic role for Loudoun County as a key location
for on-going development. The County is committed to the continuing growth of and need for an
economically vibrant Route 28 corridor, and the Route 28 Highway Transportation Improvement
District, aids in accomplishing this goal by levying additional tax assesmentsassessments on
commercial and industrial properties to finance transportation improvements to Route 28.
Additionally, the SPA surrounds the Urban Policy Area near the Silver Line Metro Stations that
will include new dense, urban, transit-oriented types of development.
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Background
The SPA consists of a mix of commercial areas and neighborhoods that provide a broad range of
quality environments. The commercial areas of the SPA are focused areas for employment uses
within a variety of commercial and workplace environments, including traditional office and
industrial parks, mixed use centers, and neighborhood-serving commercial centers.
Residential neighborhoods in the eastern corner of the
County were built between 1960 and 1990, while
neighborhoods built in the western area of the SPA
were built in the early 1990s or later. The older
neighborhoods commonly reflect the housing styles
and neighborhood designs that were prominent in the
era they were developed and provide a more limited
mix of housing types (primarily single-family) while
relying on neighborhood commercial developments
located on major roads like Route 7 for easy access to
amenities. The master planned developments west of
Route 28 include a variety of housing types organized
around neighborhood centers designed as the focal
point of the community and provide easy access to
daily needs. Parks, greenways, and open space frame
developments and link neighborhood residents to
nature, neighborhood destinations, and beyond in both
the western and eastern neighborhoods.

Suburban Neighborhood

Development Approach
The County will focus efforts on fostering and maintaining community identity within the SPA
and its communities. The SPA is not and should not be one homogenous area. Many existing
neighborhoods in Eastern Loudoun are becoming increasingly diverse, bringing a new set of
expectations and attitudes to these communities. As new development continues in this area, the
roads are becoming increasingly congested, and the lack of transit access and safe pedestrian
connections is a mounting concern. Continuing the County’s goal to create communities with
unique community visions would help identify and strengthen the creation of distinct places within
the SPA, ensure that they are well designed and serviced, and that they provide diverse and
stimulating social, cultural, recreational, and livable environments for their residents. Policies
below address ways to improve livability through: 1) protecting and enhancing elements of Natural
and Heritage Resources, including open space and pedestrian connections; 2) ensuring compatible
and complementary infill development; and 3) revitalizing existing neighborhoods in a way that
protects and enhances our existing communities. The concept of creating Community Plans is one
that offers tremendous potential to ensure that the vision of the SPA is fully achieved and to guide
the remaining build-out of each area.
Rapid growth in the County, with the majority occurring in the SPA, has increased development
pressure outside of the SPA. Today there is little undeveloped land remaining in the SPA as most
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land has already been developed or is approved for development. With limited developable land
in this area, the County is at a juncture in its planning efforts for greenfield development.
Redevelopment and infill will soon begin to play an increasing role in development decisions
within the SPA, which will mark a significant shift in the county’s planning and development
activities (see the Infill and Redevelopment section). Because much of the SPA is currently
developed, most new projects will be smaller in scope and need to be evaluated based on how they
can be integrated into the surrounding community. The amount of limited land available and the
added growth from redevelopment and infill will make adding public facilities to the SPA a
challenge. Public facility standards may need to change to continue to adequately address the needs
of the population. As the primary location for suburban-scale residential and nonresidential
development, the manner of growth and redevelopment in the SPA is of vital importance.
The demographic, market and land use trends of the past decades have led to greater demand for
mixed-use and urban environments. National trends show that changes in typical households (for
example millennials, seniors, empty nesters) may demand different housing types, public services,
and lifestyle options than provided in the past. To attract top talent, many employers are focusing
on employee satisfaction when considering locations and designs of office space. Employers in
professional services, technology, and innovation sectors are shifting away from traditional
suburban offices towards urban “live, work, play” environments to enhance quality of life. While
the County previously established an overall land-development strategy that encouraged compact,
mixed-use development providing people with the opportunity to live, work, recreate, and shop in
a pedestrian-friendly environment, the development that has occurred in Loudoun has largely
remained single-use and automobile-oriented.
Loudoun County continues to be an
attractive
place
for
residential
development given its geographic
location in the region, school system
performance, and notable quality of life
measures. Demand for residential
product will need to meet a wide variety
of preferences, driven by attractiveness
for families, young adults forming new
households, and downsizing occurring in
the Baby Boomer generation. Demand
for non-residential development will be
driven by the addition of new
Mixed Use Development
households, the County’s assets,
infrastructure, and the County’s technology sector. Retail users will follow new residential
development, seeking locations that offer accessibility and visibility to an expanding customer
base. Other employers seeking office and industrial space will locate in areas that serve their target
needs.
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The County previously designated land along its primary transportation corridors for “Keynote
Employment” areas to provide locations for corporate campus style office development; however,
new suburban-style office developments are no longer envisioned in these areas due to declining
demand and concerns about the sustainability of single-use development patterns.
It is expected that mixed-use developments, such as One
Loudoun or those proposed near the future Silver Line
Metro Stations, will be the most attractive environments
for retail and office uses in the coming years. To provide
alternative means of addressing office development and
land uses along Route 7, Loudoun County Parkway, and
Route 28, this Plan replaces the “Keynote Employment”
planned land use designation with a number of
designations. To continue to maximize the commercial
development potential within the Route 28 corridor, the
Suburban Employment and Suburban Mixed Use Place
Type designations offer planned land uses that reflect the
full economic potential of properties and provide
employment settings that reflect the kind of environments
sought by business users.

Community Character
Community character is the
aggregate of features and traits
that form the individual nature
and uniqueness of a community.
It includes the constructed and
natural landmarks and
surroundings that cause
someone to identify with a
particular place or community.
This character is shaped by
natural, cultural, societal,
historic, and economic forces.

In addition, changes in technology over the past decade
have contributed to the escalated development of data
centers within the County. To date, there are
approximately seventeen million square feet of data center
facilities completed, under construction, or planned.
Future demand for data centers will need to be
accommodated in places that have access to utilities,
including electricity, water, and fiber. The supply of
industrial and flex space is being outpaced by demand,
resulting in low vacancy rates. As available greenfield
sites in eastern Loudoun County become more limited,
targeting key tracts of land for employment uses will be
critical to ensure future economic growth. The Suburban
Employment and Suburban Industrial/Mineral Extraction
Place Type designations provide guidance to develop a
pattern of office, commercial, and industrial uses by allocating sufficient land for all employment
in an amount which realistically anticipates market demands and provides the necessary services
to support their development. While industrial and certain commercial uses are not typically an
integral part of a mixed-use development, they offer employment opportunities to residents of the
county and should be designed as independent developments that achieve the goal of creating
thriving areas of commerce which are characterized by convenient access to transportation, an
attractive appearance, and compatability with adjacent land uses.
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Overall, the County’s approach is to ensure that future development is complementary to the
existing development pattern of the SPA while supporting the necessary flexibility in form and use
that will be needed to create vibrant mixed-use environments. and maintain the supporting
employment areas. As each new development is absorbed into the SPA’s built environment, it will
be viewed in the context of its larger community with an emphasis placed on the character of the
development and how it contributes to the needs and overall identity of the SPA and Loudoun
County.

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 SPA 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
SPA.

SPA Policy 1: Foster community identity within the Suburban Policy Area.
Strategy

1.1. Build upon and enhance the sense of place in the Suburban Policy Area and its
communities.
Actions

A. Update the County’s adopted Small Area Plans and create new Community Plans and
other appropriate plans which address the particular needs and guide the remaining
build-out and/or redevelopment of specific areas within the Suburban Policy Area.
B. Establish design principles for individual communities within the Suburban Policy
Area which ensure a high quality of development and redevelopment is achieved.
C. Ensure development and redevelopment proposals conform to the applicable Design
Guidelines of this plan.
D. Use the Infill and Redevelopment polices to maintain neighborhood vitality, revitalize
underused areas, and facilitate complete, connected, and distinct communities.
E. Identify and protect environmental features and to follow, to the extent possible, the
natural topography.
Strategy

1.2. Enable residents to become more involved in their neighborhoods.
Actions

A. Develop a public outreach program to educate neighborhood residents regarding
County programs available to them.
B. Expand civic outreach to involve underserved individuals.
C. Support citizen organizations in their efforts to improve their communities.
D. Foster the development of community partnerships to improve community character,
maintenance, and safety.
E. Invest in programs that allow residents to formulate and assume stewardship of
neighborhood values, standards, and goals.
Strategy

1.3. Integrate new development within the Suburban Policy Area with the existing
development pattern that surrounds it.
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Action

A. Evaluate the appropriateness of a proposed use or development with the surrounding
community.
Strategy

1.4. Design and develop Suburban Policy Area communities as walkable and interconnected
places.
Actions

A. The County, in collaboration with other governmental agencies and the private sector,
will ensure through a variety of measures that all public spaces in residential and
commercial areas are accessible by pedestrians.
B. Retail and office development proposals will combine open and civic space in features
such as pedestrian promenades and plazas, public art, entrance features, linear parks
and trails, outdoor seating, lawns and greens, and similar design features that invite
pedestrian activity.
C. Require convenient access by foot and bicycle for residential, office, institutional, civic,
and retail areas.
D. The Loudoun 2040County 2019 Countywide Transportation Plan will provide
additional transportation policy direction for the transportation network (walkability,
multimodal, connectivity) in the Suburban Policy Area.

SPA Policy 2: Create environments where individuals can work, live, and have
convenient access to services, shops, and recreation.
Strategy

2.1. Allow a mix of uses or uses that complement
and complete existing communities.
Actions

A. Provide incentives for redevelopment, infill
development, and adaptive reuse projects that
will enhance quality of life and neighborhood
character, fulfill community needs, and
improve economic opportunities (see Infill
and Redevelopment section).
B. Allow new multi-family residential units to
be located within existing commercial centers
to allow for more walkable, mixed use
communities.
C. Promote residential and office uses above
first floor retail.
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D. Allow flexibility in the development phasing for mixed-use projects while establishing
a build-out relationship between the residential and non-residential components that
ensures a mix of uses is achieved and to best balance the fiscal costs and benefits of the
project.
E. Promote high quality site and building design, landscape design and buffering in
employment areas that reflect their function as a gateway to the Urban Policy Areas
and location along major vehicular thoroughfares (see Quality Development section).
F. Accommodate transit infrastructure in Employment and Mixed Use Areas (see
Loudoun 2040County 2019 Countywide Transportation Plan).
G. Provide pedestrian and bicycle connectivity to surrounding networks and transit nodes
within employment areas.
H. Achieve an average unit size for Create a regulatory framework that limits bed count
and/or square footage of new housing that is smaller than 80% of the County medians
for each respective housing type. to achieve affordability by design.
I. Consider allowing limited areas otherwise designated as the Suburban Neighborhood
or Suburban Mixed Use place type to develop according to the Suburban Compact
Neighborhood place type if the following criteria are satisfied:
i.

The proposal includes housing units that address unmet housing needs that
exceed the applicable regulatory requirements;

ii.

The site is located at the periphery of a mixed use development or along a
major transportation corridor;

iii.

A variety of transit options are available within the direct vicinity (1/4 mile);

iv.

The site is proximate to employment options and a complementary mix of
uses (e.g., neighborhood serving retail and services);

v.

The site is proximate to public facilities with existing or planned capacity to
serve the proposed development;

vi.

The proposal conforms to the transition techniques and guidelines of the
originially designated place type and any adjacent place types; and

i.vii.

The proposal demonstrates innovation in design, including techniques that
result in a perceived density that complements the scale of the surrounding
built environment.
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SPA Policy 3: Support the Route 28 Highway Transportation Improvement District,
established by the State as a means of providing additional local revenue to pay for
improvements to Route 28.
Strategy

3.1. Ensure protection of the Route 28 Highway Transportation Improvement District as an
important economic key of attracting major national and international corporations, and
ensuring the long-term viability of Washington Dulles International Airport.
Actions

A.

Encourage non-residential development within the Route 28 Highway
Transportation Improvement District.

A.B. Limit residential development in the Route 28 Highway Transportation
Improvement District except when allowing residential units will directly catalyze the
officecommercial development potential of land in the District and result in an overall
positive fiscal impact to the County’s Route 28 Highway Transportation Improvement
District debt obligations.
B.C. Consider residential development on a case by case basis that results in a net
positive impact to the County.

Design Guidelines
The Design Guidelines are to build upon our current development patterns 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 SPA 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.
The goals of the SPA Design Guidelines are to:
•

•
•

Create visually interesting and compatible buildings and site designs that use building
forms, materials, fenestration, repetition, rhythm, color, and architectural variety resulting
in delightful blends of form, volumes, textures, and colors in the various neighborhoods;
Create inviting spaces for varied activity; and
Create a sense of place and uniqueness.

When using the guidelines make sure to analyze the impact a potential development may have on
the urbanizing landscape, considering not only appearance, but practical considerations - such as
proximity and quality of connections to community amenities, jobs, and housing to maximize the
use of existing infrastructure and limit travel distances. The County encourages a conservationthe
use of a design process when planning development in the SPA so that conserves natural and
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heritage resources are conserved and incorporatedincorporates any such features into the site
design. Development should contribute to creating unique places within the Suburban Policy Area
by working with existing topography and site features, responding to the local context, and
reinforcing the regional character. Sustainability requires maximum consideration for using the
landscape for benefits like solar heat gain or shelter from wind, as well as building designs that
incorporate energy efficient and green building technologies. Dense areas of buildings should
contribute to a hospitable microclimate. Development should locate close to the road and avoid
isolating itself on the site in order to “maximize presentation.” The bulk of the design should be
appropriate to the function of the development. Unless otherwise specified, the following
guidelines apply only within the SPA:

Development Criteria:
1. Ensure that the use contributes to and complements the existing development pattern;
2. Consider innovative uses that contribute to the surrounding community;
3. Provide consistency with the desired form, character and land uses of the underlying Place
Type;
4. Differences between the height, scale, bulk, setback from the street, or other physical
features of the proposed development, and existing development in the immediate area;
5. Presence and quality of a spatial or physical transition between uses;
6. Availability of adequate roads, services and infrastructure; and
7. Relationship and incorporation of existing Natural and Heritage resources.

Building Orientation and Setbacks
1. All development should include a site design that is compact and makes buildings the
prominent feature of the site as viewed from adjoining/adjacent roads, especially along
major thoroughfares. Site design and
development will strive to minimize site
disturbance and minimize removal of existing,
viable vegetation.
2. It is desirable to have civic, open spaces, green
spaces, and vegetation to separate parking lots
from buildings and areas for human activity.
Civic spaces and green spaces are encouraged
to have public art enhancements.

Building Design
1.

2.
3.

Buildings within larger multi-building developments should exhibit a unity of design
through the use of similar elements such as rooflines, exterior materials, facade treatments,
window/fenestration arrangements, sign location, and architectural styles and details.
Freestanding stores, retail centers, commercial centers, and restaurants will be encouraged
to provide usable outdoor civic or public spaces.
Required drainage and stormwater management facilities, such as holding basins,
drainage swales, and culverts should be incorporated as features into the site design of the
project, to the extent possible. Natural drainage features should be conserved to the
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4.

5.
6.

7.
8.

greatest extent possible, minimizing impervious facilities to the extent technically
feasible.
Building massing and walls must be varied to avoid long, flat facades and break down the
scale of large buildings and commercial/retail centers. It is desirable that building facades
should incorporate wall relief, recesses, off-sets, angular forms, or other features
Buildings cannot present a "blank side" to neighboring properties.
Pitched, mansard, and other distinctive roof forms are strongly encouraged where
appropriate.
Rooftop mechanical equipment will be screened with materials that blend with the
architecture and will be perceived as an intergralintegral part of the principal building.
Ground mounted mechanical equipment will also be screened either by incorporating it in
the building architecture or by landscaping.
Buildings will incorporate covered entrances to provide weather protection for shoppers
and create a pedestrian-oriented environment.
CommercialRetail development should avoid the appearance of strip commercial
development which is commonly characterized by the following features to be avoided:
multiple entrances serving individual uses, minimal setbacks and landscaping, and
multiple structures and signs without a unified design scheme.

Sidewalks, Streets Trees, and Plantings
1.

2.
3.
4.

5.
6.

Large parking areas will be landscaped with trees and shrubs throughout to reduce the
visual impact, provide shade, and reduce the heat island effect or heat absorption of the
parking area.
The street frontage of development will be landscaped with trees to help create a green
edge on both sides of the street.
Existing environmental features such as natural topography, hedgerows, mature trees, and
berms will be integrated into the landscape plan for non-residential centers, when feasible.
Non-residential buildings and parking areas will be sufficiently screened and buffered
from adjoining residential areas by distance, transitional uses, landscaping, and/or natural
vegetation to mitigate the effects of noise, lighting, and traffic on the surrounding
residences.
Residential areas will be buffered from adjacent non-residential uses by trees, fences, and
hedges.
Sidewalks will be provided to all development to accommodate benches, bikes, strollers,
trees, and planters.

Street Furnishings and Lighting
1.

2.

Provide usable space and amenities when planning sidewalks, including street furnishings
such as benches, trash cans, kiosks, street gardens, bike racks, outdoor sitting spaces, and
public art.
Signs for development will be developed as an integral part of the overall design. A unified
graphic design scheme is strongly encouraged that is in conformance with an appropriate
regulatory framework.
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3.

4.

Site and building lighting will reduce glare and spillage of light onto adjoining properties
and streets. Fixtures should be attractive site elements that are compatible with the
architecture of the development.
Both lighting and signs will be designed for pedestrians, bicyclists, and vehicles.

Parking, Circulation, and Loading
1. All development should strive to create inter-parcel connectivity for pedestrian and
vehicular circulation to increase pedestrian activity and decrease vehicular traffic on
roadways necessitated by broken inter-parcel connections.
2. Pedestrian traffic, internal to non-residential centers, should be provided with a safe travel
route from the parking area to the building with a demarcated pathway and clear directional
signage. Trees and other plantings should be provided along the walkway.
3. Parking areas will be visually screened from adjacent streets and residential areas by heavy
landscaping, depressing the parking area, constructing earthen berms, and/or other means.
4. All loading and storage areas must comply with Zoning Ordinance regulations and must
be screened from adjacent residential areas by earthen berms, masonry walls, permanent
wooden fencing, or dense landscaping.
5. Parking structures should be integrated with surrounding development to promote an active
and diverse streetscape and to minimize the visual impact of parking. Pedestrian entrances
should be well-defined and attractive.
6. 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.
7. 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).
8. 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.
9. 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.
10. Surface parking should be located to the rear or side of buildings and away from the street
or street intersections, while providing direct pedestrian access to the buildings.
11. Textures, patterns, and colors are encouraged in the design of surface parking to provide
breaks in large areas of pavement and distinguish between areas for pedestrian and
vehicular movement.
12. Large surface parking lots should be functionally divided into smaller, well-landscaped and
shaded parking clusters containing fifty cars or less.
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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 SPA to fulfill the land use
patterns and community characteristics intended for the area.
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Suburban Compact Neighborhood

Suburban Compact Neighborhood areas provide opportunities to develop neighborhoods that can
take advantage of small infill parcels near traditional suburban neighborhoods or high-density
walkable urban neighborhoods, depending on the context of their location. They provide
opportunities for a mix of housing types including small-lot patio homes, townhomes, duplexes,
and multifamily residences. Accessory residential units are also appropriate for these areas and
may consist of apartments in the principal structure, garage apartments, or other outbuildings
approved by the County. Open space areas such as parks, trails, community courtyards, and small
public plazas should be integrated into individual site plans. Small-scale offices as well as retail
and service uses serving the immediate or routine shopping needs of the immediate neighborhood
(e.g., grocery, drycleaners, etc.) could be integrated into these neighborhoods. Auto-oriented uses
such as gas stations, car washes, drive-throughs, would be located along streets primarily designed
for the automobile. Development within this Place Type should include a public and civic
component or be located within walking distance of public and civic amenities.
Core Uses
• Single Family Attached
Residential
• Single Family Detached
Residential
• Multi-Family Residential

Complementary Uses
• Active Adult Retirement

Communities
• Accessory Residential
Units
• Retail & Service
Commercial

Preferred Mix of Uses
Non
Residential
10%

Possible Ranges:
•
Res: 85-100%
•
Non-Res: 0-15%
•
Public/Civic: 0%+

Residential
90%

Conditional Uses
• Office
• Civic, Cultural, &

Community
• Public Facilities
• Special Activities
• Parks & Recreation
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DESIGN CHARACTERISTICS
Context
Compact residential development providing opportunities for a variety of unit types that can be
designed to fit within or adjacent to surrounding neighborhoods.
Street Pattern:
Rectilinear Grid
Block Length:
200-660 feet
Building Setback:
Shallow setbacks
Parking:
On-street, accessory, alley-oriented parking
Design Amenities:
Sidewalks, street and shade trees, lighting, street furniture, bike racks, crosswalks
Retail and Service:
Neighborhood - individual uses under 5,000 or small center up to 30,000 square feet
Community- individual uses under 30,000 or center between 30,000-150,000 square feet
Open Space:
15% of the site-Recreational (Passive and Active), Community, and/or Natural and Heritage

An example plan view of a Suburban Compact Neighborhood

Loudoun County 2019 General Plan Draft Version: May 8, 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.
Residential Density: 8-24 du/ac
Building Height: Up to 4 stories

Total Nonresidential FAR: Up to 1.0

Transition
Appropriate transitional methods should be implemented where new development abuts more
intensive nonresidential uses or less intensive residential uses. New high-density and large-scale
infill within Suburban Compact Neighborhood areas adjacent to lower density residential uses
should create transitions in building scale and incorporate design elements that soften those
transitions. Appropriate transitional techniques include variations in building orientation, height
step down, and creative and extensive use of landscaping and natural features.
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Suburban Employment

Suburban 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, production, flex space, and warehousing uses as well as
startups and established businesses. Appropriate uses do not generate excessive noise or air
pollutants or require outdoor storage. Limited 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 Suburban Employment developments
should include areas for use by customers and employees.
For secure employment campuses, deviations from the applicable base design standards may be
considered on case-by-case basis in order to accommodate security elements such as greater
building setbacks, secured perimeters, or controlled site access.
Core Uses
• Light Production
• Office
• Research &
Development
• Warehousing
• Contractor without
Outdoor Storage
• Data Centers
• Flex Space

Complementary Uses
• Retail & Service

Commercial

• 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%+

Conditional Uses

Non
Residential
100%

Loudoun County 2019 2040 General Plan Draft Version: March 13May 8, 2019

DESIGN CHARACTERISTICS
Context:
Separate employment uses that are integrated within a walkable, employment-based
environment.
Street Pattern:
Rectilinear, Gridiron, or Fragmented Parallel
Block Length:
300-1,000 feet
Building Setback:
Short to medium; greater if flex use
Parking:
Structured, surface, on-street, accessory, or short-term
Design Amenities:
Sidewalks, street trees, shade trees, bike racks, plazas, public art
Retail and Service:
Employment Supportive-Limited to support the predominate use. Generally 10% of the gross FAR of the
employment uses.
Open Space:
30% of the site- Recreational (trails), Community (outdoor seating, plazas, gardens, public art), and/or
Natural and Heritage

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: Up to 1.0

Building Height: 2 to 8 stories
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Transition
Transitions between Suburban 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.
Certain employment uses that may not be compatible with adjacent residential uses, such as data
centers, should have transitional uses located in between.
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Suburban Industrial/Mineral Extraction

Suburban Industrial/Mineral Extraction areas consist of large manufacturing, contractor with
outdoor storage, and other productive uses. Streets in this district are typically designed to
accommodate freight ingress and egress. This Place Type also includes mineral extraction areas
such as quarries and mines. Industrial and mineral extraction uses are incompatible with residential
uses due to the prevalence of outdoor storage and the emissions of noise, odor, and vibrations.
Buffers between these uses and residential uses are necessary to ensure compatibility and maintain
commercial viability.
For secure employment campuses, deviations from the applicable base design standards may be
considered on a case-by-case basis in order to accommodate security elements such as greater
building setbacks, secured perimeters, or controlled site access.
Complementary Uses

Core Uses
• General and Heavy Manufacturing
and Assembly
• Warehousing
• Contractor with Outdoor Storage
• Data Centers
• Fleet & Equipment Sales & Service
• Research &and Development
• Outdoor Storage
• Public Utilities
• Quarry
• Outdoor Manufacturing

• Retail & Service

Commercial
• Flex Space
• Light Production

Preferred Mix of Uses

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

Non
Residential
100%

Conditional Uses
•
•
•
•

Office
Public Facilities
Special Activities
Parks & Recreation
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DESIGN CHARACTERISTICS
Context
Primarily one-to-two-story buildings used for warehousing, data centers, contractor services, or
manufacturing.
Street Pattern:
Irregular
Block Length:
300-1,000 feet
Building Setback:
Deep, varying with use
Parking:
Surface
Design Amenities:
Sidewalks, street trees, shade trees
Retail and Service:
Employment Supportive-Limited to support the predominate use. Generally 5% of the gross FAR of
the employment uses.
Open Space:
30% of the site-Recreational (sidewalks or trails), Community (outdoor seating area), and/or Natural
and Heritage

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: Up to 0.6

Building Height: Up to 4 stories

Transition
Transitions between Suburban Industrial/Mineral Extractive uses and other developments, in
particular adjacent residential neighborhoods, are critically important to the viability of long-term
industrial operations. Setbacks, buffering, and natural open space can reduce impacts by blending
the edges of Industrial/Mineral Extraction developments with surrounding developments, providing
softer transitions than structural buffers. Storage and loading areas are to be oriented away from
and screened from streets and adjacent uses.
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Suburban Mixed Use

Suburban Mixed Use areas provide compact, pedestrian-oriented environments with opportunities
for a mix of residential, commercial, entertainment, cultural, and recreational amenities. Although
this area provides for residential uses, commercial and entertainment uses are the primary draw to
the mixed-use center. Reducing the distance between home, work, and entertainment/retail
destinations, Suburban Mixed Use areas serve as logical locations for transit stops. 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. Within this Place
Type, mixed-use developments with increased densities and greater ranges of uses than otherwise
allowed for Suburban Mixed Use may be appropriate on sites 150 or more acres in area.
Over time, existing commercial developments within Suburban Mixed Use areas should be
redeveloped with a vertically integrated mix of uses on the site. Multi-family residential can also
be introduced into the design of existing suburban-style commercial developments as an initial
step toward creating vibrant, walkable mixed-use communities. The Suburban Compact
Neighborhood Place Type may be appropriate for infill parcels designated as Limited areas
otherwise designated as Suburban Mixed Use on the Place Type map may be allowed to develop
according to the Suburban Compact Neighborhood Place Type if the locational and design criteria
of SPA Action 2.1.I are satisfied.
Core Uses
• Retail & Service
Commercial
• Office
• Entertainment
Commercial
• Multi-Family Residential
• Institutional
*Residential restrictions in noise-sensitive
areas located within 65 Ldn noise contours

Complementary Uses
• Small -Lot Single Family

• Small -Lot Single Family

Residential Attached
• Active Adult Retirement
Communities
• Civic, Cultural, &
Community
• Accessory Residential
Units

•
•
•
•
•

Preferred Mix of Uses
Public/Civic
5%

Possible Ranges:
•
Res: Up to 70%
•
Non-Res: Up to 80%
•
Public/Civic: 5%+

Conditional Uses

Non
Residential
35%

Residential
60%

Residential Detached
Public Facilities
Conference Center
Hotel
Special Activities
Parks & Recreation
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DESIGN CHARACTERISTICS
Context
Vertically mixed-use buildings as well as multi-story single-use buildings that are integrated in a
walkable street pattern. In such specialized designs, office and residential parking structures, gas
stations, car washes, drive-throughs, and other auto-related functions would be located along
streets primarily designed for the automobile. Office, multi-family buildings and store entrances
would be located along streets designed primarily for pedestrians.
Street Pattern:
Rectilinear, Gridiron, Linear
Block Length:
200-660 feet
Building Setback:
Shallow setbacks at sidewalks
Parking:
On-street, accessory, short-term, alley-oriented, structured, surface
Design Amenities:
Sidewalks, street trees, street furniture, shade trees, bike racks, lighting, crosswalks, plazas, pedestrian
malls, network of green space, public art
Retail and Service:
Single-story individual retail buildings shall not be permitted greater than 2,000 square feet and must
be integrated into the compact, pedestrian-oriented environment. Drive-through retail uses shall be
incorporated within mixed-use buildings.
Neighborhood (allowed only within Single Family residential areas) – single-story individual uses
under 5,000 or small center up to 30,000 square feet
Open Space:
10% of the site-Recreational (passive and active), Community, and/or Natural and Heritage

An example plan view of Suburban Mixed Use
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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.
Total FAR: Up to 1.0*

Building Height: Up to 5 stories

* Additional density (up to 1.5 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. While the type of parking that is
appropriate for a particular project or phase of a project may vary by density and design, structured
parking is the preferred parking method for projects that exceed 1.0 FAR.

Transition
Small block sizes and a mix of different uses make transitions between uses and developments
important in the Suburban 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 if possible. Larger developments near smaller residential dwellings should
step down appropriately to respect these neighbors. Developments should be transitioned 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 multifamily; however, a very limited portion of the development within the Suburban Mixed Use Place
Type may be developed with small-lot single family residential as a transitional use between Place
Types.
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Suburban Neighborhood

Suburban Neighborhood areas include Loudoun’s master planned neighborhoods of
predominantly residential uses arranged on medium-to-large lots. Accessory residential units can
be appropriate for the area and may consist of apartments in the principal structure, garage
apartments, or other outbuildings approved by the County. Retail and service uses that serve the
routine shopping needs of the immediate neighborhood (e.g., grocery, gas stations, drive-throughs,
drycleaners, etc.) should be integrated into the area at significant intersections and along major
roads.
Limited areas otherwise designated as Suburban Neighborhood on the Place Type map may be
allowed to develop according to tThe Suburban Compact Neighborhood Place Type may be
appropriate for infill parcels designated as Suburban Neighborhood on the Place Type map if the
locational and design criteria of SPA Action 2.1.I are satisfied.

Core Uses
• Single Family Detached
Residential
• Single Family Attached
Residential
• Civic, Cultural, &
Community

Complementary Uses
• Retail & Service

Commercial
• Active Adult Retirement
Communities
• Multi-Family Residential
• Accessory Residential
Units

Preferred Mix of Uses
Public/Civic
10%

Possible Ranges:
•
Res: 75-90%
•
Non-Res: 0-15%
•
Public/Civic: 10%+

Non
Residential
10%

Residential
80%

Conditional Uses
•
•
•
•

Office
Public Facilities
Special Activities
Parks & Recreation

Loudoun County 2019 2040 General Plan Draft Version: March 13May 8, 2019

DESIGN CHARACTERISTICS
Context
Primarily single family detached and attached residential uses that are integrated in a walkable
street pattern.

Street Pattern:
Fragmented Parallel and limited Loop and Cul-de-sac
Block Length:
600-1,500 feet
Building Setback:
Shallow to medium
Parking:
Driveway, garage, or on-street
Design Amenities:
Sidewalks, street trees, lighting, crosswalks, common open spaces
Retail and Service:
Neighborhood - individual uses under 5,000 or small center up to 30,000 square feet
Community- individual uses under 30,000 or center between 30,000-150,000 square feet
Open Space:
30% of the site- Recreational (active and passive), Community, and/or Natural and Heritage

An example plan view of a Suburban Neighborhood
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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.
Residential Density: Up to 4 du/ac; Up to 6 du/ac for infill development
Non-Residential FAR: Up to 1.0
Building Height: Up to 4 Stories

Transition
Transitions should be gradual, particularly where natural or man-made buffers are not available.
New developments within Suburban Neighborhood areas adjacent to lower-density residential
uses should create transitions in building scale and incorporate design elements that soften those
transitions. Higher-density residential development can serve as a transitional land use between
nonresidential uses and lower-density residential areas. Appropriate transitional techniques
include variations in building orientation, height step down, and creative and extensive use of
landscaping and natural features. Fencing or other barriers should not be used as the sole means of
screening and buffering.
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Chapter 5 Economic Development
Vision
A diverse and globally competitive Loudoun economy.

Introduction
Loudoun County has emerged as a leading hub of economic activity in the Washington, D.C.
Metropolitan Area. Two major economic drivers have helped Loudoun’s economy grow
exponentially – Washington Dulles International Airport and the world‐class digital fiber network
– and a third economic driver is on the horizon with the Silver Line Metrorail expansion to
Ashburn.
Three Economic Growth Factors

Growth remains constant in technology sectors such as aerospace, cybersecurity, and data centers.
The federal government continues to fuel employment for almost one-third of the County’s rapidly
expanding population. Loudoun continues to have a strong agriculture-based business sector, in
large part due to the growth of value-added agricultural products. Start-ups and corporations that
span all of these burgeoning industries are thriving due to Loudoun’s location in the region,
proximity to Washington Dulles International Airport, a highly-educated workforce, and a
business-friendly government.
Loudoun’s sustained economic growth generates significant local tax revenue from businesses that
supports quality schools, parks, public facilities, infrastructure, and low residential tax rates. These
assets help create a high quality of life for the County’s residents, workers, and visitors. The list
of accolades for Loudoun’s economy is long, however there are eight “number ones” that set the
County apart from the rest of the region, nation, and the world:

CHAPTER 5-2
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Eight Ways Loudoun County, Virginia is No. 1

Sources: U.S. Census, WTOP, MWCOG, SmartAsset, USDA, Loudoun County

The median household income in Loudoun is more than double the state average, and ranks number
one nationally for jurisdictions with a population of 65,000 or greater. Part of that can be attributed
to having one of the most educated workforces in the country (almost 60 percent have at least a
bachelor’s degree), as well as one of the lowest unemployment rates in the region. 1
Loudoun also leads the U.S. in investment for counties of its size. 2 Since the start of Fiscal Year
2014, Loudoun has announced more than 344 deals, representing approximately 13.5 billion
dollars of commercial investment and 16,280 jobs created or retained. 3
Much of this economic growth is fueled by the world’s largest and fastest-growing data center
hub, which is a strong revenue source for the County’s General Fund; for every dollar in services
Loudoun County provides for data centers, it receives back more than $9.50 in tax revenue. Major
industry leaders such as Amazon, Verizon Business, Google, Facebook, and Salesforce rely on the
connectivity in Loudoun County.
In addition to the tech infrastructure, Loudoun has expanding economic roots in agricultural
business including almost 1,400 working farms. The quantity and quality of breweries, wineries,
grapes, bees, and horses outpace all other jurisdictions in the state. This has helped Loudoun
develop into a tourist destination, with an annual economic impact from domestic tourism of more
than 1.7 billion dollars and approximately 17,000 tourism jobs. 4

Background
In 2000, the Board of Supervisors adopted a guiding strategy for a sustainable economy in the
County’s Revised General Plan. This fundamental economic development strategy identified five
goals for the Loudoun community: 1) foster a prosperous and diverse business environment, 2)
create a globally recognized economy, 3) maintain sound fiscal health, 4) develop an innovative

1

U.S. Census, 2012-2016 American Community Survey.
International Economic Development Council, 2017.
3
Loudoun County Department of Economic Development, 2018.
4
Virginia Tourism Corporation, 2018.
2
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rural economy, and 5) become a world-class visitor’s destination. It also identified Loudoun’s
primary competitive advantages:
•
•
•
•
•
•

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

The County refines its economic strategy regularly with assistance from specialized research
consultants. 5 Continually refreshing economic development Policies, Strategies, and Action items
is essential since economic climate, county assets and constraints, and projected trends for the
future are dynamic.

Targeted Cluster Strategy
Since 2008, the Board of Supervisors has focused economic development efforts on targeted
clusters and overlays of businesses that have the largest employment sectors, demonstrated past
growth, or have potential for future gains based on innovations and trends in the market. This
economic development approach is based on industries that are more concentrated in Loudoun
relative to the state/nation, and industries that are adding firms because of Loudoun’s strengths
and opportunities. The County’s targeted clusters and sub-clusters are:
Cluster 1. Information & Communications Technology
a. Data Analytics and Technology Advancement
b. Cybersecurity
c. Data Centers
Cluster 2. Highly Specialized Manufacturing
Cluster 3. Agricultural Businesses
Overlays that are targeted for business intensification include: (1) major projects, headquarters and
associations; (2) small business and entrepreneurship; (3) international business attraction; (4)
existing businesses (retention and expansion); and (5) Metrorail stations.
The Information and Communications Technology (IT) cluster continues to play a major role for
Loudoun County in terms of employment, establishments, earnings, name recognition, and
potential for future growth. The IT assets that Loudoun has cultivated over the last few decades
including infrastructure (e.g. data centers), workforce, and general economic environment create
a wealth of opportunities within the cluster for continued expansion. 6
The Highly Specialized Manufacturing cluster includes industries and companies that are
producing goods that are high-value and specialized in nature and, therefore, typically need to be
5

Camoin Associates, Atlas Integrated and ACDS are different economic consultants that have helped the County
develop marketing, agricultural business, and cluster development strategies.
6
Camoin Associates, 2017.
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made in small batches and shipped to their supply chain or final destination quickly. This cluster
continues to be an emerging opportunity based on the County’s assets including Washington
Dulles International Airport, existing manufacturing companies, a highly skilled labor force, and
information technology strengths. 7
The Agricultural Business cluster is made up of farms that provide value-add agricultural
products 8, traditional commodities, and agri-tourism. With direction and support of the Board of
Supervisors, the County’s Rural Economic Development Council (Council) developed a blueprint
for strategies that support the agricultural economy. Along with multiple stakeholders, and with
the assistance of the County’s Department of Economic Development, the Council crafted
the Rural Economy Business Development Strategy to guide marketing, research, and education;
create financial tools to support agricultural entrepreneurs; provide resources; and inform public
policy.
To strategically grow existing industry clusters or develop new ones, the County devotes resources
(people and research) to becoming cluster experts that can anticipate the needs of businesses in a
targeted cluster. This is achieved proactively through knowledge, relationships, and earned
reputation. Cluster experts communicate the County’s competitive advantages for a targeted
industry, connect prospective businesses to other businesses or resources in their cluster, and seek
solutions to any barriers to entry. The objective is to attract new businesses to the cluster so that
the global competitive advantage of Loudoun is strengthened in the targeted industry.

Trends and Influences
Non-residential forecasts identify that short‐term growth will be led by data center development.
However, mid to long-term forecasts show data center construction slowing as land and resources
become scarce. Diversifying the economic base, creating desirable places to attract new corporate
headquarters, investing in the skill set of local workforce, marketing the County on a global scale,
and promoting Loudoun as a tourism destination will help maintain a strong community for the
next twenty years and beyond.
As part of the Loudoun County 2019 2040 General Plan process, the County reevaluated its
economic advantages, challenges, and opportunities based on existing local market conditions.
Additionally, macro trends were analyzed that will impact economic development in the areas of
workforce, globalization, digitization, tourism, and demographics.

Local Opportunities and Challenges
The IT cluster, which includes data centers, remains a strong local competitive advantage.
Northern Virginia has an exceptionally high concentration of tech talent, as measured by the
number of civilian employed persons in computer and mathematical occupations—more than
Seattle and comparable to that in the entire San Francisco/Silicon Valley area. Out of the cities and
counties in Northern Virginia, Loudoun County has the highest concentration of people employed

7

Camoin Associates, 2017.
Value-add implies that an agricultural business is taking a raw product and adding value in the manufacturing process
to create a different product (e.g. craft beverages).

8
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in computer and mathematical occupations. 9 Other economic development advantages include: 1)
Washington Dulles International Airport and future Metrorail stations; 2) business-friendly local
regulations and services; 3) highly-educated workforce and top-notch schools; 4) farms and agritourism; 5) affluent and culturally diverse residents; and 6) exceptional quality of life.
Despite the high concentration of tech workers in the region, talent attraction is still one of the
biggest challenges that existing and potential Loudoun businesses face. The emerging workforce
desires walkable urban places with a mix of amenities and housing types. A recent survey by the
County’s Nighttime Economy Advisory Committee found that the younger workforce wants 1)
special events; 2) arts, cultural, and entertainment districts; 3) attainable and desirable housing; 4)
mixed-use and walkability; and 5) multimodal transportation alternatives. 10 Lack of housing
options and traffic congestion for commuting has also been cited by many business leaders as a
challenge for employee recruitment. 11

Workforce
As of 2017, the number of Americans on unemployment rolls has dropped to a 17-year low, which
indicates the labor market nationwide is tightening and companies are facing challenges recruiting
skilled workers. 12 Some best management practices for economic development organizations to
help address the expected talent shortage include: conducting a workforce sustainability study,
collaborating with regional educational institutions, and developing industry-specific online
portals for jobs.
The labor force participation rate in Loudoun is approximately 77 percent, which is higher than
the national rate of 66 percent. 13 Analysis of commuting pattern data illustrates just how
interconnected the County’s employment and labor force is with the larger region − with the region
relying on Loudoun and Loudoun relying on the region for workers and places of employment.
Data shows that over 86,000 people come into Loudoun County each day from surrounding areas,
over 123,000 Loudoun residents travel out of the County to their jobs, and over 54,000 live and
work in Loudoun. The most common home or work location, besides Loudoun County, is Fairfax
County. 14 As of 2016, 50 percent of the County’s residents were working and living in Loudoun,
which is a steady increase from approximately 41 percent in 2000. 15
Self-employment in Loudoun accounts for approximately 7 percent of all employment; this is
higher than within Maryland and Virginia (5.5 percent) and slightly higher than the rest of the
nation (6 percent). Most of the self-employed individuals are government contractors and/or in the
IT sector. Opportunities exist to encourage new start-ups and transition willing and interested

9

U.S. Census, 2012-2016 American Community Survey.
Loudoun County Nighttime Economy Advisory Committee, 2016.
11
Loudoun County Department of Economic Development, Business Community Interviews, 2017.
12
U.S. Bureau of Labor Statistics, 2016.
13
U.S. Census, 2012-2016 American Community Survey.
14
Camoin Associates, 2017.
15
U.S. Census, 2012-2016 American Community Survey.
10
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companies from self-employment/sole-proprietorship to employing staff, which will support
innovation, research and development, and job growth in the county. 16
Loudoun County is home to seven institutions of higher education providing undergraduate,
graduate, and continuing education opportunities. These include: George Washington Virginia
Science & Technology Campus, George Mason Enterprise Center, Virginia Tech Equine Medical
Center, Shenandoah University, Northern Virginia Community College, Strayer University, and
Patrick Henry College. Local universities and colleges have partnered with local businesses and
organizations to provide places for business ideas to incubate and grow, expand research and
development opportunities, and provide targeted educational training opportunities. This
continued collaboration strengthens the partnerships among government, business, universities,
and public schools to ensure continued development of Loudoun’s highly skilled workforce.
As part of an international strategy, attracting immigrants to the workforce helps ensure a steady
flow of skilled and unskilled workers. Loudoun County is well on its way to diversifying its local
employment base, as one out of every four residents are foreign-born. 17

Globalization
The County’s economic development strategies need to be prepared for the global economy. One
in five American jobs are tied to international trade, and 95 percent of consumers – three-quarters
of the world's purchasing power – is found outside United States borders. 18 Locally, the percentage
of Loudoun’s gross domestic product devoted to exports (9.9 percent) is top five for the Greater
Washington area. Loudoun is also top five in Greater Washington for numbers of jobs in foreign
establishments. 19
Best practices for increasing foreign direct investment, attracting international companies, and
recruiting international workforce are straight-forward: devote full-time staff to international trade
missions and developing leads and recruiting abroad. Furthermore, globalization is no longer
confined to the coastal cities, so the future domestic workforce (students) should be prepared early
by emphasizing foreign studies and learning different languages.

Digitization
Digitization of the local government development process has become standard for larger local
jurisdictions, which helps businesses start and expand easier and faster. Electronic plan submittals,
business license portals, and online permit or entitlement tracking increase accountability and
provide more certainty for the business community.
The continual shift to digital information, communication, and transactions results in steady
demand for data storage infrastructure and IT workers. Loudoun is thriving in both business areas
as 30 percent of the world’s physical data center buildings are in Loudoun County, and the

16

Ibid, 2017.
U.S. Census, 2012-2016 American Community Survey.
18
The Trade Partnership, 2015.
19
Brookings, 2014.
17
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concentration of employees in IT as it relates to total County employment is stronger than the IT
cluster in the states of Maryland and Virginia combined.

Tourism
Tourism and economic development are inextricably linked, as visitors to desirable destinations
become repeat visitors, which can lead to relocation, entrance into the workforce, and potentially
moving or starting a business. Loudoun County’s tourism industry is thriving and ranks third in
overall visitor spending in the Commonwealth with $1.69 billion in 2016.20 Loudoun is uniquely
situated in the Washington, D.C. region due to its agricultural economy in the western half of the
County that also supports regional tourism. Northern Virginia generates the most agri-tourism
revenue of all 10 state regions, contributing more than $552 million to Virginia’s $2.2 billion agritourism industry. Loudoun County farm businesses make up 51 percent of Northern Virginia’s
agri-tourism venues. 21
Best management practices for aligning economic and tourism development include using
consistent “destination” branding across multiple lines of government, building recognition for
year-round activities, and identifying the local community as a progressive tourism destination in
marketing materials to business prospects.

Demographics
The generation still entering the workforce is the biggest cohort in United States history. 22 The
demographic shift brings changes in consumer spending, office amenities needed to attract
workforce, housing preferences, and political ideologies. In general, the newest generation of
workers are unique because of technological aptitude and reliance, propensity towards social
tolerance, and high educational attainment. 23

20

U.S. Travel Association, 2016.
Virginia Tech, 2017.
22
Business Insider, 2015.
23
Pew Research, 2015.
21

CHAPTER 5-8

Loudoun County 2019 2040 General Plan Draft Version: March 13 May 8, 2019

Figure 3. Population Comparison of Recent Generations

Source: Business Insider, 2015
Most innovative companies looking to attract the next generation of workers are seeking “urban”
places for their expansion or relocation efforts because they cluster offices, retail, entertainment,
cultural attractions, services, and housing options in close proximity. The emerging workforce
desires this amenity-rich environment and expects transportation options such as walking, biking,
or transit for commuting or consuming daily 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.
The key demographics of Loudoun County, including the growing population, lower median age,
high education levels, and high income levels present opportunities to support a variety of wellpaying knowledge and skills-based industries in addition to creating the demand for high-quality
place and related amenities. Being able to attract and retain employees in Loudoun County will
ensure companies will continue to choose Loudoun for their business.

Policies, Strategies, and Actions
The following Policies, Strategies, and Actions help achieve the County’s economic development
mission and vision, as well as the overall economic development priority set by the Board of
Supervisors to grow the commercial tax base.
Across all departments and within each economic development policy emphasis is placed on
providing a stable and predictable business environment through customer-focused solutionoriented public service. Unless otherwise specified, the Policies, Strategies, and Actions apply
Countywide.
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Policy 1: Diversify the economy by strengthening targeted industry clusters.
Strategies

1.1. Attract new businesses in key industries so that the global competitive advantage of
Loudoun is strengthened in the targeted industry clusters.
1.2. Work with existing businesses proactively and retain businesses that may be considering
leaving Loudoun by helping with relocation or expansion efforts.
1.3. Catalyze start-ups and entrepreneurial growth by providing quality resources.
1.4. Continue to sustain economic growth at and around the Washington Dulles International
Airport and the Leesburg Executive Airport, including support of land use restrictions in
noise-sensitive areas located within 65 Ldn noise contours.
1.5. Expand international relationships and attract foreign businesses within targeted clusters.
Actions

A. Embed staffing resources in each cluster/overlay to attract or expand businesses using
industry expertise, relationships, and earned reputation.
B. Use marketing and research to create promotional materials, conduct market analysis,
assist with site selection, and provide ombudsman services.
C. Provide assistance with the regulatory process and streamline when possible using
electronic plan submittals and online portals to get clients to market more quickly,
provided all public safety, health, and welfare regulations are met.
D. Create mechanisms for the rural economy to maintain its status as a regional
agricultural leader and local advantage.
E. Focus on providing resources, networking/education events, and other programs to
startup companies that place a high value on growth, including assistance with
establishing additional incubators, accelerators, co-working spaces, and makerspaces.
F. Reserve adequate amounts of developable commercially-zoned land for cluster growth.
G. Strategically use economic incentives as needed for attraction and retention.
H. Ensure new development does not create flight obstructions, or otherwise impede flight
operations at Washington Dulles International Airport and Leesburg Executive Airport,
notwithstanding building and height standards recommended elsewhere in Loudoun
2040.
I. Require developments that are subject to Federal Regulation 14 CFR Part 77 to provide
the County with certification from the Federal Aviation Administration (FAA) that it
will not constitute a hazard to air navigation. In addition, developments will comply
with any recommendation(s) found in an FAA decision that results in a no hazard
determination.
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Policy 2: Create desirable places in key corridors and employment centers.
Strategies

2.1. Ensure that the design and infrastructure of key economic corridors and employment
centers creates desirable places for workers, businesses, residents, and visitors.
2.2. Support development projects near the Ashburn and Innovation Metrorail stations that
provide a continuum of housing types, retail, entertainment, and employment options in a
walkable environment.
2.3. Be flexible, customer-focused, timely, and open to interpretation in review and approval
of commercial or mixed-use projects to keep pace with business innovations and reduce
time to market.
2.4. Encourage multimodal infrastructure design, especially within biking distance of
Metrorail stations and near other employment and major hotel centers, which minimizes
impact to development potential of land.
2.5. Support a diversity of available commercial products when planning land use to improve
attraction of a multifaceted business base.
2.6. Accommodate all types of critical infrastructure when planning for transportation;
complete streets, power, water, and fiber.
Actions

A. Establish State-endorsed “Technology Zones” for the encouragement of new and
expanding technology businesses that enable reduction of user and permit fees, local
tax incentives, special zoning treatment, and exemption from local ordinances. 24
B. Streamline the process for amending the Comprehensive Plan to allow for flexible and
timely responses to evolving market conditions and technological innovation and to
reduce project time to market.
C. Periodically update the County’s zoning regulations and design standards to keep pace
with innovation in the marketplace.
D. Extend support to the Towns to plan for enhancing the economic base.

Policy 3: Invest in the skilled workforce needed for continued economic growth.
Strategies

3.1. Support continual growth of the workforce through recruitment assistance, training, and
placement programs.
3.2. Proactively attract workforce, develop existing pipeline, and explore ways to increase
access to qualified job applicants in targeted clusters.

24

Code of Virginia § 58.1-3850. Creation of local technology zones.
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3.3. Cultivate partnerships with schools, colleges, and businesses to link all levels of education
(including K-12) to targeted industry needs.
3.4. Develop housing programs to create a continuum of housing types that are attainable and
desirable to all levels of the workforce.
Actions

A. Collaborate with community and academic partners on connecting people to careers,
expanding “learn by doing” programs, securing funding sources for training, and
developing vocational training and industry certification and degree programs.
B. Actively engage local businesses to determine workforce challenges and needed skills.
C. Incentivize construction of attainable workforce housing using density bonuses, fee
waivers, revolving loans, or assistance with required infrastructure.
D. Consider using the Economic Development Authority for property acquisition to bank
land for public-private partnerships on workforce housing projects.

Policy 4: Market the County as a world-class business ecosystem.
Strategies

4.1. Market the County as a world-class place to do business using a variety of tools and
communication platforms.
4.2. Promote gender and ethnic diversity of the local business community.
4.3. Market Washington Dulles International Airport as a destination portal to a diverse
Loudoun economy.
Actions

A. Tailor messaging to decision makers and influencers who play a role in starting,
expanding, or relocating businesses (e.g., owners, executives, site selectors, or
brokers).
B. Post and respond on the County’s economic development website and social media
channels in a timely fashion to maintain credibility.
C. Maintain economic development brands for custom professional-grade collateral.

Policy 5: Support the promotion and development of Loudoun County as a tourism
destination.
Strategies

5.1. Collaborate with Visit Loudoun to support the development and enhancement of tourism
and hospitality infrastructure, including hotels, bed and breakfasts, event facilities, and
cultural attractions.
5.2. Encourage and support tourism destination development and marketing.
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Actions

A. Establish State-endorsed “Tourism Zones” that enable the County to be eligible for gap
financing from the State for tourism-related development projects. 25
B. Refresh online content and optimize for search engines regularly, translate into multiple
languages, and focus design to reflect Loudoun’s unique personality and strengths.

25

Code of Virginia § 58.1-3851. Creation of local tourism zones.
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3-1.55 Metrorail and Transit The County will strongly encourage the use of Metrorail and other
transit services, and work with companies in the Urban Policy Areas to develop strategies
to encourage daily ridership, and incentives for those who do not drive alone. The County
will work with development applicants to ensure that transit is featured as a prominent
component of the development proposal.
3-1.56 Traffic Scoping The trip reduction guidelines described in this section shall be applied to
planning studies, traffic impact study scoping documents, and land development
applications, as applicable and requested, when identifying needs and mitigating impacts
of proposed transit-oriented developments. During traffic scoping, the Applicant may also
request to take reductions based on ITE, ULI, or other accepted industry standard urban
development impact evaluator in consultant with County staff.
3-1.57 Vehicle Trip Reductions Trip reductions shall be permitted for different uses within the
Urban Policy Areas based upon walkshed and access to transit if the site is designed
according to the guidelines for transit-oriented developments within this document. The
primary/public building entrances claimed within the walkshed must be located within the
walkshed area for the associated reduction to be utilized.
3-1.58 Minimum Parking Reductions Reductions to parking requirements will be evaluated by
standards of the County’s Zoning Ordinance and policy. The policy component of this
review will be based upon the trip reductions described above as well as any information
provided by the Applicant as justification for the reduction.
3-1.59 Car Share and Bike Share The County will study the creation of a bike share system and
encourage car sharing services to locate in the Urban Policy Areas in order to allow
residents and workers to access local and regional services without the need for a private
automobile. The County will request that development applicants provide opportunities
for car share and bike share within their developments.
3-1.60 Carpools and Vanpools The County will work with employers in the Urban Policy Areas
to encourage workers to commute by carpool and vanpool, and to incentivize those who
do not drive alone.
3-1.61 High-Occupancy Vehicle and Bus Lanes The County will consider alternative travel lane
typologies along roadways within the Urban Policy Areas in order to encourage alternative
travel options.
3-1.62 Dynamic Parking The County will encourage the development of dynamic parking
systems in public and publicly-accessible parking structures in order to guide drivers to
available spaces.

Suburban Policy Area
Suburban areas are typified by networks of wide, high-speed roads and tree-lined residential local
streets defined by curves and cul-de-sacs, strip center retail, and isolated office parks, while heavily
oriented towards automobiles. As the County’s suburban areas have built out, plans and policies
have sought to improve upon this model through encouragement of interconnectivity, strengthened
pedestrian access, and integration of both commercial and community amenities into development
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planning. Today, these efforts have in many ways bucked many of the problems of traditional
suburban development while sustaining the positive aspects of suburban living, such as access to
open space, access to goods and services, and moderate densities that provide for community
integration and personal space.
Modern definitions of quality of life have reflected these trends, with consumer preference for
townhomes, bicycle and pedestrian facilities, and walkable amenities driving demand. In order to
accommodate these desires, the policies below are designed to facilitate safety and operation of
this modern transportation system while providing flexibility to accommodate the types of uses
the market demands.
Suburban Policy Area Built Environment
For the purposes of this transportation plan, the suburban built environment is best defined as the
spaces between the places (trip origins and destinations), including site access, parking, and the
relationship between structures and streets. In the Suburban Policy Area, this means engaging
buildings into transportation system planning to ensure that placemaking can occur while
supporting suburban mobility needs.
Suburban Built Environment Policies
3-2.1 Structure Access All buildings will be designed to accommodate safe and convenient
pedestrian access between building entrances, parking areas, and adjoining streets.
3-2.2 Quality Design The County supports proposals for quality design for streets and transit
shelters, including the use of enhanced materials, plantings, and wayfinding signage to
enhance the aesthetic character of development.
3-2.3 Entrances Building entrances should be designed to face streets either along or internal to
the development in order to provide opportunities for improved streetscape and encourage
pedestrian traffic.
3-2.4 Village of Ashburn This plan supports the preservation and enhancement of the Village
of Ashburn through context-sensitive transportation network design and consideration of
historic structures and preservation of the village aesthetic.
3-2.5 Plan Coordination Transportation Improvements in the Suburban Policy Area will meet
the policies and intent of this document as well as other policies of the Comprehensive
Plan.
Suburban Policy Area Roadways
While this plan attempts to provide modal options for travelers throughout the Suburban Policy
Area, the primary mode of travel in the suburban area is the automobile. Therefore, completion of
the planned roadway network is critical to success of the planned suburban area. The policies
below seek to create a safe, efficient, and connected road network in the suburban area, promote
the suburban quality of life desired by residents within this area.
Suburban Roadway Policies
3-2.6 Design Standard All roadways in the suburban area shall be designed consistent with the
Roadway Design Toolkit.
3-2.7 Grid of Streets Roadways will be designed to facilitate development of a grid of local
streets with integrated bicycle and pedestrian access.
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3-2.8 Integration of Uses The County will improve the planned and existing motor vehicle,
bicycle, and pedestrian networks in the Suburban Policy Area by encouraging additional
connections between neighborhoods and between residential and employment areas where
such connections can be made with minimal disruptions. These connections will be
prioritized where it can be demonstrated that such connections will ultimately reduce
congestion.
3-2.9 Level of Service For public and private transportation projects within the Suburban Policy
Area, a Level of Service threshold of LOS D or better, overall and by approach, will be the
standard for analyzing needed improvements.
3-2.10 Interparcel Access Interparcel access reservations will be provided via dead end streets,
cul-de-sacs, or land reservations as part of development applications, including
redevelopment applications, where adjacent parcels are undeveloped or could be
redeveloped in the future.
3-2.11 Connectivity Development applications will connect to established interparcel access
points or reservations, unless sufficient justification can be provided for abandoning such
a potential connection.
3-2.12 Traffic Calming Traffic calming measures shall be considered for local and collector
roadways in the Suburban Policy Area to improve multimodal safety and quality of life.
3-2.13 Roundabouts Roundabouts should be considered as an alternative to traffic signals and
stop controls along Avenues and Local Streetsin the Suburban Policy Area, particularly at
entrance gateways to commercial or residential districts. Roundabouts are not preferred
along Transit Corridors.
Suburban Policy Area Bicycle and Pedestrian Facilities
One of the primary benefits of suburban living is the opportunity to enjoy open space while living
proximate to workplace and lifestyle destinations. While the automobile is the primary mode of
transportation in the suburban area, it is crucial to provide opportunities for bicycling and walking
for short trips, to provide mobility to those who cannot drive, and for recreation. As in urban areas,
a complete network is necessary to realize the full potential of bicycle and pedestrian systems in
the suburban area.
Suburban Bicycle and Pedestrian Policies
3-2.14 Provision of Facilities Bicycle and pedestrian facilities are required along both sides of all
public and private streets in the Suburban Policy Area, designed and constructed consistent
with the policies and Roadway Design Toolkit of this plan.
3-2.15 Off-Road Trails Provision of publicly-accessible off-road trail networks through suburban
neighborhoods is highly encouraged. Such networks will provide for greater access to
natural amenities and activity centers.
3-2.16 Off-Road Trail Parking Areas Small parking areas intended to serve recreational trails
in the suburban area, including the W&OD Trail, are supported by this plan. Such lots may
be privately maintained by entities other than the County or VDOT. Wayfinding and
informational signage will also be provided at these parking areas to direct cyclists and
pedestrians to nearby destinations.
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Suburban Policy Area Transit Infrastructure
The suburban policy area features suburban street grids, but in many places within the county,
development densities present opportunities to expand local transit service by attracting riders
through convenience and, in the coming years, access to Metrorail and planned urban centers. This
means that coordinated planning with identification of potential transit corridors can help to
facilitate these ridership growth opportunities. Additionally, community park-and-ride lots can
offer transit services, increasing the efficiency of the suburban road network and providing travel
options to those seeking to reach major job centers.
Suburban Transit Infrastructure Policies
3-2.17 Park-and-Ride Lots Regional park and ride lots shall be considered for placement at the
outskirts of communities and neighborhoods to attract nearby residents to depart the public
road network and shift to transit prior to reaching the County’s most demanded arterial
roads.
3-2.18 Bus Shelters Curbside bus shelters are encouraged along collector roads in the suburban
policy area. This will ensure that such investments are located along pedestrian-friendly
corridors that can efficiently accommodate transit services.
3-2.19 Bus Lanes Opportunities for bus-only, bus-priority, and signal-priority shall be evaluated
along major corridors in the county. Such studies will consider Considerations shall include
ridership demands, potential service types and patterns, and key locations where such
facilities would have the most significant impact on reducing travel time for transit riders.
3-2.20 Stop Locations It is anticipated that bus stops intended to serve specific uses will be
located to provide logical and direct access for transit riders between the stop and building
entrances, including placement such that the rider will not need to cross parking lots or
travel a further distance than is reasonable.
Suburban Policy Area TDM Strategies
A balanced transportation system is vital to Loudoun citizens. The County supports and promotes
a variety of commuting options for residents, employees and visitors. These include carpools and
vanpools, rail and bus transit, bicycling, walking, teleworking and alternative work schedules. To
facilitate these options, transportation demand management (TDM) strategies are implemented to
encourage use of positive commuting options. TDM strategies also seek to reduce single occupant
vehicle (SOV) travel, thereby increasing the efficiency of the transportation system. By providing
mobility choices, air and water quality can be improved, congestion can be reduced, and citizens
may enjoy a better quality of life. TDM measures also support other goals within this plan,
including the creation of walkable mixed-use communities, which help to reduce the need to build
as many multi-lane roadways. In addition, mobility options serve the needs of a growing and
diverse population, including non-drivers, and help attract economic development to the County.
In the suburban area, TDM is key to improving utilization of existing facilities and services while
accommodating growth. TDM programs help manage travel demand to make the systems more
efficient with a core mission of moving more people in fewer vehicles, less demand during the
peak travel period, or, in the case of teleworking, eliminate travel demand altogether. To
accomplish these goals, TDM focuses on people-oriented transportation choices and efficient
transportation solutions.
The benefits of enhanced investment in public transportation and TDM programs to Loudoun
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County and the region span a broad range. Some of the most notable benefits include improved
mobility and travel choices, decreased cost of travel, reduce roadway congestion, improved air and
water quality, and opportunities for improved quality of life through decreased stress, time savings,
and greater opportunity for rest or work while in transit, while allowing the transportation network
to keep pace with needs of a growing population.
Specific TDM programs offered by Loudoun County include transit services, carpool and vanpool
programs, employer outreach efforts, telework support services, provision of bicycle and
pedestrian facilities, and planning and management of park and ride lots and HOV facilities.
Suburban Transportation Demand Management Policies
3-2.21 Land Development Strategies for TDM will be evaluated and recommended at each stage
of the development process for legislative applications, including at traffic study scoping
stage, to evaluate opportunities to mitigate transportation system impacts deriving from
proposed land uses.
3-2.22 Trip Reductions TDM-based trip reductions included with traffic study scoping
agreements will be evaluated as mode shifts and appropriate provisions will be requested
during the land development review process to support such reductions. Such reductions
will be reviewed taking into consideration existing and proposed surrounding land use
patterns and opportunities for effective TDM implementation.
3-2.23 Recommended Improvements TDM will be facilitated through provision of facilities
needs to accommodate programs, including but not limited to: transit shelters and stations,
park-and-ride lots, bike racks, carpool and vanpool parking spaces, workplace TDM
information displays, car sharing parking spaces, bicycle sharing stations, regional bicycle
and pedestrian facilities, workplace transit commute benefit programs, private shuttle
services, managed travel lanes, and financial support of County TDM programs.
3-2.24 County Efforts The County will encourage employers to support alternative travel modes
by engaging employers, proving providing County staff support, and encouraging adoption
of private TDM programs.
3-2.25 Parking Reductions The County will consider existing and proposed TDM programs as a
factor when evaluating requests for modifications and reductions to parking requirements.
These TDM factors will be evaluated based on demonstration of likely reductions to trip
and parking generation rates commensurate with the demonstrated reduced forecasted
demand for parking.
3-2.26 Shared Mobility The County shall encourage private provision of car sharing and bicycle
sharing in public and private commercial and residential areas to decrease the demand for
private vehicle ownership and parking.
3-2.27 Shared Rides The County shall encourage vanpooling and carpooling through public and
private programs in order to encourage more efficient commuting and better use of the
County's roadways.
3-2.28 Telework The County shall encourage public and private entities to provide opportunities
for employees to telework, hold alternative hours, or provide opportunities for a
compressed work schedule in order to improve travel along the County's roadways.
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3-2.29 Metrorail Access The County supports the extension of Metrorail into Loudoun County
and will continue to seek opportunities to increase ridership through improved mobility,
access, and amenities in the vicinity of the station areas.

Transition Policy Area
The Transition Policy Area serves to provide a visual transition between the suburban and rural
areas of the County. To achieve this goal, development in the Transition Policy Area should
provide more rural features than the suburban area and more suburban features than the rural area.
In the same vein, the transportation network should reflect the shifting development patterns and
aesthetic between these areas. To achieve this type of built environment, the policies below reflect
a combination of suburban and rural area policies.
Transition Policy Area Built Environment
The transition built environment is one that provides a defined transition between suburban and
rural through changes to the aesthetic characteristics of transportation corridors. This means
creating an environment that features elements of both rural and suburban design while still feeling
connected, integrated, and logical to provide a sense of continuity and place.
Transition Built Environment Policies
3-3.1 Setbacks All buildings shall be sufficiently set back from roadways to create a less
intensive feeling along roadways, supplemented with native landscaping to enhance the
aesthetic character of development.
3-3.2 Streetscape Building entrances should be designed to face streets along the development
frontage in order to provide opportunities for improved streetscape.
3-3.3 Traffic Operations Site access will be designed to limit impacts to traffic operations along
arterial and collector corridors, including incorporation of design elements to limit the need
for traffic signals.
3-3.4 Plan Coordination Transportation improvements in the Transition Policy Area will meet
the policies and intent of this document as well as other policies of the Comprehensive
Plan.
Transition Policy Area Roadways
The road network in the Transition Policy Area is planned to reflect the transitional character of
the area as outlined in the General Plan. The policies below represent a combination of suburban
and rural roadway policies that will facilitate development of the transition area in a way that
achieves its planned purpose.
Transition Roadway Policies
3-3.5 Level of Service For public and private projects within the Transition Policy Area, a Level
of Service threshold of LOS D or better will be the standard for analyzing needed
improvements.
3-3.6 Interparcel Access Reservations will be provided for future interparcel access via dead
end streets, cul-de-sacs, or land reservations as part of development applications, including
redevelopment applications, where adjacent parcels are undeveloped or could be
redeveloped in the future.
3-3.7 Connectivity Development applications will connect to established interparcel access
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Infill and Redevelopment
Vision

A community where careful public investment in services, facilities, and growth management can
maintain neighborhood vitality, revitalize underused areas, and facilitate complete, connected, and
distinct communities.

Introduction
Loudoun County is a maturing community. For the last several decades, the approach to planning
and zoning focused on managing and directing rapid suburban growth to primarily undeveloped
land, or greenfields, in eastern Loudoun County – areas designated for growth in the Revised
General Plan. Today, much of the Suburban Policy Area (SPA), has been developed and there is
a limited supply of land remaining for new greenfield development, creating new planning
challenges and opportunities in this area.
Some existing neighborhoods, commercial developments, and employment centers are aging or
underutilized, and thus vulnerable to disinvestment and decline. Other newer developments that
never realized their full commercial potential present additional opportunities for redevelopment.
As these maturing commercial centers and neighborhoods evolve over the next two decades, the
Loudoun 2040County 2019 Comprehensive Plan seeks to ensure that they do so in a way that
meets the County’s long-term land use, housing, economic development, and public infrastructure
goals.
This section focuses on several interrelated concepts that are integral to successful projects and
initiatives in previously developed areas: redevelopment, infill, adaptive reuse, and revitalization.
Table 1 provides a definition of each of these terms, the intent and goals of each, and the kinds of
locations in the county where their use may be most appropriate. These are not mutually exclusive
concepts, and a project or initiative may include elements of one or more of them. Generally
speaking, redevelopment describes the conversion of any existing developed property into other
uses or a different intensity of use. Adaptive reuse is a form of redevelopment that repurposes
existing—oftentimes obsolescent or historically significant—structures for new uses. Infill refers
to the development of substantially undeveloped or underutilized properties that exist in otherwise
built areas with existing or planned infrastructure and service capacity to handle more intensive
land uses. Although not a form of redevelopment by definition, infill may be coordinated with
redevelopment projects to better realize the planning vision for a particular area, sometimes as a
part of a larger revitalization program. Revitalization aims to encourage new vitality and economic
activity in a community. Revitalization programs may include smaller-scale redevelopment efforts
or infill development, but often feature more targeted programs to improve building facades,
beautify streetscapes, and generate investment through incentive-based economic development
tools.
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Table 1. Infill and Redevelopment Terms and Concepts
Definition
The rehabilitation, removal and
replacement, or adaptive reuse of
existing structures or uses. This
includes any development
project that significantly
modifies an existing developed
site resulting in changes to its
Redevelopment
design, use, and/or intensity.
Projects may involve razing
existing structures and
constructing completely new
buildings and may require
mitigation or remediation of the
impacts of previous uses.
Establishment of a new use on a
site that may be undeveloped or
underutilized but is located in an
area of established, stable
development where roads, water,
sewer, and general services are
Infill
available or planned. Infill sites
are often small (less than 25
acres), and their development
should complement or complete
a larger development area.

Adaptive
Reuse

Revitalization

Intent and Goals
To achieve land
uses that are more
economically
beneficial, more
compatible with
existing or
anticipated
surrounding land
uses, and align uses
with the long-term
vision of the Plan.

Primary Locations
Any existing built property
where conversion to a new
use better achieves the
economic development,
housing, land use, and
public infrastructure
policies of the Plan.

To optimize
infrastructure
investments,
leverage existing
service capacity,
and reduce
development
pressure on areas
not designated for
growth.

Undeveloped areas
otherwise served by public
infrastructure and utilities.
These may include
brownfield and greyfield
sites.

Repurposing of an existing
structure in order to
accommodate new uses while
preserving the structure. This
often involves improving
existing buildings to allow for
modern design and building
program preferences.

To prolong
building lifespans,
encourage reuse of
existing resources,
facilitate market
alternatives, and
encourage
preservation of
historic structures
through appropriate
renovation.

Reestablishing the economic and
social vitality of an area through
a combination of targeted efforts
and investments that may be
coordinated with redevelopment,
infill, and adaptive reuse
projects.

To instill vitality
and economic
activity through
small-scale
redevelopment,
renovation,
beautification, and
incentive-based
economic
development tools.

Existing buildings where
prior uses are obsolete or
economically infeasible.
Appropriate building stock
is in sound structural
condition and provides
flexibility for retrofitting
for new uses. Contextsensitive reuse can be an
important tool for
preservation of historic
structures.
Existing neighborhoods
with declining commercial
activity and diminishing
property values but with a
baseline of housing or
commercial building stock
that does not require
wholesale redevelopment.
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The Loudoun 2040County 2019 Comprehensive Plan’s planning approach reflects a greater
emphasis on redevelopment of aging areas, infill development on the few remaining undeveloped
parcels, and adaptive reuse of existing buildings, complemented with revitalization initiatives as
needed. These types of development bring unique challenges and opportunities inherently different
from greenfield development. The policies and implementation steps of this section are intended
to support these development types.

Opportunities
With redevelopment, infill development, and adaptive reuse come opportunities. Redevelopment
offers communities the opportunity to reimagine underutilized or underperforming sites to create
unique places and provide amenities desired by residents. Other redevelopment projects may
maximize commercial potential, increasing neighborhood commerce and enhancing property
values. Infill development can maximize the use of public investments and existing infrastructure,
create opportunities to achieve more cohesive development patterns, encourage reinvestment, and
better connect neighboring developments. Adaptive reuse projects can support historic
preservation goals, generate activity within vacant buildings and underutilized areas, and preserve
iconic or prominent buildings exemplifying community character while maintaining compatibility
with the surrounding neighborhood. Each can also provide opportunities to diversify housing
stock. However, these projects can upgrade or retrofit older or substandard infrastructure for the
site and surrounding area, which generally increases the value of a property and contributions to
the tax base.

Emerging Revitalization Issues
Most of Loudoun County’s suburban development is relatively new, but as Loudoun’s
communities continue to age, County policies and initiatives to support and enhance these
neighborhoods and commercial centers will be increasingly important.
The Potomac and Sterling communities are two of the oldest and most diverse communities in
Loudoun County. With neighborhood development beginning in the 1960s, the communities are
mostly built-out. Housing stock has been in place for approximately 50 years and a need for
revitalization has emerged. The 2007 recession also significantly affected Potomac and Sterling.
The largest concentration of foreclosures and subsequent vacancies in the County occurred in these
communities, compounding the area’s challenges.
Recognizing the need for revitalization in Potomac and Sterling, the Loudoun County Department
of Planning and Zoning undertook a community outreach project in 2008. During the outreach,
residents identified needs and desires to help revitalize areas of the community. Community
members expressed concerns that poor neighborhood maintenance created blight conditions and
contributed to an increase in crime. Furthermore, residents worried that their neighborhoods lacked
law enforcement personnel, neighborhood volunteer watch groups, and teen programming. The
Loudoun 2040’sCounty 2019 Comprehensive Plan’s more flexible, incentive-based regulatory
approach is intended to encourage private interests to undertake a range of context-sensitive
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redevelopment, infill, and revitalization projects with support from County programs and targeted
planning and community outreach efforts.
In recent years, Loudoun County undertook certain recommendations originating from the
Potomac and Sterling community outreach project. To address the foreclosure issue and the
deterioration of housing, the County made considerable investment of Community Development
Block Grants (CDBG), tax dollars, and Neighborhood Stabilization funds; provided grants to nonprofit housing providers to purchase and renovate homes to sell to low and moderate income
families; and provided direct loans and grants to qualified residents through several programs. The
County also revised the Zoning Ordinance to address community aesthetics, began proactive code
enforcement, and established a full service Eastern Loudoun Sheriff’s Substation in Sterling Park.
As other neighborhoods continue to mature, the County will look to emulate and improve upon
past public engagement efforts and collaborative planning solutions. It is important, however, that
the County considers the diverse needs, desires, and vision of each affected area. Some smaller
scale projects, such as incorporating a mix of residential and new retail uses into a declining strip
commercial center, may be appropriately handled through the rezoning process, which provides
for public hearings before the Board of Supervisors and Planning Commission. Larger scale infill
or redevelopment projects that are likely to displace large numbers of business or residential
tenants may warrant a more in-depth, collaborative public input process. The Policies, Strategies,
and Actions of this section are intended to clarify the County’s interest in redevelopment and
revitalization and the planning tools and processes available to encourage and shape these efforts.

Challenges
Redevelopment, infill development, and adaptive reuse projects may also face or present different
challenges than greenfield developments, including:
•

•

•
•
•

•

Land development regulations that are generally designed to guide greenfield development
and lack the flexibility needed to facilitate redevelopment, adaptive reuse, or infill
development projects.
Redevelopment sites and adaptive reuse projects may require infrastructure improvements
and experience other fiscal challenges that result in costlier projects than greenfield
development.
Sites that are often owned or leased by multiple entities, making it difficult to craft a unified
vision and project.
Potential opposition from the community for redevelopment, infill development, and
adaptive reuse projects.
Redevelopment projects that may displace populations because market-provided
affordable housing is demolished or rents and property taxes increase due to the new
development.
Redevelopment projects that may displace established employment uses, adversely
affecting the diversity of the County’s commercial tax base.
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Considering the complexity of challenges related to these projects, developing a community vision
that anticipates redevelopment, infill development, and adaptive reuse projects is critical. The
County should take a leading role in developing this community vision by identifying and
prioritizing areas that would benefit from redevelopment and revitalization, and by conducting
proactive planning efforts to establish this vision. In addition, Loudoun County should require
developers to consider and include community input for significant infill and redevelopment
projects, especially those that are most likely to displace established residents and tenants. A
community vision endorsed by the locality provides assurances to both developers and the
community. It also identifies the locality’s role in advancing such projects.

Addison
McDonald
residential
development is an example of infill
development in Brambleton. Two
parcels, each with a residence, and
totaling approximately 7 acres will be
developed with 39 townhouses
surrounding a village green and will be
annexed
into
the
neighboring
Homeowners Association (HOA).

Lucketts Community Center. Loudoun
County has adaptively reused several
historic schools for community centers
in rural villages, providing gathering
places while protecting iconic buildings
and community character.

Redevelopment, infill development, adaptive reuse, and revitalization projects within the County
should result in great places that complement, strengthen, and benefit surrounding communities.
Such projects should enhance the quality of life and help build a strong sense of community, where
people feel connected to each other and to places that are expressions of community character. The
following Policies, Strategies, and Actions of the Loudoun 2040County 2019 General Plan will
foster this vision of compatible infill development within existing neighborhoods, and quality
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redevelopment and revitalization of aging or underutilized commercial and employment areas.
They encourage efficient use of land and maximizing the use of existing infrastructure, public
facilities, and community amenities, while benefiting established communities and alleviating
development pressure outside of planned growth areas.

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

IR Policy 1: Ensure revitalization initiatives and redevelopment, infill development,
and adaptive reuse projects will enhance quality of life and neighborhood character,
fulfill community needs, and improve economic opportunities.
Strategy

1.1. Where infill development, redevelopment, and revitalization initiatives could affect
established neighborhoods, facilitate community engagement to buildaddress County and
community concerns and build support for future projects.
Actions
A. Develop criteria to identify and prioritize areas for redevelopment, infill development,

adaptive reuse, and revitalization, with the Priority Commercial Redevelopment Areas
Map serving as the source for initial areas of focus.
B. Create a common vision and objectives for areas identified for redevelopment, infill

development, adaptive reuse, and revitalization through a public process.
C. Address redevelopment, infill development, adaptive reuse, and revitalization as part

of community and small area plans. Pay particular attention to a community’s historic
assets and function in areas with under recognized historic resources or limited historic
resources protections, such as the legacy village cores of Ashburn, Arcola, and Old
Sterling.
D. Identify methods for ensuring developers will follow through on commitments to

communities that are products of a facilitated engagement process between the
developer and the surrounding neighborhoods and developments.
E. Evaluate the creation of overlay districts to encourage revitalization and convey

community support and buy-in for investment in priority/targeted areas where there is
community support and buy-in.
Strategy

1.2.

Support projects that provide community amenities, fulfill community needs, and
benefit the surrounding communities.

Actions

A. Conduct analysis of local market demands to determine what is needed to foster
successful redevelopment.
B. Identify priority redevelopment areas and targeted strategies through the small area
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planning process.
C. Ensure residential and mixed-use projects increase and diversify housing opportunities
when in conformance with other Plan policies.
D. Require redevelopment projects to replace, at a minimum, market-provided affordable
units lost through a redevelopment process.
E.

Develop strategies to address displacement and housing affordability, when
redevelopment occurs.

F.

Require the provision of comparable community amenities to any lost through a
redevelopment process.

G. Encourage annexation of residential projects into adjoining homeowners’ associations
(HOAs) to make the provision of amenities more economical.
H. Develop criteria, such as site constraints, important resources, and community amenity
gaps, to identify infill sites appropriate for use as park, civic, and open space rather
than private development.
I.

Promote the development of interim uses on underutilized properties that are
compatible with the surrounding development pattern, such as community gardens,
playgrounds, park-and-ride lots, and farmer’s markets

Strategy

1.3.

Enhance established residential communities specifically in need of revitalization
through methods that will not involve a redevelopment project.

Actions
A. Identify and prioritize neighborhoods with an emerging need for revitalization and

reinvestment, and work with these communities to identify needs and desires and build
support for revitalization.
B. Identify strategies to preserve and enhance a community’s sense of place, social fabric,

and historic assets and functions.
C. Identify, and include in the Capital Budget, capital facilities improvements necessary

to support revitalization in targeted areas.
D. Identify and utilize funding sources for community revitalization strategies.
E. Educate the community about funding sources for home improvement and repair.
F. Provide incentives and resources forFacilitate the provision of community amenities,

such as pedestrian/bicycle facilities, sidewalks, traffic calming, street lighting, bus
stops, cultural centers, and community gathering places.
G. Develop incentives that encourage the private sector to improve retail and commercial

establishments in targeted areas.
H. Provide resources for community-based initiatives, such as neighborhood volunteer

watch groups and teen programming.
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Strategy

1.4.

Facilitate redevelopment, infill development, and adaptive reuse projects through
technical assistance, an improved regulatory framework, and streamlined review
processes.

Actions
A. Provide general project guidance, such as best practices, tool kits, examples of

“approvable” development types, and profiles of successful projects.
B. Develop and maintain a redevelopment webpage with information and resources for

residents and developers.
C. Develop flexible zoning regulations and design standards that account for existing

conditions, allow for creative design and emerging development types, and provide
certainty and clear direction for developers.
D. Develop creative incentive programs for projects located within the priority areas for

redevelopment identified on the Priority Commercial Redevelopment Areas Map and
other qualifying projects, such as increases in permitted density where infrastructure is
available, reduced fees, or expedited review processes.
Strategy

1.5.

Incentivize redevelopment, infill, and adaptive reuse projects, and revitalization efforts
in priority areas to be established by the County, using the Priority Commercial
Redevelopment Areas Map to determine initial priority areas.

Actions
A. Evaluate and implement the use of fiscal tools to incentivize redevelopment, such as

tax increment financing (TIF) and public improvement districts (PID).
B. Evaluate entering into public-private-partnerships to initiate redevelopment and

adaptive reuse efforts and reduce development risks in priority areas.
C. Direct public investment and resources to priority areas to facilitate redevelopment.
D. Establish programs to assist in business retention, expansion, and recruitment when

commercial redevelopment projects occur.
Strategy

1.6.

Achieve unified site design, efficient use of existing infrastructure, and maximum land
development potential through the consolidation of small, adjacent, underutilized
properties.

Actions
A. Facilitate redevelopment of multi-ownership sites through a planning process that

engages owners and the larger community in the creation of a shared vision for the
area.
B. Create incentives for parcel assembly and funding opportunities for infrastructure

improvements associated with redevelopment projects to alleviate private sector risk
and costs.
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Strategy

1.7.

Ensure that projects proposed for eastern Loudoun’s legacy village cores – including
Ashburn, Arcola, and Old Sterling – complement the scale, form, and historic land use
patterns of these areas.

Actions
A. Develop zoning regulations and design standards that emulate existing lot patterns in

the village cores of Ashburn and Arcola with buildings oriented to the street,
encouraging pedestrian activity.
B. Develop zoning regulations and design standards that promote a mix of land uses

including residential, retail, office, institutional, public facilities, parks, playgrounds
and other uses in the village cores where such uses do not otherwise conflict with
existing uses or anticipated noise impacts from Washington Dulles International
Airport.
C. Develop or maintain zoning regulations and design standards for the legacy village core

of Ashburn that limit residential densities to four (4) units or fewer per acre.
D. Develop zoning regulations and design standards that limit commercial, flex, or

industrial building footprints to 10,000 SF and building heights to three (3) stories.
E. Develop zoning regulations and design standards that discourage new automobile-

oriented retail uses in the village cores.
F. Where compatible with surrounding land uses, allow residential or mixed-use

development in areas of the Arcola village core that fall outside the 65-Ldn noise
contours of Washington Dulles International Airport, applying the standards of the
Suburban Neighborhood Place Type.
G. Encourage residential development above first floor retail or employment uses in the

village cores.
H. Use the small area planning process to develop a unified planning vision and targeted

implementation actions for Ashburn, Arcola, and Old Sterling.
Strategy

1.8.

Promote the retention or development of small-scale industrial, employment, and
manufacturing uses in order to promote local provision of jobs and services and maintain
a diversified commercial tax base (see Established Industrial Centers map)..

Actions

A. Within the areas identified on the Established Industrial Centers Map, the reuse and/or
repurposing of existing flex, commercial, and industrial structures is preferred.
B.A. Develop zoning regulations and design standards that require additional review of
proposals fordiscourage the displacement of legacy flex, industrial, and employment
uses by new buildings with footprints exceeding 40,000 square feet or dedicated or
distribution electric substations in the areas identified on the Established Industrial
Centers Maplarge-scale uses.
C.B.

Develop zoning regulations and design standards that expand opportunities for
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small-scale manufacturing in place types allowing flex, light industrial, industrial, and
employment uses.
D.C. Amend zoning use definitions in industrial, flex, and employment-centered zoning
districts to accommodate makerspaces, emerging small-scale manufacturing sectors,
and the marketing and retail of goods produced on-site.

IR Policy 2: Recognize adaptive reuse of existing unused or underutilized buildings
as an opportunity to establish or reinforce a community’s identity and sense of
place.
Strategy

2.1. Support adaptive reuse projects that provide cultural activities and community gathering
places.
Actions
A. Use the Heritage Preservation Plan to guide the adaptive reuse of historic resources.
B.

Establish collaborative programs and partnerships for adaptive reuse projects to foster
entrepreneurship and encourage innovative ways to reuse buildings and sites.

Strategy

2.2. Prioritize adaptive reuse of existing buildings with historic significance or importance to
a community over demolition.
Action
A. Consult with communities to ensure all unused or underutilized buildings representing

their history and character are identified, protected, and adaptively reused.
Strategy

2.3. Revise County regulations to accommodate creative adaptive reuse designs.
Action
A.

Review zoning regulations, design standards, and building code regulations to identify
regulatory encumbrances to adaptive reuse projects.

B.

Develop zoning regulations and design standards that provide ample flexibility for
adaptive reuse projects without compromising the health, safety, or welfare of users.

IR Policy 3: Promote redevelopment and infill projects that balance compatibility
and integration with new housing choices and creative designs.
Strategy

3.1. Redevelopment and infill projects will be evaluated based on compatibility and the
integration of the development within the context of the surrounding development
patterns.
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Actions

A. Ensure redevelopment and infill development is consistent with the Place Types land
use structure and furthers the goals and objectives of the Loudoun 2040
GeneralCounty 2019 Comprehensive Plan.
B. Ensure residential development on infill sites is designed to fit into the surrounding
context.

Loudoun County 2019 Comprehensive Plan
Board Questions and Staff Responses
May 8 Work Session
Staff responses to Board Questions are provided in Blue.
1. Buona: There are two areas in the Ashburn District that are drafted to be “Priority Commercial
Redevelopment Areas”. They are the commercial center at Belmont Greene at the intersection of
Belmont Ridge Road and Portsmouth Boulevard and the Ashburn Village Shopping Center at
Ashburn Farm Parkway and Ashburn Road.
a. Several residents have expressed concern over the negative connotations of the terms
“revitalization” and “redevelopment”. The plan references “diminishing property values”
(Chapter 2-14), which exacerbates this concern.
Staff supports deleting the reference to “diminishing property values” as shown in
Attachment 2. Areas appropriate for revitalization/redevelopment projects do not
necessarily face diminishing property values, but may simply be underutilized and/or be
of a design that does not meet the needs of new desired uses.
b. Is there another term that can be used to express the intent to plan these areas for
additional residential and upgraded commercial?
Revitalization and redevelopment are industry standard terms for these concepts. Staff
would be amenable to removing the areas identified from the “Priority Commercial
Redevelopment Areas” map to ease residents’ concerns if desired by the Board of
Supervisors.
2. Buona: Parcel number 154455373 on the north side of Sycolin Road adjacent to Goose Creek is
recommended to become Suburban Neighborhood which would allow up to 4 residential units
per acre. This parcel is adjacent to Goose Creek to the west and to a large undeveloped parcel
owned by Loudoun County to the east. It does not seem appropriate for the suggested density.
Parcel ID 154455373 is located in the Suburban Policy Area, Ashburn Planning Subarea, and
designated Residential in the Revised General Plan (RGP). The definition of the Residential land
use in the RGP is mixed-type housing neighborhoods, allowing for a mix of residential supportive
uses, with density of 1.0 to 4.0 du/acre.
In the Loudoun County 2019 Comprehensive Plan the parcel will also be located in the Suburban
Policy Area and within the Suburban Neighborhood place type. This place type includes
predominantly residential uses arranged on medium-to-large lots. The Core Uses are Single Family
Detached and Attached Residential as well as Civic, Cultural, and Community. The density for this
place type is up to 4 du/acre, consistent with the RGP designation for this parcel, and has a
building height up to 4 stories. The Suburban Neighborhood place type is the least dense place
type in the SPA and most closely aligns with the Residential land use category of the RGP.

Attachment 5

3. Buffington: What is new or different in the PC recommended plan, as compared to our current
plan, to ensure that the newly recommended housing is actually affordable?
While the draft Plan itself cannot ensure that new housing is affordable, it encourages the
provision of affordable housing through 1) incentives and regulations that would encourage
housing that is “affordable by design” and 2) strengthened County housing programs. The PC’s
draft plan emphasizes the role of the market in meeting the need for affordable housing by
providing incentives to encourage the development of more diverse housing products in terms of
type and price. Most of the proposals in the housing chapter would help facilitate an environment
where producing affordable housing would be easier, more streamlined, and the strategies and
actions would greatly enhance the County’s ability to create affordable housing. These elements
of the plan represent the primary difference in the housing approaches between the Revised
General Plan and the draft 2019 Comprehensive Plan.
Like the RGP, the draft Plan recommends strengthening the County ADU Program regulations to
do as much as the state code allows. It further stresses the development of an affordable housing
strategic plan that identifies strategies, actions, programs, and best practices to address the
County’s current and future unmet housing needs.
4. Randall: What are the number of units entitled, but not yet built in the SPA?
Approximately 14,600 units are entitled but not built (units remaining to be permitted) in the
SPA according to the July 1, 2017 Pipeline Projects data.
5. Randall: Can SPA absorb more housing than current draft?
The Suburban Policy Area (SPA) could absorb more Multi-Family Residential units; however, there
is very limited land available for single-family development.
6. Randall: What increased infrastructure needs to be in place before additional development can
occur in SPA?
While staff is unable to give specific numbers or types of infrastructure needed at this time, there
are some fundamental infrastructure needs with additional development. Needs stem from what
is the current level of service (LOS) and what it takes to continue that LOS with new development.
While the SPA contains a robust transportation network, other needs could include schools,
libraries, fire and rescue, parks and recreation, and other public facilities.
The draft Plan contains Strategy 8.2 in Chapter 6 that speaks to capital facility planning and
budgeting reflecting anticipated needs based on forecasted development. There are several
Actions under that strategy to ensure increased infrastructure needs are in place. One to note is
Action G: “Where permitted, seek to ensure that an equitable and proportionate share of public
capital facility and infrastructure development costs that are directly attributable to a particular
development project will be financed by the users or beneficiaries.”

7. Umstattd: If the Board were to include TDRs in the Comp Plan, is it feasible to designate anywhere
in the SPA as a receiving area? Is it feasible to designate any area in the SPA as a sending area with
the UPA serving as the receiving area?
As noted in the February 21, 2019 Board Business Meeting information item on Transfer of
Development Rights (TDR), the appropriateness of designating specific areas of the County as
sending and/or receiving areas will depend on the Board’s policy priorities for a TDR program and
would require a level of analysis beyond the current scope of the draft Comprehensive Plan. The
appropriateness of designating areas of the SPA and UPA as receiving areas would be contingent
upon analyses of the existing and planned infrastructure and services and their demonstrated
capacity to accept increases in residential density. The limited amount of undeveloped and/or
unentitled properties in the SPA limits the potential for this area of the County to serve as a
sending area.
8. Letourneau: What are the impacts of potential new noise contours on proposed suburban mixed
use areas around Dulles Airport?
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.”
9. Letourneau: Is there potentially too much mixed use proposed? What is the market, and was it
considered during the review process? What alternative place types exist for those areas?
The Market Analysis included forecasts for the types of uses included in the Suburban Mixed-Use
place type and was considered as part of the constrained forecasts. This place type includes
significant flexibility with a wide range of allowed uses and use mix ranges, so it should provide
the ability to accommodate changes in the market.
The goal of the Suburban Mixed Use place type is to provide compact, pedestrian-oriented
environments with opportunities for a mix of residential, commercial, entertainment, cultural,
and recreational amenities. The possible ranges for the mix of uses is very flexible since this place
type has various areas within the Suburban Policy Area. Currently there is no alternative place
type in the Suburban Policy Area that would achieve a similar intent or desired character for those
areas.
10. Letourneau: What traffic modeling and data is available for the proposed CTP for Route 606 and
Northstar Boulevard?
The Travel Demand Model (TDM) is a predictive model used to forecast travel behavior and
demand. It provides link-level metrics to inform performance of roadways and supports planning
decisions. The TDM Analysis for the CTP Network is based on the 10/23/2018 (Planning
Commission) Land Use scenario for 2040. The daily volumes range maps and PM peak volume to
capacity (V/C) ratio maps showing each CTP Roadway (including Route 606 and Northstar

Boulevard) were provided as part of the BOS packet and CTP Presentation at the BOS Work
Session on 4/3/2019.
11. Letourneau: How much additional density is there in the plan that is solely suburban infill?
Although the concept of infill development in discussed in the draft Plan, the Plan does not
geographically identify specific parcels for infill development, so staff is currently unable to
provide a breakout of the number of units forecast solely for suburban infill. This would require a
parcel-by-parcel analysis to evaluate which are “located in an area of established, stable
development where roads, water, sewer, and general services are available or planned.”
12. Letourneau: Do traffic models include all CTP build out? Has there been any look at whether that's
even possible financially?
The Travel Demand Model (TDM) Analysis includes complete buildout of the planned CTP
Network. The model assumes the buildout of the complete (ultimate) network by 2040.
The CTP is an unconstrained Plan. The purpose of the CTP is to identify and plan for future ultimate
travel needs. By doing so, the County can identify and preserve right-of ways and other land needs
as part of the development review process.
13. Saines: For the areas identified as needing revitalization what is the plan for relocating
homeowners if their neighborhood is selected for redevelopment? Would they be bought out as
a group?
The effect of any redevelopment project on current homeowners or property owners would
depend on the specific development program. Chapter 4 (Housing) of the plan includes a policy
and specific actions that call for the preservation of existing affordable housing stock, including
specifically existing units that may be affected by redevelopment projects. Additionally, the draft
plan currently recommends direct public engagement and outreach whenever a redevelopment
proposal could affect existing neighborhoods and encourages proposals that fulfill unmet
community needs as determined through such processes. Staff notes that a developer cannot
compel a property owner to include his or her property in a redevelopment program without their
approval. Therefore, either the affected property owner would have to be signatory to a land
development application or the developer would have to obtain ownership of or otherwise
control the property.
14. Saines: Can you explain how in practice priority redevelopment areas differ from other
commercial areas? Will there be any special incentives to develop in these areas?
The draft plan calls for implementation actions that would include the development of incentives
for development of identified priority redevelopment areas. Additional analysis and evaluation
will be required to determine specific incentives and whether or not additional areas are
appropriate for prioritization (IR Strategy 1.5). The draft plan includes reference to several
incentive tools that may be considered, including Tax Increment Financing (TIF) and the
establishment of public-private partnerships to initiate redevelopment efforts. Other incentives
may include density bonuses, reduced processing fees, and expedited review processes for

qualifying projects (IR Action 1.4.D). All redevelopment projects, regardless of whether they are
located in a priority redevelopment area, will be analyzed according to the Policies, Strategies,
and Actions of the Infill and Redevelopment section of Chapter 2.
15. Saines: Can we set a square foot limit on some new housing as a tool to produce more affordable
housing?
Prior to the May 1 Board Work Session, the draft Plan specified average unit sizes for new
residential development in the Urban Policy Area to encourage smaller format units. However,
those average unit sizes were removed at the May 1 Board Work Session.
In specific place types in the Suburban Policy Area and Transition Policy Area, the Plan calls for
housing units that are smaller than the current County medians for each respective housing type.
These policies are intended to encourage the provision of housing units that are “affordable by
design,” although the affordability of said units will depend on market forces and cannot be
assumed unless the developer commits specifically to providing units that are affordable to
specific income ranges.
16. Saines: Most of the areas in Sterling designated for mixed-use consist strictly of retail. How do you
envision going from that to a mix of retail, office, and residential uses?
Transitioning from solely retail to a mixed use development of retail, office, and residential uses
is likely to happen incrementally and over time. This may involve interim uses to help with the
transition and/or infill and redevelopment - policies for both can be found in the Quality
Development section of Chapter 2.
17. Saines: How much leeway will the community have in developing Community Plans?
Community engagement and outreach are a key component of any public planning process. The
community would be instrumental in setting the boundaries of the plan, providing context with
existing conditions, sharing feedback on draft documents, and most importantly with
implementing the plan.
18. Saines: How can redevelopment be encouraged while simultaneously maintaining existing green
spaces?
Redevelopment projects would still be subject to the open space standards of the underlying
place type. For example, a redevelopment proposal for a site designated as Suburban Mixed Use
would be expected to provide at least 10 percent of the site area as open space.
19. Randall: Is it possible to actually evaluate how parking lot areas (especially in strip malls) will be
utilized while assuming the retail uses will remain?
“Priority Commercial Redevelopment Areas” have been identified in the draft Plan. For
forecasting purposes, these areas were evaluated to determine what additional residential
development could be placed on under-used parking lots. The approach used for the current
forecasts assumes that either existing retail will remain, or if it is redeveloped, it is replaced by at

least the same amount of retail space. There are also best practices that are used for redeveloping
large underutilized parking lots. This sometimes involves a phased building approach.

20. Randall: What areas of the SPA will be targeted for revitalization?
The Infill and Redevelopment section of the Plan identifies several areas as Priority Commercial
Redevelopment Areas (Map 2-7), which are intended to serve as “initial areas of focus” for
revitalization and related initiatives. Implementation actions also recommend follow-up work to
develop more specific criteria for which additional areas should be prioritized for revitalization,
refine the Priority Commercial Redevelopment Areas map, and evaluate specific tools and
methods to initiate revitalization efforts.
21. Randall: How will revitalization of these areas impact the existing homes?
The impact of revitalization or redevelopment efforts on existing homes will depend on the
location of the specific proposal and the scope of the proposed project or initiative. The majority
of identified Priority Commercial Redevelopment Areas do not include existing homes. The place
type designations for these areas anticipate residential uses, so existing residences would not
necessarily be affected by revitalization or redevelopment efforts. The draft plan includes policies
that call for the preservation of existing affordable housing units that may be affected by
redevelopment efforts (Housing Policy 2, Housing Strategy 2.2). The draft plan also encourages
revitalization initiatives that would not necessarily involve any redevelopment and includes eight
specific actions aimed at revitalizing residential neighborhoods (IR Strategy 1.3, Actions A – H).
22. Randall: How are we evaluating land use in One Loudoun and Kincora different from the
remainder of the SPA?
Staff is not evaluating land use in One Loudoun and Kincora different from the remainder of the
SPA. They are both in the Suburban Mixed Use place type and are currently achieving the intent
and desired character of that place type with their mix of uses and pedestrian oriented
development.
23. Randall: Assuming the proper infrastructure is in place, are there any public facilities in the SPA
that can serve as a dual use for housing?
The evaluation of specific existing facilities for co-location of housing is beyond the scope of this
draft Comprehensive Plan effort. However, staff does recommend an additional policy in the
Housing chapter to amend the County’s Capital Improvement Program (CIP) process so that all
projects involving constructing new public facilities or redeveloping existing public facilities would
include an assessment of the appropriateness of co-located housing. Staff would be amenable to
additional policies similarly assessing existing public facilities.
24. Randall: Assuming the proper infrastructure is in place, have we identified infill areas in the SPA?

Specific infill areas are not designated on a map; however, the forecasting effort did assume that
vacant parcels would develop. The draft Plan includes an action for follow on work to develop
criteria to identify infill development areas.
25. Randall: On page 2-42 (and throughout the Planning Commission Document) there are discussions
on Design Standards, is this land use document an appropriate place for the discussion?
General design guidelines are appropriate in a comprehensive plan, and the design guidelines in
the draft Plan help ensure the intent of the policy area and place type are met with new
development. Chapter 11 of the Revised General Plan currently includes many pages of design
guidelines as have many other adopted County planning documents. More specific design
guidelines than those in the draft Plan are appropriate in small area plans or site specific design
guidelines pattern books. Eventually some of the design guidelines could be folded into the zoning
ordinance when such design standards comply with state code.
26. Randall: Knowing there is a great need for Flex Industrial Space, where in the SPA is that use most
appropriate and is there land available?
Flex space is listed as a Core Use in the Suburban Employment place type. Staff believes it is the
most appropriate place type for this type of use. Flex space is also listed as a Complementary Use
in the Suburban Industrial/Mineral Extraction place type. Both place types cover a significant
portion of the SPA.
27. Randall: Does the SPA have a goal for open space? (5% in UPA, 50%-70% in TPA).
The goals for open space in the SPA are specific to each place type and are noted in their
descriptions:
• Suburban Neighborhood – 30% of the site.
• Suburban Compact Neighborhood – 15% of the site.
• Suburban Mixed Use – 10 % of the site.
• Suburban Employment – 30% of the site.
• Suburban Industrial/Mineral Extraction – 30% of the site.

SPA Fiscal Analysis
As part of the Envision Loudoun process to develop the Plan, 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 Plan (Link: Fiscal Impact
Analysis Report). 1 The fiscal report compares results from the October 23rd draft plan to the Revised
General Plan (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 the fiscal impacts resulting from low and high levels of demand.
So that the proposed plan can be compared directly back to the RGP, and to maintain consistency over
different iterations of the draft plan, the fiscal report uses the policy area boundaries as shown in the RGP.
The report provides results for the RGP’s SPA, and these results include the impact of future development
in those areas which are proposed to be Urban Policy Areas (UPAs).
The SPA plays an important role in providing locations for a diversity of nonresidential uses. With respect
to fiscal impacts (County revenues minus expenditures), Table 1 compares the net fiscal impact under the
Revised General Plan and under the October 23rd draft plan, medium scenario, for the area encompassing
the SPA within the RGP.
Table 1. Fiscal Impact Comparison, 2017-40 Cumulative Results

Net Fiscal Impact ($ millions)
Suburban Policy Area

Scenario 1:
Revised
General Plan
$3,627

Scenario 3:
October 23rd
Draft Plan
$3,671

Difference
$44

Percent
Difference
+1%

The data in Table 1 demonstrate that the net fiscal impact for the SPA is positive and Scenario 1 (RGP) and
Scenario 3 (Proposed Plan) are similar. Residential development is forecast to increase by over 11,000
units and nonresidential development is forecast to increase by over 3 million SF in this area under the
October 23rd draft plan. The strong net fiscal impact within this area supports the overall positive fiscal
impact Countywide forecast for either the October 23rd draft plan or the Revised General 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 Stakeholders draft plan and includes further documentation of the methodology and assumptions used in both
reports.
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