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PURPOSE: The purpose of this item is to provide an update on the Envision Loudoun 
comprehensive planning project and to present recommended actions to address the current project 
schedule and preparation for the remaining stages of the project. 
 
BACKGROUND: At the Board of Supervisors (Board) Business Meeting on October 3, 2017, 
staff provided an update to the Envision Loudoun project that included the current status and 
progress of Envision Loudoun, an overview of the project work plan, and  planning components 
and work products to help support future development of the Comprehensive Plan (General Plan 
and Countywide Transportation Plan). In addition, staff presented initial land use 
recommendations for the Suburban Policy Area (SPA) and Transition Policy Area (TPA).  
 
At the October 3rd Business Meeting, the Board expressed concern about the possibility of potential 
significant increases for residential development in the TPA, based upon the initial land use 
recommendations. Board members expressed concerns that the recommendations were contrary to 
the majority of the public comments and not supportable due to an inadequate existing 
transportation system and the lack of support in adjacent jurisdictions to widen existing or provide 
new roadways. Several Board members also suggested that there should be a greater focus on 
examining the potential for new residential units within the SPA, instead of the TPA.  
 
In addition, Board members requested information about build-out numbers based on the existing 
Revised General Plan (RGP) and inquired about the demand forecasts from the previously 
completed Housing Needs Assessment. Those inquiries were not promptly addressed and as a 
follow-up measure, staff has prepared a reference document in Attachment 1 that summarizes this 
information for the Board’s use. 
 

https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/268806/10-03-17%20Business%20Meeting%20Action%20Report.pdf
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This item contains the following: 
 
Section 1: Background and Updates on Stakeholder Committee Progress 
Section 2: Status of Stakeholder Committee Land Use Recommendations for the TPA and SPA 
Section 3: Approach to Impact Evaluation of Land Use Recommendations 
Section 4: Updates to Project Workplan and Schedule 
 
Attachment 1: Build-out and Housing Demand Summary 
Attachment 2: TPA Place Types 
Attachment 3: Stakeholder Committee TPA Land Use Recommendations Map 
Attachment 4: SPA Place Types 
Attachment 5: Stakeholder Committee SPA Land Use Recommendations Map 
 
Section 1: Background and Updates on Stakeholders Committee Progress  

Since beginning work in June 2016, the Committee has held 29 meetings that total over 130 hours, 
not including time spent reviewing meeting materials. In addition, many of the Committee 
members volunteered at the 11 public workshops that were held in various locations around the 
County. This Three subcommittees composed of 7 Committee members each have also held 15 
additional meetings. This represented a considerable amount of dedication on the part of these 
volunteers. The number of meetings have increased from once a month as stated in the Plan Charter 
to typically twice a month. These additional meetings have been well attended; however, it has 
been challenging for some members to avoid missing more than three meetings during a year 
period as stated in the Plan Charter. 

The Committee has accomplished a significant amount of work on the new Comprehensive Plan. 
Since the last Board update in October 2017, the Committee has completed recommendations for 
the SPA and TPA, reviewed hundreds of pages of resource material used to help guide the 
decision-making process, and provided feedback and recommendations on numerous policies and 
strategies for redevelopment, revitalization, and infill; growth management; rural policies; green 
infrastructure; housing; and economic development. The Committee has also received staff and 
consultant presentations on the history and development of Loudoun’s Countywide Transportation 
Plan, Market Analysis, and Fiscal Impact Modeling. 

During the Committee’s work, staff provided the public feedback that was received during the two 
rounds of public outreach meetings. To date, Envision Loudoun’s public engagement process has 
resulted in nearly 9,000 public comments. Staff and the Committee have been using this 
information in the development of land use plans, policies, actions, strategies, and guidelines to 
address community concerns and promote a new vision for the future. 

Of note to the scope of the project, because the Silver Line Area plan amendment was proceeding 
forward on a separate track, its assimilation into the Envision project was not contemplated until 
the Board direction in June of 2017 occurred. The Stakeholder Committee received the request 
and conducted 2 meetings on the topic and then incorporated it into the SPA for further 
consideration during review and development of the SPA land uses and policies. 
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Recommendations for this area are discussed as part of the SPA recommendations included in 
Section 2. 

The Plan Charter adopted in April of 2016 directed the majority of the policy work to 9 key topic 
areas. These key topics did not include clear direction on the many existing policies contained in 
the RGP.  In response to that issue, the Committee and staff undertook the ambitious task of 
evaluating over 1,200 existing policies within the current Revised General Plan to determine what 
to retain within Loudoun County’s New Comprehensive Plan. A Carry-Over Subcommittee 
(Subcommittee) was created to recommend revising policies to remove redundancy, limit 
wordiness, and delete policies or strategies/action items that have been completed or are no longer 
necessary. The Subcommittee and staff spent numerous hours evaluating the existing policies and 
determined that only approximately 100 of the existing policies should be classified as policies, 
with many of the remaining existing policies more accurately reclassified as strategies or actions 
within the structure of the new Plan.   

The Plan Charter did not clearly direct policy updates for the Towns and Joint Land Management 
Areas. As a result, efforts have commenced to coordinate with representatives from all of the 
Towns to gather feedback on potential changes and updates to Town-related policies and wording 
within the current Revised General Plan. At the February 20, 2018 Stakeholders Committee 
meeting, staff are scheduled to receive an update on recommended changes. Staff recommends 
updating the Plan Charter to include the Policy Carry-over effort and the update to Towns and 
Joint Land Management Areas. 

Section 2 Status of Stakeholder Committee Land Use Recommendations for the TPA and 
SPA 

A. TPA

In an effort to address concerns expressed by the Board, staff and the Committee spent several 
meetings re-evaluating the initial land use recommendations for the TPA and the potential for 
additional residential units in the SPA. This process involved a staff presentation to the Committee 
during the October 16, 2017 Committee meeting regarding the existing and future transportation 
system that serves the TPA. During this presentation, staff emphasized that there are significant 
transportation deficiencies with serving the projected demand of the current Revised General Plan 
that should be considered when making land use recommendations for the TPA.  

At the Committee’s October 30, 2017 meeting, staff set forth the following ranking of where new 
growth beyond the current Revised General Plan should occur: This was based in general on 
availability of infrastructure and the degree of difficulty associated with redevelopment and 
revitalization projects. 

1. Areas Near Silver Line Stations
2. Suburban Infill Areas
3. Mixed Employment
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4. Redevelopment/Revitalization Areas 
5. Transition Policy Area 

 
The highest ranked priority area was proposed around the future Silver Line metro station areas, 
followed by vacant SPA infill properties, mixed employment areas (formerly Keynote), and 
targeted redevelopment/revitalization areas. Staff recommended these areas because the County 
already has existing or planned public facilities to serve future growth and development; therefore, 
additional development in these areas is more fiscally sound. The lowest ranked receiving area 
was proposed for the TPA because of the limited existing and future facilities planned in this area 
and the significant transportation capacity needed to serve new growth and development.  
 
During the November 20, 2017 Committee meeting, staff recommended that the Committee ensure 
that the following is completed before making a revised land use recommendation on the TPA: 
 

1. Review, evaluate, and address public feedback on the TPA. 

2. Review and consider existing capacity of public facilities, such as schools and the 
transportation system. 

3. Establish rankings for Priority Receiving Areas for new growth and development. 

4. Base planned future growth and development on evaluation criteria and not on the need to 
meet a goal to accommodate a certain number of units. 

5. Maintain/enhance the overall purpose/objectives of the TPA. 
 

The Committee also considered, and ultimately approved, the following guiding principles to 
provide broad guidance for plan policy development and future TPA land use discussions: 

1. Provide a visual transition between the SPA and the Rural Policy Area (RPA), utilizing 
development concepts that consider how buildings relate to each other and the 
environment. 

2. Provide a network of protected open space that maintains green infrastructure assets and 
reinforces the unique character.  

3. Place greater emphasis on quality, connected, usable, and accessible open space. 

4. Provide for more publicly accessible trails and parks.  

5. Ensure the compatibility of new development with existing development. 

6. Focus on better overall design to provide more unique and innovative residential 
communities (different than typical single-family subdivision with large lots).  

7. Provide for commercial uses and public facilities that are compatible with desired 
residential development patterns and the character of the TPA. 
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8. Provide development options that result in a variety of housing choices within targeted 

areas, which include a range of options for housing and lot sizes and housing type. 

9. Provide for strategic development of industrial uses that are sensibly located and are 
compatible with surrounding development. 

 
At the November 20, 2017 Committee meeting, the Committee developed Preliminary Land Use 
Recommendations for the TPA, which resulted in a significantly lower number of potential new 
units than the initial recommendation provided at the October 3, 2017 Board meeting. At the 
November meeting, the Committee approved revised place types, which are land use categories, 
for the TPA, which include options for residential uses and density for status-quo, up to 1 dwelling 
unit per acre, and up to 4 dwelling units per acre. 
 
Staff presented an evaluation and scoring of the land bays within the TPA, as well as several land 
bays currently in the RPA that are proposed by the Committee to be converted to new TPA 
areas. Staff emphasized to the Committee that the Board-approved Plan Charter did not support 
any land use changes to the RPA. Staff also does not support any land use changes to the RPA. 
Notwithstanding the Plan Charter and lack of affirmative recommendation from staff, the 
Committee has requested that the Board consider changing certain areas from RPA to TPA. 
  
At the November 20, 2017 Committee meeting, the Committee voted on the proposed place types 
for each of the land bays using evaluation criteria (i.e., transportation, environmental, 
compatibility, and proximity to services). The Committee’s decisions resulted in a land use 
scenario with a range of 1,325 to 1,550 potential new units within the existing and proposed TPA 
areas, above the current Revised General Plan (see table below). The TPA Place Types 
descriptions and a map of TPA Recommendations are attached (Attachment 2 and Attachment 3, 
respectively; please note that there are no recommended changes to the light yellow areas on the 
map).  

 
Figure 4: Transition Policy Area and New Transition Policy Areas  

Estimated Units above the Revised General Plan 
 

POLICY AREA 
NEW HOUSING UNITS 

RANGE LOW 
(APPROXIMATELY) 

NEW HOUSING UNITS 
RANGE HIGH 

(APPROXIMATELY) 
EXISTING TRANSITION POLICY 
AREA 1,050 1,230 

PROPOSED NEW TRANSITION 
POLICY AREA FOR RESIDENTIAL 
(AREAS P1, Q1) 

275 320 

TOTAL (BASED ON NEW LAND USE 
RECOMMENDATIONS) 1,325 1,550 
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The Committee’s preliminary land use recommendation also included light industrial land use 
recommendations along Sycolin Road and the Greenway and expansion of commercial areas at 
certain intersections along Braddock Road and Route 50.  
 

B.  SPA 

At the October 3, 2017 Envision Loudoun Update, the Board was provided the Committee’s land 
use recommendations for the SPA (Attachment 4 and Attachment 5, respectively). These land use 
recommendations include the following key changes from the current Revised General Plan:  
 

• Providing more flexibility in land use planning – Although many of the designated land 
use categories (Place Types) have a predominate use, there is flexibility to consider other 
uses provided they are compatible and provide appropriate transitions to adjacent existing 
uses. 

 
• Allowing a mix of uses (including residential) in areas previously designated for Keynote 

Employment – Suburban office development has seen little to no growth or demand in a 
number of years. The Committee has generally designated the Keynote Employment areas 
of the current Revised General Plan as a Mixed Employment Place Type that maintains a 
predominately non-residential designation, but also allows for residential development of 
compatible scale to encourage future development in these areas.  
 

• Allowing for appropriate infill residential development for undeveloped/underdeveloped 
parcels – With less than 1,200 acres of developable land left in the SPA and the potential 
high demand for new housing units, the Committee is recommending that the overall 
planned density of a number of undeveloped/underdeveloped infill parcels be changed 
from 4 dwelling units per acre to 6 dwelling units per acre. In addition, a number of larger 
infill parcels have been designated for a mixture of housing types with up to 24 units per 
acre. 

 
• Designating urban mixed use areas – The Committee has also addressed the need for 

designating Urban Areas, which also include the Silver Line planning area. The Urban 
Areas have been divided, generally, into two mixed use types: 1) Silver Line Metro Stations 
with highest intensity/transit-oriented uses, and, 2) walkable places that are not Metro-
related with lesser intensity of use along Route 7 (Attachment 2). The intent of these areas 
is to provide for walkable mixed-use and transit-oriented development that will support 
anticipated growth, offer a diversity of housing to meet changing housing needs, and offer 
flexible land use policies to allow for innovation and changing market demands over time. 
 

• Designating Transit Station Mixed Use – The land area around the proposed Silver Line 
Metro Stations has been designated as a Transit Station Mixed Use Place Type. This 
designation will not denote where residential is appropriate or inappropriate. Instead, the 
plan will reference the 65 Ldn Airport Overlay District and state that residential uses are 
not supported within this area. This approach would provide flexibility so the 
Comprehensive Plan would not have to be amended should the boundaries of the Overlay 
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District be changed as a result of the new airport noise study. These Transit Station Mixed 
Use areas are recommended for a mix of uses in an urban environment. This land use 
recommendation specifies vertical development providing for multi-family, commercial, 
entertainment, cultural, civic, and recreational uses to support denser urban living. The land 
area within ¼ mile of the transit stations will be planned for up to 125 dwelling units per 
acre and no height limit. Land area outside of the ¼ mile of the transit station would be 
planned for up to 48 dwelling units per acre and up to 8 stories. 

 
• Designating redevelopment/revitalization areas – The Committee addressed the need to 

identify and designate areas for redevelopment of aging and underperforming properties 
and corridors, such as older auto-centric shopping centers, older areas around Old Sterling, 
which are ideal locations for introducing new mixed use projects to re-invigorate and re-
activate the community activity in those areas. Policy recommendations include providing 
incentives, promoting public-private partnerships, investing in public infrastructure 
improvements and providing land use flexibility to encourage redevelopment, 
revitalization, and adaptive reuse of these areas.. 
 

• The Stakeholders Committee has stated support for a general recommendation to allow 
increases in density beyond those listed for the underlying land use category based upon 
the provision of affordable/workforce housing above the minimum requirement. The 
details related to such a policy are currently being developed by staff and will be presented 
to the Stakeholders Committee as part of their review of the draft General Plan chapters.     
 

As part of the status report, staff is recommending that a discussion of the Envision project be 
forwarded to the Transportation and Land Use Committee (TLUC) to allow for an update and to 
prepare for the subsequent stages of project review.  Staff could develop a framework for 
committee discussion of the project’s land use and transportation policy components that could be 
vetted in committee and returned to the full Board for confirmation of direction. At this stage in 
the process staff recommends that the Stakeholder Committee continue to wrap up efforts on their 
recommendations as they currently stand or as modified by the Stakeholders Committee up until 
completion of their phase of the project. 
 
Section 3. Approach to Impact Evaluation of Recommended Land Uses 
With the completion of the Stakeholders Committee Land Use Recommendation, staff is able to 
project additional growth and development above the current Revised General Plan in specific 
areas. This additional residential and non-residential growth will generally result in the need for 
new public facilities (e.g., schools, parks) and increases in related operating costs, as well as, bring 
new revenues through increased land available for development and increased real property values. 
One of the next steps in the planning process is to use several models to better understand the 
possible impacts of this additional growth and development and these are referred to as the Fiscal 
Impact Model and Travel Demand Model. 
 
A travel demand model is a tool that evaluates and forecasts transportation impacts of the proposed 
land uses. This modeling effort helps staff identify needs in the roadway network, including 
constrained and excess capacity along existing and planned roadways. With the results from this 
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analysis, staff will consider and identify potential changes to the roadway network including new 
road corridors, additional lanes on existing road corridors, opportunities for “right-sizing” existing 
or planned roadways, and the best ways to address impacts of anticipated growth patterns through 
2040. In addition, staff will give consideration to potential impacts of Metrorail Service and 
bicycling and walking trips in planned activity centers. The draft transportation network map 
developed from this modeling effort will be based upon the results of the travel demand model 
outputs, considerations of the goals and locations of planned land uses, and preservation of heritage 
resources. 

Fiscal Impact Model 

The Department of Management and Budget, in collaboration with consulting firm Tischler-Bise, 
is continuing work to develop a fiscal impact model and corresponding analysis. The model and 
analysis will provide decision makers at subsequent stages of the Envision Loudoun process with 
a tool to understand the direction of the fiscal impact of proposed land use decisions compared the 
current Revised General Plan. The model is designed with some flexibility, providing staff with 
the ability to evaluate the impact of changing assumptions by re-running the model. It should be 
noted, however, that re-running the model is anticipated to require significant time and effort and, 
as such, should generally be used when major changes occur.  
 
Using the fiscal impact model, staff will have the ability to evaluate the net fiscal impact (revenues 
minus operating and capital expenditures) of proposed land use recommendations compared to the 
fiscal impact of growth under the current Revised General Plan, also known as the baseline 
scenario. The fiscal model will also have the ability to evaluate impacts of scenarios with different 
rates of development to be considered high, medium, and low scenarios. The proposed scenarios 
will be produced using the Market Assessment results coupled with the Stakeholder Committee’s 
land use recommendations.  
 
The model is being designed to provide net fiscal impact for six geographies (Countywide, SPA, 
TPA, Metrorail Tax District, and the two Metro Station Districts). Results from the fiscal impact 
model will be reported in five-year increments through 2040 and will include: 
 

• Operating costs 
• Capital costs 
• Capital facility needs 
• Metrorail Service Tax District revenues 
• Real property tax base forecasts for the Metrorail station service districts 

 
Staff recommends that the Board forward discussion of the assumptions used for the fiscal impact 
analysis model to the FGOEDC. This discussion can provide context of the modeling efforts given 
current buildout projections of the RGP, the demand forecasts that have been produced thus far, 
and the overall relationship to work done by the Fiscal Impact Committee. 
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Section 4: Updates to Project Workplan and Schedule 

Staff has produced a revised project work plan to outline the remaining work for the Committee 
and to achieve a new draft General Plan and Countywide Transportation Plan that staff will be 
delivered to the Board at the July 19, 2018 Board Business Meeting. In order to achieve this 
schedule, the delivery of the Fiscal Impact and Travel Demand Model results are now proposed 
for the Planning Commission (Commission) and Board review stages of the process. Production 
of the socioeconomic data needed for both models is taking longer than anticipated and will delay 
the completion of the model results until after May. Delivering model results to the Stakeholders 
Committee would have resulted in pushing the Round III public open houses into the summer and 
delayed the delivery of the Committee’s Recommended Plan to September/October 2018.  
In addition to delaying the delivery of the Fiscal Impact and Travel Demand Model results, this 
revised schedule allows the Committee to forward any general recommendations for the Board 
and Commission’s consideration. 
 
Discussion of the proposed timeline will be discussed with the Stakeholders Committee at the 
February 20th meeting. 
 
The remainder of the Envision Loudoun work plan through 2018 generally entails the following: 
 
March 2018 • Policy Review on topic of Quality Development 

• New General Plan Chapter Reviews  
• New Transportation Plan Chapter Reviews 
• Transportation Impact Assessments 

 
April 2018 • Fiscal Impact Assessment 

• New General Plan Chapter Reviews 
• Final Stakeholders Committee Review of Complete New General Plan 

and Countywide Transportation Plan 
• Review of Public Outreach Meeting Format  

 
May 14 – June 1 • Public Outreach – Round III (Open Houses and Online feedback)  

 
June 18 • Key Feedback from Public Outreach Round III  

• Stakeholders Committee’s Forwarding Recommendations 
• Stakeholders Committee’s Work Complete  

 
July 19  • Presentation of Stakeholders Committee’s Recommended Plan to Board 

of Supervisors 
 

August – 
November 
 

• Planning Commission  Review, Public Hearing, and Recommendation 
 

December 2018 – 
March 2019 

• Board of Supervisors Review, Public Hearing, and Endorsement  
• VDOT Review Begins 
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This schedule depicts the completion of a draft proposed New Comprehensive Plan (General Plan 
and Countywide Transportation Plan) by the Committee and staff so that it is available for public 
review and comment in May, prior to the Round III Public Outreach Open Houses.  

Staff is recommending a slightly different format than the previous two rounds of public outreach. 
Staff proposes to conduct six (6) Open Houses to showcase the Committee’s drafts of the new 
General Plan and new Countywide Transportation Plan. Staff will be stationed at a number of 
display areas exhibiting the key components of the Plans including recommended land use and 
transportation plan maps, policies, actions, and strategies on the nine topic areas such as economic 
development, housing, growth management, and redevelopment/revitalization. Staff at each 
station will be answering questions and gathering public feedback. In addition, a number of tables 
will be available for members of the public to provide comments directly. Staff is recommending 
holding one of the six meetings during working hours at a County Facility. It is currently staff’s 
intention for the other five meetings will be held at the same locations as Round II, but staff is 
working to determine the availability of these sites during the proposed public outreach period in 
May.  
 
This proposed schedule also includes an opportunity for the Stakeholders Committee to receive a 
high-level staff evaluation of the fiscal and transportation impacts of the Stakeholders Committee’s 
land use recommendations. These recommendations provide for additional growth and 
development above the current RGP in specific areas. This additional residential and non-
residential growth will result in the need for new public facilities (e.g., schools and parks) and 
increases in related operating costs, as well as bring new revenues through designating land to 
support new growth and development and potentially increasing real property values.  The detailed 
analysis of these impacts will be captured by the fiscal impacts model that, as referenced 
previously, will not be ready for use until the Planning Commission and Board of Supervisors 
review the proposed Comprehensive Plan. This is due to complications encountered with 
consultant delivery time-frames and limitations of staff availability to complete reviews of the data 
involved in constructing the models.  The high-level analysis of the expected direction of fiscal 
results will be provided to the Stakeholders Committee. 
 
Preliminary Fiscal Impacts – Staff will provide the Stakeholders Committee with the preliminary 
fiscal impact information based on their proposed land use recommendations to provide an 
understanding of whether the Countywide net fiscal impact of the proposed General Plan is fiscally 
positive, neutral, or negative. Additionally, the Stakeholders will be presented with information 
showing the relationship between the proposed General Plan and the current Revised General Plan. 
Outcomes will focus on whether the proposed plan is more or less fiscally positive that the current 
Revised General Plan. 
 
In order to provide additional context for the Stakeholders Committee, staff will prepare a white 
paper to explain the role of fiscal impact analysis within the Envision Loudoun process, present 
assumptions and methodologies that will be used in the full fiscal impact model, and discuss the 
main “drivers” of fiscal impact results. 
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Preliminary Transportation Impacts – Staff will provide recommendations on a draft road network 
to support the new growth and development in the proposed General Plan. Staff will determine 
where changes to the planned transportation network might be needed as a result of the 
Committee’s proposed land use recommendations and how this new growth may impact the 
regional transportation system. Staff will also provide the Committee with a draft pedestrian and 
bike network plan and, in conjunction with Parks, Recreation, and Community Services staff, will 
evaluate where new trails and connections are needed within the community.  
 
FISCAL IMPACT: There is no anticipated fiscal impact associated with the Board actions 
relative to direction on updating the Plan Charter, confirming the project schedule, and directing 
additional discussion at the Board committee level. 
 
ALTERNATIVES: The Board may direct staff to not amend the Plan Charter for the adjustments 
noted in the staff report, direct an alternative project schedule, and decide not to hold additional 
committee meetings. 
 

DRAFT MOTIONS: 

1. I move that the Board of Supervisors direct staff to amend the Comprehensive Plan Charter 
dated April 28, 2016 to address the Policy Carry-over efforts and updates to the Towns and 
JLMA policies described in Section 1 of the February 22, 2018, Board of Supervisors Business 
Meeting Action Item, and  
 
I further move that the Board of Supervisors confirm the project schedule outlined in Section 
4 of the February 22, 2018, Action Item, and  

I further move that subsequent committee discussions on Land Use and Transportation Policy 
components of the Envision project be forwarded to the Transportation and Land Use 
Committee, and further discussions of the fiscal impact modeling component of the Envision 
project be forwarded to the Finance/Government Operations and Economic Development 
Committee. 

 
OR 
 
2. I move an alternate motion. 
 
ATTACHMENTS: 
 
1. Build-Out and Housing-Related Information 
2. Transition Policy Area Place Types 
3. Stakeholders Committee Transition Policy Area Land Use Recommendations Map 
4. Suburban Policy Area Place Types 
5. Stakeholders Committee Suburban Policy Area Land Use Recommendations Map 
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Build-out and Housing-Related Information 

In 2016, staff prepared a residential build-out analysis to identify the number of units that could 
be developed under the land use policies in the current Revised General Plan. While forecasts 
identify expected development through a certain point in time, build-out assumes that all available 
land is developed as planned, and while it may or may not occur as projected, it is a useful analysis 
to understand the potential for future development.   

This detailed build-out analysis evaluated the residential development potential of all lands in the 
County. Broken down by Policy Area, the chart below demonstrates that the vast majority of 
existing and future build-out units are currently planned for the Suburban Policy Area, with 
remaining housing units available for development in the other four Policy Areas—Transition 
Policy Area, Rural Policy Area (RPA), Towns, and Joint Land Management Area (JLMA). 

Figure 1: Residential Units at Build-out by Revised General Plan Policy Area (July 2016) 

The total build-out under Loudoun’s current Revised General Plan is approximately 183,000 units 
Countywide. In 2017, there were approximately 133,000 existing housing units in the County with 
approximately 82 percent of these existing units being single-family while approximately 18 

Attachment 1
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percent being multi-family units. Based upon the build-out figure and existing units, there would 
be approximately 50,000 new housing units added at build-out. 

This build-out figure includes over 29,000 residential units in the “pipeline” or residential 
developments that have rezoning and/or site/subdivision approval and, while not yet 
constructed, are able to proceed without needing additional approval by the Board. As seen in the 
chart below, approximately 17,000 (58%) of these units are multi-family, and approximately 
12,000 (40%) are single-family units.   

Figure 2:  Pipeline Development by Policy Area (July 2016) 

From 2000 to 2016, the County issued building permits for approximately 60,000 housing units 
(see table below). In the most recent five years (2012-2016), an average of 3,500 units were 
permitted per year. Approximately 78 percent of the new units built in this period were single-
family. Although the trend in building new single-family units has been strong, the number of 
single-family units in the pipeline is relatively low (5,632 units). 
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  Table 1: Annual Building Permits Issued for Residential Units (2000-2016) 
by Revised General Plan Policy Area 

Housing Demand 

The County has undertaken two studies to project the demand for new housing units. In February 
2017, George Mason University (GMU) Center for Regional Analysis completed the Housing 
Needs Assessment (Link: https://www.loudoun.gov/documentcenter/view/127559). The Housing 
Needs Assessment was completed to assess the County’s current and future housing needs. This 
study included an assessment of the economic and demographic forces that will drive future 
housing demand in Loudoun County, presented detailed forecasts of household growth and 
housing demand to 2040, and analyzed the potential implications of a gap between projected 
demand and anticipated supply in the County. 

In January 2018, Kimley-Horn completed a Market Analysis as part of the Envision Loudoun 
effort (Link: https://www.loudoun.gov/DocumentCenter/View/131399). As a component of the 
Envision Loudoun planning process, staff directed our consultant to develop an independent 
Market Analysis. The Market Analysis for the Envision Loudoun process is intended to provide 
insight into evolving real estate and development patterns that could affect future growth in 
Loudoun County, and includes a series of market demand forecasts based on third-party market 
and employment data designed to suggest the potential for future real estate demand of various 

Year Suburban Transition Rural Total 
2000 3,962 32 386 4,380 
2001 4,814 0 0 4,814 
2002 4,186 61 434 4,681 
2003 4,817 48 494 5,359 
2004 4,813 92 595 5,500 
2005 3,311 158 776 4,245 
2006 2,058 320 490 2,868 
2007 1,822 324 345 2,491 
2008 1,776 151 149 2,076 
2009 1,464 190 159 1,813 
2010 1,315 252 246 1,813 
2011 2,433 202 227 2,862 
2012 2,903 371 268 3,542 
2013 3,405 746 340 4,491 
2014 2,124 852 304 3,280 
2015 2,199 933 233 3,365 
2016 1,928 848 207 2,983 
Total 49,330 5,580 5,653 60,563 

https://www.loudoun.gov/documentcenter/view/127559
https://www.loudoun.gov/DocumentCenter/View/131399
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land uses in the County through 2040. As such, these figures represent potential demand and are 
unconstrained. 

It is important to note the following regarding the Market Analysis: 

• The numbers presented in the report are potentials for the future and do not predict what
will happen.

• The forecasts are not constrained by policy decisions, land availability, current land use
regulations, and public sentiment.

• The forecasts focus solely on what the real estate market would support from a demand
perspective, absent community preferences and if no constraints to development existed.

• The Market Analysis is used to ensure that the County does not ‘over plan’ future land uses
beyond the potential future market demand.

Both the Housing Needs Assessment and the Market Analysis are unconstrained and provide 
information on potential demand and/or absorption of residential units. The Housing Needs 
Assessment only provides information on residential while the Market Analysis provides 
information on both residential and non-residential demand and/or absorption. These 
unconstrained numbers do not take into account Loudoun County’s ability to absorb this number 
of units, nor the community’s desire to accommodate such growth.  Factors such as the supply of 
available land that is either zoned or planned for residential development will also constrain the 
amount of demand that could be absorbed. 

Although the unconstrained number is useful information to understand potential demand, the 
County should not be compelled to ensure that all these units are accommodated with the new 
plan. There is no obligation for the County to absorb the units called for in the Housing Needs 
Assessment or the Market Analysis. Instead, staff believes that any land use recommendations 
should be reflective of public input, the reasonable ability for the County’s infrastructure and 
facilities to absorb new growth, and the ability to achieve a variety of housing and living options 
appropriate to the various receiving areas for the future.  

The Housing Needs Assessment projected that the total number of residential units for 2040 would 
be 193,680. The County forecast for 2040 based upon the current Revised General Plan is 174,380. 
In other words, the demand for residential units based upon the GMU study is 18,300 higher than 
the supply from the current Revised General Plan. In addition, the GMU study projected a much 
higher demand for single- family units than multi-family units (see table below) and shows that 
the supply of multi-family is approximately 12,000 more than is needed by 2040.  If this were the 
case, an additional 12,000 more single-family units would be needed. 
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Figure 3:  Projected Housing Units by Type (2040) 
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Transition Policy Area Place Types 

Transition Neighborhood 1 

General Description: 

Transition Neighborhood 1 continues the 
existing pattern of low density residential 
neighborhoods within the Transition Area, 
in clustered patterns of 5 to 25 units.  A large 
portion of land is preserved either as open 
space, farmland or agricultural use. The 
open space will be configured to conceal the 
new residential development from view 
from perimeter roadways and adjacent 
development and provide outdoor 
recreation opportunities. Predominant uses 
are clustered small lot residential, larger 
conservation or estate lots and open space. 
Schools and other public facilities will 
continue to be part of the community 
pattern. Agriculture and related uses are 
encouraged. 

Uses: 
 Estate lot residential
 Clustered residential detached
 Open space
 Civic and community facilities
 Schools and public safety facilities
 Agriculture
 Agricultural supportive businesses
 Institutional

Intent: 

 Protect the viability of existing neighborhoods

 Maintain a rural landscape generally along the western and southern edges of the TPA
 Maintain a network of high quality (natural and man-made) open spaces with trails and passive

recreation uses

Development Guidelines 

 A dispersed cluster residential pattern with clusters of 5-25 units in a combination of smaller cluster

lots and larger estate or agriculture properties.

 Substantial open space accommodating recreational uses and crossed by trails with connections to

adjacent communities, public parks and other destinations.

 Commercial development consisting of agricultural uses and related businesses.

Form and Character Guidelines: 

Use Pattern Separate Uses 

Target Residential 
Density 

Lower Sycolin  1 du/10 ac 

Middle Goose Creek 1 du/10 ac 

Lower Bull Run  1 du/3 ac 

Upper Broad Run 1 du/1 ac 

Upper Foley 1 du/3 ac 

Lower Foley 1 du/3 ac 

Nonresidential FAR Up to 0.25 

Land Area Mix 

(R: Residential, 
NR: Nonresidential, 
PC: Public/Civic) 

R: 90-100%         NR: 0-10% 

PC: 0%+ 

Bldg. Height Up to 3 Stories 

Minimum Open Space 50% of project 

Attachment 2
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Transition Neighborhood 2 

General Description: 

Transition Neighborhood 2 areas include 
dispersed clustered residential 
neighborhoods arranged on small lots. The 
predominant use is single-family detached 
units, but some attached single-family 
housing is desirable in larger projects.  Open 
space and natural vegetation are the 
dominant visual features and provide public 
and private trails, passive and active 
recreation and significant perimeter and 
environmental buffers.                                  

Uses: 
 Single-family detached and attached
 Open Space
 Public facilities
 Civic uses, community centers
 Daycare facilities
 Agriculture
 Agricultural supportive businesses
 Live work businesses

Intent: 

 Preserving of higher quality open space (Development of Open Space Plans – Use, accessible,
preservation of historic resources, and integration into the development)

 Encourage more housing variety through smaller lot size and compact design
 Maintain a network of high quality (natural and man-made) open spaces with trails and passive

recreation uses

Development Guidelines 
 Provision of high quality open space that is contiguous and accessible
 The integration of a trail system with connections to adjacent communities, public parks and

other destinations if feasible.
 The encouragement of a variety of housing designs and lot sizes

 The encouragement of work force housing beyond affordable dwelling unit requirements.

 Commercial development consisting of agricultural uses and related businesses, live/work

units and small footprint businesses.

Form and Character Guidelines: 

Use Pattern Separate Uses 

Target Residential Density Up to 1 du / acre 

Non-residential FAR Up to 0.25 

Land Area Mix 

(R: Residential, 
NR: Nonresidential, 
PC: Public/Civic) 

R: 90-100%      NR: 0-10% 

PC: 0%+ 

Bldg. Height Up to 3 stories 

Minimum Open Space 50% of project 
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FIGURE 1 ILLUSTRATION OF TRANSITION NEIGHBORHOOD 2 INTENT 

\  

FIGURE 2 ILLUSTRATION OF TRANSITION NEIGHBORHOOD 2 INTENT 
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Transition Neighborhood 3 with Village Development Option 

General Description: 

Transition Neighborhood 3 areas include a 
variety of residential options arranged in a 
compact pattern of interconnected streets 
intended to provide a walkable community with 
more diverse housing options intermingled 
throughout the project.  Open space and 
natural vegetation are the dominant visual 
features. The development provides trails, 
passive and active recreation and significant 
perimeter and environmental buffers. 
Nonresidential uses at a compatible scale are 
appropriate to create a village development 
pattern or in larger communities. 

Uses: 

 Single-family detached
 Single family attached
 Open Space
 Public facilities
 Active adult retirement communities
 Civic uses, community centers
 Daycare facilities
 Live work businesses
 Small footprint, neighborhood businesses

Intent: 

 To encourage a compact village residential pattern that integrates central green areas/gathering
spaces within a walkable community.

 To encourage a variety of housing design, lots sizes and detached accessory dwelling units.
 To encourage a traditional design concept including pedestrian focused streets, a variety of

residential types and lot sizes intermingled along the same street.

Development Guidelines 

 Open space such as natural areas, tot lots, athletic fields, parks and greens should generally be
dispersed so that they are conveniently located to most people.

 A unified development of interconnected streets, small blocks and substantial open space within
and around the project.

 Appropriate buffers between existing development
 A portion of the units set aside for workforce housing
 A trail system that provides access to open space and pedestrian connectivity within the

development.

 Greens and other maintained passive parks should serve both a recreational and a design
function; be located in high-visibility areas or in conjunction with civic uses and neighborhood
commercial centers where the green can serve as either a “mall” for the center or as a buffer for
adjoining homes. Commercial development should be small-scale, neighborhood-serving and

Form and Character Guidelines: 

Use Pattern Separate Uses 

Target Residential Density Up to 4 du / acre 

Non-residential FAR Up to 0.25 

Land Area Mix 

(R: Residential, 
NR: Nonresidential, 
PC: Public/Civic) 

R: 90-100%      NR: 0-10% 

PC: 0%+ 

Bldg. Height Up to 3 stories 

Minimum Open Space 50% of project 
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while it may locate on a major perimeter road, it is not intended to be a regional attraction.  Such 
retail will feature active storefronts, sidewalk and trail connections into the neighborhood, 
landscaped areas and amenities for gathering, screened parking areas and a mix of retail, 
entertainment and civic uses. 

 
 
FIGURE 3 CONCEPTUAL PLAN FOR RESIDENTIAL DEVELOPMENT WITH MIXED HOUSING TYPES 
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FIGURE 4 RESIDENTIAL DEVELOPMENT PATTERN STREETSCAPE 

FIGURE 5 RESIDENTIAL VILLAGE GREEN 
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Transition Commercial Center 

General Description: 
Transition Commercial Centers are located 
proximate to transition neighborhoods to 
provide for the daily needs of local residents 
and provide an opportunity for compact 
residential development serving as a center 
for the larger community.  Because of being 
located within the Transition Area, these 
centers should be smaller in scale and may 
consist local-serving commercial uses, such 
as grocery stores, restaurants and 
entertainment retail uses.  Centers should 
extend by sidewalk, trail and local streets 
into the surrounding residential community 
and the densities of the Center residential 
component lowering as housing gets further 
from the commercial area.  

 

Uses:      

   
 Community-serving retail commercial 
 Small-footprint commercial 
 Multifamily 
 Single family detached 
 Single family attached 
 Office 
 Public facilities and civic uses/space 
 Recreational facilities 
 

Intent: 

 Provide a community-serving activity center offering retail, entertainment, service and civic 
uses in a comparatively similar form and scale, compatible with the character of the Transition 
Area 

 Encourage a small scale commercial village pattern with nearby diverse housing types and 
residential lot sizes 

 Conveniently meet the retail and service needs of residents of the TPA 
 
Development Guidelines 
 These Centers will consist of a commercial area that can vary in scale, design and use depending on 

the community it serves and include a residential component either within or closely adjoining the 

commercial area. 

 Notwithstanding frontage along major roads, Center commercial areas should be pedestrian 

oriented with active store fronts and sidewalks, and safe areas for seating and gathering. 

Form and Character Guidelines: 

Use Pattern Vertically Mixed 
Uses 

Separate Uses 

Target Residential  
Density 

4 du/ac 4 du/ac 

Nonres. FAR n/a Up to 0.6 

Land Area Mix 

(R: Residential,  
NR: Nonresidential,  
PC: Public/Civic) 

n/a R: 0-60%  
NR: 40-100%  
PC: 0%+ 

Total FAR Up to 0.6 n/a 

FAR Mix 

(R: Residential,  
NR: Nonresidential,  
PC: Public/Civic) 

R: 0-60%   
NR: 40-100% 
PC: 0%+ 

n/a 

Bldg. Height Up to 3 stories Up to 3 stories 

Minimum Open Space 30% of project 30% of project 
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FIGURE 5 ILLUSTRATION OF NEIGHBORHOOD CENTER INTENT WITH A NON-RESIDENTIAL FOCUS AND 
SURROUNDING RESIDENTIAL DEVELOPMENT 
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Transitional Light Industrial 

General Description:  

Light Industrial areas provide opportunities 
for industrial, flex space, warehousing, and 
data center uses that do not require outdoor 
storage and do not emit odors, noise, or 
vibrations. Except warehousing and other 
uses which generate significant vehicle traffic 
are not appropriate within the Transition 
Area where all uses should be low profile and 
completely screened from roads and adjacent 
development. These areas are generally more 
compatible with residential uses than heavy 
manufacturing because they are less 
hazardous and have limited impacts on 
surrounding uses. Predominant uses are light 
industrial, warehousing, data centers, and flex 
space. Small scale retail and service uses which 
support the needs of employees should be 
incorporated into larger employment buildings. 
Although there is no civic or recreation space 
expected, open space on the site may provide 
trails and other recreational opportunities 
particularly where connections to other 
communities are achievable.  

Uses: 

• Light industrial

• Warehousing
• Data centers
• Flex space
• Office
• Institutional campus
• Public facilities
• Supporting retail and service commercial

Intent: 

 Provision of open space that provides an opaque visual screening of new development from roads
and adjacent uses to maintain the characteristic visual qualities of the policy area and provides
protection of environmental features and natural vegetation

 Provide a variety of employment types that are compatible with surrounding communities and meet
the needs of businesses

 Supports continued development of a thriving and resilient business economy that can
accommodate a diversity of businesses that contribute to the community

Form and Character Guidelines: 

Use Pattern Separate Uses 

Target Res. Density n/a 

Nonres. FAR Up to 0.6 

Land Area Mix 

(R: Residential, 
NR: Nonresidential, 
PC: Public/Civic) 

R: 0%        NR: 100% 

PC: 0%+ 

Bldg. Height Up to 4 stories 

Minimum Open Space Transition: 50% of site 

Suburban: 20% of site 
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Parks and Recreation

General Description:
Parks and Recreation areas provide dedicated space for active 
and passive activities throughout Loudoun County at both 
publicly and privately-owned facilities. The purpose of this 
place type is to identify these important features that are a core 
component of Loudoun’s high quality of life. Public parks and 
recreation facilities will be managed and improved over time 
per the Parks, Recreation, and Community Services Master Plan 
to optimize use of facilities and parkland. Predominant uses are 
public and private parks, sports fields, recreation centers, and 
golf courses. 

Uses:
• Public and private parks
• Sports fields
• Recreational centers
• Golf courses
• Open Space

Local Examples:
• Claude Moore Park
• Franklin Park
• Philip A. Bolen Memorial Park
• Potomack Lakes Sportsplex

Form and Character Guidelines:
Use Pattern Separate Uses

Target Res. Density n/a

Nonres. FAR n/a

Land Area Mix
(R: Residential, NR: Non-residential, 
PC: Public/Civic)

R:0%              NR:0%     
PC:100%

Bldg. Height n/a

Minimum Open Space n/a

Intent:
• Provide places for residents and visitors to recreate, improve

health, and convene in nature
• Provide safe and accessible park and recreation facilities that

include a diversity of activities for all ages, interests, and abilities
• Provide gathering spaces that reinforce a sense of community

identity and provide opportunities for reinforcing social
connections
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 Neighborhood A

General Description:
Neighborhood A areas include Loudoun’s premier master 
planned neighborhoods arranged on medium to large lots.  
Streets in this category are typically arranged in a curvilinear 
pattern with low to medium network connectivity. The 
predominant use is single-family detached residential. 
Development should be in medium to longer sized blocks with 
homes set back from the street and parking accommodated by 
individual driveways and garages.

Uses:
• Single-family detached 
• Single family attached
• Suburban multi-family residential
• Office
• Neighborhood-serving retail
• Open Space
• Public safety facilities
• Schools
• Active adult retirement communities
• Civic, community centers and facilities
• Daycare facilities

Local Examples:
• Brambleton
• Ashburn

Form and Character Guidelines:
Use Pattern Separate Uses

Res. Density 1-6 du / acre

Nonres. FAR Up to 1.0

Land Area Mix 
(R: Residential, NR: Nonresidential, 
PC: Public/Civic)

R: 80-90%  NR: 0-10%
PC: 10%+ 

Bldg. Height Up to 3 stories

Minimum Open Space 30% of site

Intent:
• Maintain traditional suburban neighborhoods 
• Provide opportunities to create further connectivity within 

neighborhoods
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 Neighborhood B

General Description:
Neighborhood B areas provide opportunities for a variety of 
housing types designed in compact developments. Streets 
in this area are typically hierarchical with moderate network 
connectivity. Sidewalks and other pedestrian amenities are 
common in these developments. Predominant uses are single-
family attached residential and multifamily.  It is desirable 
for buildings to have a shallow to medium set back from the 
street. Areas of this place type should include some parks, 
trails, or small public plazas, with some open space integrated 
into individual site plans. Development block size may vary, 
with homes set back slightly from the street and parking 
accommodated on the street or in alleys.

Uses:
• Single-family attached
• Multifamily
• Single-family detached 
• Office
• Neighborhood-serving retail
• Open Space
• Schools and public safety facilities
• Active adult retirement communities
• Community centers and facilities
• Daycare facilities

Local Examples:
• Collingdale Terrace

Form and Character Guidelines:
Use Pattern Separate Uses

Res. Density 6-16 du / acre

Nonres. FAR Up to 1.0

Land Area Mix 
(R: Residential, NR: Nonresidential, 
PC: Public/Civic)

R: 80-90%  NR: 0-10%
PC: 10%+ 

Bldg. Height Up to 4 stories

Minimum Open Space 30% of Site

 
Intent:
• Provide opportunities for a diversity of housing types in a 

walkable environment
• Support redevelopment of aging areas to strengthen and 

benefit surrounding neighborhoods
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 Neighborhood C

Form and Character Guidelines:General Description:
Neighborhood C areas provide opportunities to develop either 
“pocket 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, quadruplexes, and multifamily residences that 
are designed to fit within or adjacent to a traditional single-
family style neighborhood. Neighborhood designs typically 
include alleyways and paths to encourage pedestrian activity. 
Predominant uses are single-family attached and detached 
residential and multifamily. Development should be in short 
blocks with homes developed along the front of the lot or with 
shallow setbacks. Parking should be accommodated on the 
street or in alleys.

Uses:
• Single family attached
• Single family detached
• Multifamily
• Open Space
• Limited small office 

Local Examples:
• Belmont Greene

Use Pattern Separate Uses

Res. Density 8-24 du / acre

Nonres. FAR Up to 1.0 

Land Area Mix
(R: Residential, NR: Nonresidential, 
PC: Public/Civic)

R: 90-100%     NR: 0-10%
PC: 0%+

Bldg. Height Up to 4 stories

Minimum Open Space 10% of site

Intent:
• Promote unique neighborhood infill that emphasizes 

integration with the natural environment
• Creation of safe and nurturing environments that encourage 

social connections
• Provide a spectrum of housing needs for all ages, abilities, 

and socioeconomic groups
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   Light Industrial

Form and Character Guidelines:
Use Pattern Separate Uses

Res. Density n/a

Nonres. FAR Up to 0.6 FAR

Land Area Mix
(R: Residential, NR: Nonresidential, 
PC: Public/Civic)

R:      0%               NR:100%
PC:   0%+

Bldg. Height Up to  4 stories

Minimum Open Space Transition: 50% of site
Suburban: 30% of site

Intent:
• Provide a variety of employment types that are compatible 

with surrounding communities and meet the needs of 
businesses

• Supports continued development of a thriving and resilient 
business economy that can accommodate a diversity of 
businesses that contribute to the community

General Description:
Light Industrial areas provide opportunities for industrial, flex 
space, and warehousing uses  that do not require outdoor 
storage and do not emit odors, noise, or vibrations. These 
areas are generally more compatible with residential uses than 
heavy manufacturing because they are less hazardous and 
have limited impacts on surrounding uses. Predominant uses 
are light industrial, warehousing, data centers, and flex space. 
It is desirable for buildings in this place type to have medium 
to deep set backs and larger block sizes. Surface parking is 
acceptable. Although there is no civic or recreation space 
expected, there should still be open space on the site. 

Uses:
• Light industrial
• Warehousing
• Data centers
• Flex space
• Office
• Retail commercial
• Institutional campus

Local Examples:
• Ashburn Crossing
• Dulles Trade Center I
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   Mixed Employment

Form and Character Guidelines:

Use Pattern Separate or Vertically 
Mixed Uses

Target Res. Density 8-24 du / acre

Total FAR Up to 2.0 FAR

FAR Mix
(R: Residential, NR: Nonres,
PC: Public/Civic)

R: 0-80%     NR: 20-100%
PC: 0%+

Bldg. Height Up to 8 stories

Minimum Open Space Suburban: 30% of site
Urban: 10% of site

General Description:
Mixed Employment areas provide opportunities for a broad 
array of employment uses within an urban style environment 
with the intent of providing gathering spaces and opportunities 
for synergies among businesses.  These offer prime locations for 
start ups and established businesses that do not produce noise, 
air, and traffic impacts and do not require outdoor storage. 
Developments can be supported by limited first floor retail 
and multi-family intended for housing workers. Predominant 
uses are office, flex space, light or artisanal manufacturing, and 
large-scale corporate headquarters. It is desirable for buildings 
in this place type to have short to medium setbacks and varying 
block sizes. Parking may be accommodated on the street, in 
surface lots, or in parking decks depending on specific needs. 

Uses:
• Office
• Flex space
• Light manufacturing including “artisanal” manufacturing 

including maker spaces and breweries
• Large-scale corporate headquarters
• Supporting retail commercial
• Data centers
• Open space
• Civic space
• Multifamily
• Institutional campus

Local Examples:
• No local examples

Intent: 
• Provide sustainable employment options that can adapt to 

economic trends
• Support for innovative employment environments that will 

be attractive to changing workforce preferences
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 Heavy Industrial / Mineral Extraction

Form and Character Guidelines:
Use Pattern Separate Uses

Target Res. Density n/a

Nonres. FAR Up to 0.6 FAR

Land Area Mix
(R: Residential, NR: Nonres, 
PC: Public/Civic)

R:0%           NR: 100%
PC: 0%+

Bldg. Height Up to 4 stories

Minimum Open Space Transition: 50% of site
Suburban: 30% of site

General Description:
Heavy Industrial areas consist primarily of one or two story 
buildings used for warehousing, data centers, or manufacturing. 
Streets in this district are typically designed to enhance freight 
ingress and egress. This place type also includes mineral 
extraction areas that typically consist of quarries and mines. 
Both heavy industry and mineral extraction are incompatible 
with residential uses due to the prevalence of outdoor storage 
and the emissions of noise, odor, and vibrations generated from 
the use. These uses should be protected from residential uses 
to maintain their commercial viability. Predominant uses are 
general and heavy manufacture and assembly, warehousing, 
data centers, heavy commercial, research and development, 
outdoor storage, large scale public utilities, quarry, and outdoor 
manufacturing. These uses require medium to long blocks and 
larger setbacks from the street. Parking can be accommodated 
on surface lots. 

Uses:
• General and heavy manufacturing and assembly
• Warehousing
• Data centers
• Heavy commercial
• Research and development
• Outdoor storage (sheltered and non-sheltered)
• Public utilities (large scale)
• Quarry
• Outdoor manufacturing
• Office
• Supporting retail commercial
• Flex space
• Light industrial with outdoor storage
• Institutional campus

Local Examples:
• LFF Recycling
• Luck Stone Quarry

Intent:
• Support business expansion and retention for businesses that 

contribute to the local economy
• Support business diversity and a variety of career paths
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 Special Activity

Form and Character Guidelines:

Use Pattern Separate or Vertically Mixed 
Uses

Target Res. Density n/a

Total FAR Up to 2.0

FAR Mix
(R: Residential, NR: Nonres, 
PC: Public/Civic)

R: 0%          NR: 0-100%
PC: 0-100%

Bldg. Height No maximum

Minimum Open Space Suburban: 30% of site
Urban: 10% of site

General Description:
Special Activity areas include unique regional destinations for 
special activities, such as large conferences, sporting events, 
or corporate and professional trainings. These Special Activity 
areas may include some employment and retail uses that 
support the operation of the special activity. Predominant uses 
include conference centers, sport arenas/training facilities, 
and large-scale (non-retail) regional destinations. The kind of 
block structure and building setbacks appropriate for special 
activities varies with the specific use and context. Parking may 
be accommodated on the street, in surface lots, or in parking 
decks depending on specific needs. 

Uses:
• Conference center
• Sports arena / training facility
• Large scale, regional destination (non-retail)
• Hotel
• Office
• Retail commercial
• Civic
• Institutional
• Open space

Local Examples:
• The National Conference Center (Lansdowne)
• Redskins Training Center

Intent:
• Support a growing workforce by providing desirable 

amenities
• Complement business development and retention by 

providing educational spaces and training opportunities 
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 Community Commercial Center

Form and Character Guidelines:General Description:
Community Commercial Center developments provide 
opportunities for larger format retail commercial 
establishments and smaller commercial establishments within 
a “main street” style environment. These developments should 
be designed to provide access to adjacent neighborhoods 
and to patrons living in the larger Loudoun community.  The 
predominant uses are community-serving retail commercial 
and “big box” commercial. This place type encompasses a wide 
array of commercial designs. The larger of these developments 
require long blocks and deep setbacks. Parking may be 
accommodated on the street, in surface lots, or in parking decks 
depending on specific needs. 

Predominant Uses:
• Community-serving retail commercial
• “Big box” commercial 
• Smaller-format retail commercial
• Office
• Open space
• Civic space
• Multifamily with/without ground floor retail

Local Examples:
• Metro Center
• Sterling Park Mall

Use Pattern Separate or Vertically 
Mixed Uses

Target Res. Density 8-24 du / acre

Total FAR Up to 1.0 FAR

FAR Mix
(R: Residential, NR: Nonres, 
PC: Public/Civic)

R: 0-80% NR: 15-95%
PC: 5%+

Bldg. Height Up to 5 stories

Minimum Open Space 10% of site

• Sugarland Plaza
• South Riding Market Square

Intent:
• Provide a range of well-designed commercial areas 

that create a unique sense of place and complement 
surrounding developments

• Provide commercial, public facilities, and recreational 
amenities that are responsive to resident and consumer 
preferences
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 Regional Commercial Center

Form and Character Guidelines:General Description:
Regional Commercial Center developments are opportunities 
for large format commercial uses, like malls and clusters of big 
box retail outlets. These areas are designed to be accessed by 
private vehicle and therefore parking is a predominant feature. 
Over time, these developments should be redeveloped to 
encourage maximum use of land and to vertically integrate a 
mix of uses on the site. The predominant uses are large format 
commercial, “big box” retail commercial, and anchor retail 
commercial establishments. When the uses are separated, 
long blocks and deep setbacks with surface parking lots are 
appropriate. When uses are vertically mixed, medium-sized 
blocks with shallow setbacks and mid-block parking are 
appropriate.

Uses:
• Large format commercial and “big box” commercial
• Anchor retail commercial establishments
• Smaller format commercial
• Office
• Entertainment establishments
• Multifamily
• Single family attached
• Open space and Civic spaces

Local Examples:
• Dulles Town Center
• Dulles Landing

Use Pattern Separate Uses Vertically                
Mixed Uses

Res. Density 8-24 du / acre 8-24 du / acre

Total FAR n/a Up to 2.0 FAR

FAR Mix
(R: Residential, NR: 
Nonres, 
PC: Public/Civic)

n/a
R: 0-80% 
NR: 15-95%
PC: 5%+

Land Area Mix
(R: Residential, NR: 
Nonres, 
PC: Public/Civic)

R: 0-50% 
NR: 45-95%
PC: 5%+

n/a

Nonres. FAR Up to 2.0 n/a

Bldg. Height Up to 8 stories Up to 8 stories

Open Space 10% of site 10% of site

Intent
• Support the growing workforce with desirable amenities, retail 

establishments, and entertainment opportunities
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 Town Center Mixed Use

Form and Character Guidelines:General Description:
Town Center Mixed Use areas provide opportunities for a 
mix of uses arranged in a pedestrian-friendly urban form. 
Streets in this category are typically interconnected and multi-
modal with parking located behind buildings. These centers 
are locations for regional commercial and entertainment 
destinations. Predominant uses are retail, office, entertainment 
establishments, and multifamily residential. Short blocks with 
shallow setbacks and either mid-block or on-street parking are 
appropriate.

Uses:
• Small - large format retail and services
• Office
• Entertainment establishments
• Multifamily residential
• Institutional
• Cultural facilities
• Small-lot single-family residential
• Open space and civic uses

Intent:
• Provide mixed use destinations that create a unique sense of 

place and complement surrounding development
• Provide opportunities for commercial, entertainment, 

cultural, and recreational amenities that are responsive to 
resident and consumer preferences

• Provide gathering places that provide a sense of identity to 
communities where people can make and reinforce social 
connections.

Use Pattern Separate Uses Vertically Mixed 
Uses

Target Res. 
Density 8-24 du / acre 8-24 du / acre

Total FAR n/a Up to 2.0 FAR

FAR Mix
(R: Residential, NR: 
Nonres, 
PC: Public/Civic)

n/a
R: 0-80% 
NR: 15-95% 
PC: 5%+ 

Land Area Mix
(R: Residential, NR: 
Nonres, 
PC: Public/Civic)

R: 0-50% 
NR: 45-95% 
PC: 5%+ 

n/a

Nonres. FAR Up to 2.0 n/a

Bldg. Height Up to  8 stories Up to 8 stories

Minimum Open 
Space 10% of site 10% of site

Local Examples:
• One Loudoun
• Brambleton Town Center
• Cascades Marketplace
• Arcola Town Center
• Dulles World Center



14 Working Draft

Transit Station Mixed Use

Form and Character Guidelines:General Description:
Transit Station Mixed Use areas take advantage of proximity to 
transit to provide opportunities for urban scale development 
and a host of economic, entertainment, and community 
activities. Buildings are located on small blocks with streets 
designed to encourage pedestrian activity. Storefronts line 
many streets with residences and offices up above. Roofs may 
hold resident or public amenities. Buildings typically extend to 
the lot line or have shallow setbacks. Parking is satisfied using 
on-street, structured, or shared parking. 

Uses:
• Multifamily
• Office
• Small-large format retail and services
• Entertainment establishments
• Institutional
• Cultural facilities
• Open space and civic uses

Local Examples:
• None

Location Within 1/4 mile of a 
transit station

Outside a 1/4 mile 
from a transit station

Use Pattern Vertically Mixed 
Uses

Vertically Mixed 
Uses

Target Res. 
Density 32-125 du / acre 24-48 du / acre

Total FAR Up to 6.0 FAR Up to 4.0 FAR

FAR Mix
(R: Residential, 
NR: Nonres, 
PC: Public/Civic)

R: 0-80% 
NR: 15-95% 
PC: 5%+ 

R: 0-80% 
NR: 15-95% 
PC: 5%+ 

Bldg. Height Up to 15 stories Up to 8 stories

Minimum 
Open Space 10% of site 10% of site

Intent:
• Provide a mix of uses in an urban environment on the highly

accessible land near transit opportunities- particularly the 
Silver Line extension.  The area serves as gateway to the 
county from the region and a major destination in its own 
right.

• Provide opportunities for commercial, entertainment,
cultural, civic, and recreational amenities to support denser
urban living.
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