
 

County of Loudoun 
 

Department of Planning & Zoning 
 

MEMORANDUM 
 

 
DATE:   April 7, 2017  
 
TO: Loudoun County Planning Commission  
 
FROM:  Chris Garcia, Planning and Zoning 
   Ricky Barker, AICP, Director, Planning and Zoning 
 
SUBJECT: CPAM-2016-0002, Silver Line Comprehensive Plan Amendment 
 
 
As directed by the Board of Supervisors (Board), Staff has conducted a planning process 
to produce a Silver Line Comprehensive Plan Amendment. The Silver Line Plan 
encompasses an area of 4,275 acres within the Suburban Policy Area of the Revised 
General Plan. The planning process, which aims to best achieve the Board’s four goals, 
was based on consultant analysis and recommendations, public engagement, and 
collaboration with other County department agencies. The Board’s four goals for the 
Silver Plan CPAM are:  
 
1. prompt realization of tax revenues to support future Metrorail operations; 
2. maximizing future employment generation; 
3. achieving the desired land use pattern; and 
4. minimizing demands on the County’s transportation infrastructure. 
 
The purpose of this item is to ensure staff has captured the Commission’s position on the 
topics raised during its review and adequately incorporated proposed changes into the 
Plan document. Since the last meeting, staff has also received a request from 
Commissioner Scheel regarding the airport noise issue.  His proposal is discussed under 
STATUS OF KEY TOPICS & ISSUES, below. 
  
STAFF RECOMMENDATION 
Staff recommends the Planning Commission forward CPAM 2016-0002, as revised by 
the Commission, to the Board for its consideration and action. 
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SUGGESTED MOTIONS 
 
1. I move that the Planning Commission forward CPAM 2016-0002, Silver Line 
Comprehensive Plan Amendment included as Attachment 3 of this report, as revised by 
the Planning Commission, and revisions to Chapter 6 of the Revised General Plan and 
Chapters 2 and 9 of the Countywide Transportation Plan, to the Board of Supervisors for 
its consideration and action.  
 
OR 
 
2. I move an alternate motion. 
 
PLANNING COMMISSION REVIEW 

The Planning Commission held three (3) work sessions between December 2016 and 
March 2017 to discuss key aspects of CPAM 2016-0002. A Public Hearing in January 
2017 drew 8 speakers generally supporting the proposed land use approach and 
commenting on the need for development flexibility, trails, reevaluation of the Dulles 
Airport noise contours, expanding mixed use and residential areas including around the 
Loudoun-Gateway station, and protection of the Broad Run and watershed. The 
Commission held two additional work sessions in February and March 2017 to consider 
these and other topics. A second public hearing on March 28, 2017 included comments 
from 8 speakers on several issues: 

 

 Representatives of the Metropolitan Washington Airports Authority, Air Carriers 
Committee, and the Committee for Dulles spoke to protecting the Airport from 
residential encroachment. 

 The Loudoun Arts Council asked the Commission to consider incorporating 
performing arts venues into the preferred or primary uses in mixed use and 
walkable communities. 

 Representatives of Dupont Fabros Development LLC asked the Commission to 
extend the medium mixed use designation to their property east of Loudoun 
County Parkway. 

 The Regency Homeowners Association expressed their support for extending the 
medium mixed use land use typology to land west of Loudoun County Parkway 
and their opposition to policies expanding the aircraft noise residential prohibition. 
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STATUS OF KEY TOPICS & ISSUES 
The Planning Commission review focused on three areas:  policy guidance forwarded by 
the Board of Supervisors, questions directed to the Commission by the Board, and policy 
issues and questions raised by the Commission. The key topics and current proposals 
are summarized below and included in the draft Plan, Attachment 1: 
 
1. Townhomes within Medium Mixed Use Designation 
The Board asked that the Planning Commission recommend whether or not to incorporate 
townhomes in the Mixed Use, Medium land use typology and recommend any location or 
performance measures to ensure compatibility. The Commission draft includes this 
proposal with compatibility and location guidance and recommends no more than 15% of 
the mixed use residential component be townhouses within this land use typology. 
 
To better manage the residential land use mix within the Urban Mixed Use, Medium 
Typology, the Plan includes the following policy: 
 

3. The predominant residential use should be multifamily units, either stand-alone or 
in vertically mixed buildings. Urban townhouses may be provided as a secondary 
use within a larger mixed use project, under the following conditions: 
a. Townhouses are proposed as a minor residential component of a larger mixed 

use project of 25 acres or greater; 
b. Townhouses represent 15 percent or less of the project’s housing; 
c. They are situated where they provide a transition between the higher density 

mixed use core and surrounding lower density uses or in close proximity to 
existing or planned schools and parks; 

d. Their design reflects an urban scale, including narrow widths, front doors at the 
sidewalk, no vehicular (garage) access through the front yard; and  

e. They generally are not fronting on the active commercial streets or within 
commercial core areas. 

 
2. Urban Multi-Family Residential 
The Urban Multi-Family Residential land use typology was removed from the Plan and 
certain features of the typology were incorporated into the Medium Mixed Use land use 
typology. A very small geography of the plan area was dedicated to the Urban Multi-
Family Residential typology and merging with the Medium Mixed Use typology should 
provide for development consistent with adjacent parcels. 
 
3. Urban Residential Designation 
The Board of Supervisors recommended that the Plan allow townhomes in the Urban 
Multifamily Residential land use category but requested that the Planning Commission 
examine the locations of residential and mixed use land uses for areas within ½-mile of 
the Ashburn Station. The Commission has made two changes in this regard: the current 
draft removes the Urban Multifamily typology from the Plan and incorporates this use type 
characteristics and location into the Medium Mixed Use designation; and the current draft 
changes approximately 85 acres of property within the Moorefield Station project fronting 
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on Loudoun County Parkway from Urban Residential to Mixed Use, Medium to reflect 
current entitlements and increase the commercial exposure to Loudoun County Parkway.  
Policies added to the Urban Residential typology set criteria for including multifamily units 
in the neighborhoods: 
 

4. Multi-family housing is a minor component of Urban Residential Neighborhoods, 
typically 15%-20% or less of the total residential mix, and only where it contributes 
to the overall design integrity of the neighborhood, such as supporting retail 
development or providing a transition to adjacent high density residential or mixed-
use areas.   

  
5. The desired land use mix is designed to implement complete communities. This 

mix may vary from project to project and over time provided the project ultimately 
achieves the recommended range of densities and mix of uses. The degree of 
flexibility and acceptability of the interim phases and land use mix will depend on 
location, site constraints, and compatibility with adjacent development, as well as 
how well the project retains the capacity to achieve the ultimate development 
pattern and meet the policies and objectives of the Silver Line Plan. 

 
14. Age-restricted and active adult housing is desired within this land use type. 
 

4. Additional Broad Run Crossing 
The Commission draft Plan replaces a conceptual road alignment for the Horsepen Run 
Connector, with a policy proposing that the Road alignment be considered in future 
transportation system evaluation and planning. The Commission saw a number of 
constraints to the alignment including impacts on Route 606 and its associated 
improvements, width of the floodplain constraining land availability, and overall high cost 
of such a project. The existing CTP crossing at Westwind was considered the more 
feasible crossing and thus, the Planning Commission retained in the multi-modal 
transportation system detailed in Chapter 4 of the Silver Line Plan while inserting a text 
policy to consider the Horsepen Run Connector as a potential future planning option. 
 

5. Merge Walkable Employment and Walkable Non-Residential Typologies 

These two typologies were found to be very similar, with the principal difference being the 
inclusion of regional anchor uses such as stadiums, convention centers and similar 
facilities being limited to Walkable Non-Residential areas. The Commission found the 
distinction to be insignificant and recommended merging the two typologies and 
addressing the location of the major, regional uses by separate policy. 
 
6. Add Flexibility to the Type of Multifamily Products 
Plan language within the Mixed Use, Medium Buildings and Mixed Use, Tall Buildings 
land use typologies describes a range of multi-family residential unit types that are likely 
to occur within the planning area. 
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7. Residential Development in and adjacent to the LDN 65 noise contours of the 
Airport Impact Overlay District 

The Board recommended a land use map that reaffirms existing policies and zoning 
ordinance language prohibiting residential in the LDN 65 Airport Impact Overlay Zone and 
that also by policy limits residential development in the LDN 65 contour identified by a 
2005 EIS that better reflects construction of the north-south runway. The Plan reflects the 
Board position; however, during the January public hearing there were comments in 
support of both revising and supporting the current Airport Impact Overlay contours.  The 
March Public Hearing included comments from Airport-related organizations encouraging 
retaining the current policies and regulations.  
 
Attachment 4 is a proposal from Commissioner Scheel to request that the Board conduct 
a study to determine the accuracy of the Airport Impact Overlay District noise contours of 
Washington Dulles International Airport. The draft Plan does not include a 
recommendation for a future study. Should the Commission wish to consider the request, 
it may be forwarded as a separate item, as suggested in the letter, or as an 
implementation recommendation in Chapter 7 of the Plan document. 
 
ADDITIONAL CHANGES 
Staff has reviewed and has recommendations regarding the latest comments from the 
March public hearing. 
 
1. Add Performing Arts Venues to the Medium Mixed Use and Walkable 

Employment Typologies 
While staff’s intent has been to accommodate a broad range of cultural facilities, staff can 
support adding language to clarify the intent of the Plan that “anchor uses” could include 
significant art facilities like museums and performing art centers; and further, that art 
venues including performing art centers could be part of a complete mixed use or 
walkable community. 
 
2. Data Centers Under Current Zoning 
Staff has proposed language addressing comments from representatives of Dupont 
Fabros at the March 28 Public Hearing.  The new language in Chapter 3 under Data 
Centers would allow properties that are subject to approved rezonings to be modified by 
concept plan amendments and proffer amendments to redesign the site, maximize the 
intensity of development and make the most efficient use of the property. 
 
FORECAST HOUSING DISTRIBUTION 
Staff was asked to illustrate that the Plan Area has capacity to accommodate the 
forecasted residential units. Staff intends to show how the forecast units are distributed 
within each land use typology, how that compares to current entitlements and 
assumptions about how any net increase in units could be accommodated. This 
information will be provided in a supplemental document prior to the worksession.  
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FISCAL ASSESSMENT 
 
The forecasts and impacts are unchanged since the March 28 Public Hearing and are 
provided in Attachment 5.  The calculations are based on an assumption of development 
at the mid-range of planned densities and floor area ratios of the land use typologies, 
which are very flexible and thus subject to potentially high variability. The figures shown 
assume re-zonings will be approved at a certain density consistent with the plan, and that 
a certain amount of redevelopment occurs.  In other words, these figures could be top of 
the range figures and the final numbers of units produced could vary.  One of the 
recommended implementation step is to monitor the amount and type of growth occurring 
within the Silver Line CPAM area in an effort to plan effectively for the future public 
facilities and service needs. 
 
CRITERIA FOR APPROVAL 
 
The Silver Line Comprehensive Plan Amendment is in conformance with the purpose of 
the Revised General Plan to guide and accomplish a coordinated, adjusted and 
harmonious development pattern within Loudoun County’s jurisdiction. In this case, the 
smaller area of the County encompassing a portion of the Metrorail tax district is the focus 
of the plan amendment; however, careful and comprehensive surveys and studies of the 
existing conditions and trends of growth, and of the probable future requirements of its 
territory and inhabitants have been considered for the long-term recommendations 
proposed. The Plan, as presented, strives for and achieves the Board’s four goals by 
setting the stage for viable urban, mixed-use patterns centered around the planned 
Metrorail Stations; provides for flexible land use categories and policies that allow for 
near-term development to occur while anticipating longer term development in areas 
immediately adjacent to the Metro stations; creates a variety of employment focused land 
uses to support the needs of the area; and creates pedestrian–oriented environments 
that are projected to decrease the need for auto-oriented transportation infrastructure. 
 
 
 
Attachments 
1. Silver Line CPAM  
2. Language Changes - Revised General Plan 
3. Language Changes - Countywide Transportation Plan 
4. Commissioner Scheel Letter 
5. Fiscal Information 


