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The following content was compiled from direct input from Loudoun Coalition Member 
Organizations, including the Coalition of Loudoun Towns (COLT) Mayors and 
community/public input, representing an estimated 80,000 residents throughout all County 
Districts.  It provides a summary of issues with the current Loudoun 2040 Comprehensive 
Plan, specific recommendations for Board action, and questions to facilitate Board 
discussions.1 
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1 The information has been organized by the current March 13th Loudoun 2040 draft chapters headings and formatted 

for reference use during the Board of Supervisor work sessions.  Important to note:  focusing work sessions only by 
spatial policy area discussions may not fully address issues and actions required for all chapters of the plan (e.g., Natural 
& Heritage Resources, Housing, Economic Development, and Fiscal Management & Public Facilities).   
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VISION STATEMENTS AND RECOMMENDED CHANGES 
 

As described in the March 6, 2017 Stakeholder Committee Meeting summary2, and discussed throughout 
the Envision Loudoun/Loudoun 2040 process, the definition and importance of Vision statements were 
stated as: 

• The highest level—and therefore most general—expression of a community’s future; 

• Reflects the community’s values, especially with the physical and quality of life conditions; 

• Sets the tone for more specific recommendations. 

Therefore, to confirm the March 13, 2019 draft remains on target, review of the chapter Vision statements 
is warranted to ensure they “reflect the community’s values,” and “set the tone for more specific 
recommendations.” 
 

VISION STATEMENTS – MARCH 13, 2019 RECOMMENDED / REQUIRED CHANGES 

CHAPTER 1 - INTRODUCTION  RECOMMENDED SUBSTITUTE LANGUAGE 

Loudoun County continues to flourish as a prosperous and 
inclusive community with a well- deserved reputation for great 
places – natural and built, as well as, historic and new – in a 
variety of settings. The County will foster economic innovation, 
fiscal strength, and sustainability.  

Loudoun County will be an inclusive community with great 
places – natural and built, historic and new – with a vibrant 
economy, fiscal strength, and sustainability to provide a high 
quality of life to its residents. 
 

CHAPTER 2 - QUALITY DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE 

Quality Development VISION 
Loudoun will carry forth our successful land use and growth 
management policy while promoting the well-planned 
development of unique and appealing places providing a full 
spectrum of housing and employment options that are linked 
to supporting commercial, entertainment, educational, 
agricultural, and recreational activity. 

Loudoun will successfully utilize land use and growth 
management policy to develop sustainable, well-planned, 
unique and appealing places with a full spectrum of housing 
and employment options linked to supporting commercial, 
entertainment, educational, agricultural, recreational activity, 
and residents' needs and desires multi-modal transportation 
options. 

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. 

Loudoun County will utilize infill, revitalization, and 
redevelopment policies to maintain vibrant communities, 
revitalize underused areas, with planned public investment in 
services and facilities, through public/private partnerships. 
 

Urban Policy Areas - VISION 
The Urban Policy Areas (UPA) will be complete communities 
that accommodate living, working, shopping, learning, and 
playing in dense urban environments of walkable mixed-use 
and transit oriented development. These areas will possess 
high-quality public environments with accessible and 
connected spaces, and a rich mix of uses that establish a 
distinctive sense of place. UPA communities are envisioned to 
support development types, patterns, and densities that will 
create jobs, grow the tax base, and be fiscally sustainable. 

The Urban Policy Areas (UPA) will be the target area for most 
of Loudoun’s future growth through 2040, with complete 
communities that accommodate living, working, shopping, 
learning, and playing in dense urban environments of 
walkable/bikeable mixed-use and transit-oriented development. 
These areas will possess high-quality public environments with 
accessible and connected spaces, and a rich mix of uses that 
establish a distinctive sense of place. UPA communities are 
envisioned to support a range of residential options for all 
income levels, development types, patterns, and densities that 
will create jobs, grow the tax base, reduce additional traffic and 
be fiscally sustainable. 

                                                           
2 https://www.loudoun.gov/DocumentCenter/View/127323/LC_March-6-Stakeholders-Committee_JG?bidId= 

https://www.loudoun.gov/DocumentCenter/View/127323/LC_March-6-Stakeholders-Committee_JG?bidId=
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Suburban Policy Area- VISION 
The Suburban Policy Area (SPA) contains self-sustaining 
communities that offer 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. 
  

The Suburban Policy Area (SPA) is a mix of residential, 
commercial, and employment uses where one can live, work, 
and play with a full complement of public services and facilities; 
amenities that support a high quality of life.  The SPA will 
include designs that incorporate a holistic approach to 
maintaining and improving community character through 
compatible development, selective mixed-use in-fill projects 
which includes meeting Loudoun’s “un-met” housing needs, 
responding to major traffic congestion, and over-coming public 
facility deficits. 
 

Transition Policy Area - VISION 
The Transition Policy Area (TPA) is visually distinct from 
adjoining policy areas, providing expansive open space with 
recreational opportunities while accommodating a 
development pattern that promotes environmental protection, 
housing diversity, quality design, and economic growth.  

The Transition Policy Area (TPA) is enduring, visually and 
spatially distinct from adjoining policy areas, utilizing green 
infrastructure policies to provide 50% or more open space that 
supports and protects public drinking water source watersheds, 
natural and historic assets.  The TPA ensures abundant trails, 
parks, and recreational space while accommodating limited 
residential development with housing diversity, quality design 
and economic growth. 

Rural Policy Area - VISION 
The Rural Policy Area (RPA) is an enduring rural landscape 
that is characterized by a unique composite of natural and 
man-made environments, rural economy uses, working 
agricultural lands, open space, and a limited residential base 

The Rural Policy Area (RPA) will continue to be a permanent 
Countywide asset, with an enduring rural landscape 
characterized by limited residential development, a unique 
composite of natural and historic assets, rural economy and 
equine uses supporting tourism, working agricultural lands and 
open space.  Its continued success requires a range of land 
management tools and performance standards to maintain 
long-term economic, environmental and social sustainability. 

Rural Villages - VISION 
Rural Villages are important historic settlements that possess 
significant heritage, cultural, social, and economic assets that 
contribute to the character of the Rural Policy Area. 

Rural Villages will continue to be vibrant communities that 
reflect historic settlement patterns that preserve and enhance 
Loudoun’s social and cultural heritage, while contributing to the 
tourism economy, maintaining small schools, and ensuring 
development in scale and compatibility to the Village and the 
overall character of the Rural Policy Area. 

Towns and JLMAs - VISION 
The western Towns will continue to be hubs of economic and 
cultural activity in western Loudoun. 

The western Towns will continue to be hubs of economic and 
cultural activity in western Loudoun. 

CHAPTER 3 - NATURAL & HERITAGE RESOURCES RECOMMENDED SUBSTITUTE LANGUAGE 

Protect and enhance the County’s natural and heritage 
resources, which are fundamental to the health, safety, 
welfare, sustainability, and enjoyment of current and future 
generations. 

Protect and enhance a connected network of irreplaceable 
natural and heritage assets by partnering with organizations, 
towns, state and federal agencies to provide health, safety, 
economic and social well-being, biodiversity, sustainability, and 
enjoyment for current and future generations.  The County will 
enhance the Green Infrastructure role in providing a network of 
parks, trails, and passive recreation opportunities for all 
residents while it provides for clean water, biodiversity, and 
clean air for all to enjoy. 
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CHAPTER 4 - HOUSING RECOMMENDED SUBSTITUTE LANGUAGE 

Provide housing options that can accommodate a variety of 
lifestyles, households, ages, cultures, market preferences, 
incomes, and needs. 

Maintain and increase the County’s commitment to existing 
housing programs while requiring the private and non-profit 
housing providers to diversify the range of housing options to 
include: workforce housing; “unmet housing needs” for present 
and future residents in areas selected for planned growth; 
where adequate infrastructure, schools and public facilities are 
in place.   
 

CHAPTER 5 - ECONOMIC DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE 

A diverse and globally competitive Loudoun Economy. 

A diverse and globally competitive economy that creates high 
value employment opportunities, is fiscally sustainable, is 
sensitive to protecting clean water, air and the environment and 
maintains a high quality of life for residents.  

CHAPTER 6 - FISCAL MANAGEMENT & PUBLIC 
INFRASTRUCTURE 

RECOMMENDED SUBSTITUTE LANGUAGE 

Provide high quality, efficient, and environmentally sensitive 
infrastructure systems supporting growth management goals 
and delivering innovative services to the community. 

Employ a sustainable fiscal revenue strategy to provide high 
quality, efficient, and environmentally sensitive infrastructure 
systems supporting growth management goals and delivering 
balanced growth of housing, commercial sites, parkland, open 
space, utilities and social and community services to benefit our 
current and future citizens. 

COUNTYWIDE TRANSPORTATION PLAN   

Efficient infrastructure networks that safely connect people to 

places within the community, to the region, and to the world. 
Efficient infrastructure networks that safely connect people to 
places within the community, to the region, and to the world. 
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OVERALL OBSERVATIONS on Polices, Strategies & Actions 
 

1. There are many Policies, Strategies and Actions that are nearly repeats and add only a small nuance 
that could be combined into a single broader statement.  This is particularly true for Policies that 
are then nearly word for word repeated as “Strategies.” 

2. There are many “Actions” which refer to the County providing “incentives” (over 40 actions) to 
encourage private sector response.  1) If the County can require the “action” we should not need 
the “incentives.” 2) There is no definition tied to the “incentives” as to whether it is a “cash 
incentive,” “in-kind incentive (waiver of fee etc.), fast processing of application; a bonus density or 
some other waiver of existing regulations.   Since applicants will want to take advantage of 
“incentives” there should be some definition of the incentive proposed, and the County should 
understand the fiscal impact of offering these various incentives. 

3. Many “Actions” are declarative statements (i.e. The County will…), but the “action” proposed has 
not been analyzed and its ramifications worked out.  Therefore, it would be prudent to make the 
action “conditional” upon further study. 

4. The PSAs in Chapter 5 Economic Development are almost entirely related to “process” whereby 
economic development will be pursued.   There are few PSA’s related to an actual Economic 
Development Strategy.  For example, there are no PSA’s related to Data Centers and their effect on 
the rest of the potential for economic development in the other clusters (which are not even listed 
in the PSA). 
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CHAPTER 1:  Introduction 
 

A. SUMMARY / GENERAL OBSERVATIONS  

The Chapter provides introductory information as an overview to the Plan.  It also summarizes the legal 
aspects of the Plan.   

B. CURRENT DRAFT ISSUES 

1. The discussion of public input is about the process of obtaining it and not about the actual desires 
and priorities of the citizens (and the opposing views of the business community).   

2. It also includes a section on Housing that needs review. 
 

C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. It has been made clear through Public Input and Coalition Member input that citizens do not 
support the scale of development proposed in the Plan; the volume reflects the views of the 
Business Community, not the 30+ content providers for this report and public input summaries. 

2. The Housing section in Chapter 1 will have to be revised if Housing Chapter 4 is revised to reflect 
the real constraints and citizens wishes. 

 
D. VISION 

 

CHAPTER 1 - INTRODUCTION  RECOMMENDED SUBSTITUTE LANGUAGE 

Loudoun County continues to flourish as a prosperous and 
inclusive community with a well- deserved reputation for great 
places – natural and built, as well as, historic and new – in a 
variety of settings. The County will foster economic innovation, 
fiscal strength, and sustainability. 

Loudoun County will be an inclusive community with great 
places – natural and built, historic and new – with a vibrant 
economy, fiscal strength, and sustainability to provide a high 
quality of life to its residents. 

 
E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. A number of contributing organizations, including the Loudoun County Equine Alliance (LCEA), 
dispute the concept that it is the goal of a Comprehensive Plan to fulfill market demand for 
housing, stating:   

a. Accommodating high demands for housing does NOT support Loudoun's economic 
development goals and has the potential for negative economic impacts.   

b. Increased density in the Transition Policy Area (TPA) will drive away remaining agricultural 
businesses from the area (including equine) and damage the rural activities in the areas of the 
Rural Policy Area along the border of the TPA, the Rt. 15 corridor south of Leesburg in 
particular.   

“This is an area where horse businesses still thrive but are threatened by encroaching 
development, traffic, noise and the incompatibility of suburban density with rural 
agribusiness.” (LCEA) 
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F. QUESTIONS FOR WORK SESSIONS 

1. Why does the Housing section cite 95% of the “unconstrained” market demand for housing in Table 
1 as the goal for Loudoun County when there are many obvious constraints in terms of capital 
budget inflation, land availability for schools and other capital facilities, and the opposition of a 
majority of the current residents etc.? 

2. How does allowing more and more housing in anyway address the workforce and affordable 
housing needs of the County since the built out of over 75,000 houses in the last 20 years has not 
addressed this need? 

3. Why are the specific summary of the public’s comments included in the text? 
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CHAPTER 2:  Quality Development – Overview 
 

A. SUMMARY / GENERAL OBSERVATIONS   

The Section sets forth clear and useful guidance on the goals and qualities which contribute to 
achieving Quality Development.  It describes the use of Place Types and outlines what they should 
contain and how they are to be used in the Planning Process 

B. CURRENT DRAFT ISSUES 

1. Concerns related to this section are around the importance of balancing flexibility with specific 
details. The text stresses the value of flexibility for accommodating the market, but there’s not 
enough recognition of the need for specific guidance to accomplish desired outcomes with both 
Place Types and Policies.  

2. The sentence before the Policies section (indicating that they “apply County-wide unless otherwise 
indicated,” but there are just two actions that address a specific policy area.  

3. Chapter 2 is 149 pages (58.4% of the 7 Chapters) and the other 6 Chapters combined are 41.6% of 
the pages.   

 
C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. The blanket statement that policies “apply county-wide unless otherwise indicated,” needs further 
review since some policies are clearly not appropriate in all areas of the County (i.e. structured 
parking as the ultimate parking condition, shorter more walkable blocks in the RPA).    

2. Chapter 2 should be split into separate spatial policy area chapters.   
 

D. VISION 

The proposed changes are intended to declare our methods for success and include sustainability at the 
top of the list of outcomes. 
 

CHAPTER 2 - QUALITY DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE 

Quality Development VISION 
Loudoun will carry forth our successful land use and growth 
management policy while promoting the well-planned 
development of unique and appealing places providing a full 
spectrum of housing and employment options that are linked 
to supporting commercial, entertainment, educational, 
agricultural, and recreational activity. 

Loudoun will successfully utilize land use and growth 
management policy to develop sustainable, well-planned, 
unique and appealing places with a full spectrum of housing 
and employment options linked to supporting commercial, 
entertainment, educational, agricultural, recreational activity, 
and residents' needs and desires multi-modal transportation 
options. 

 

E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

The first sentence in this section says, “Unless otherwise specified, the following Policies, Strategies, 
and Actions apply countywide.” It doesn’t appear to be the case however, that all of the policies are 
applicable countywide except for the two specific references that state specific guidance for the 
Suburban and Urban Policy Areas. 
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1. Review QD Policies #2, 4, 5, 6 and adjust for applicability countywide.  

2. Under QD Policy #7 Action A (pg2-11), could the reference to density based on gross area be 
interpreted as inconsistent with the text on pg. 2-8 where residential density based on acreage? 

3.  Action E under Policy #7 references structured parking as the ultimate condition is not applicable 
countywide. 

4. Our other recommendations on policies, strategies and actions for this section presume that there 
would be changes that clarify which policies are appropriate by policy area and location. 

 

F. QUESTIONS FOR WORK SESSIONS 

1. There is no reference to achieving work force and affordable housing goals in the Residential Place 
Types.  How will these elements be achieved? 

2. The Plan calls for innovation, flexibility, and new forms of housing.  The Place Types in all cases 
present pictures and policies of conventional housing projects already built in the County. How will 
they be used to encourage the new community forms desired? 

3. Actual development applications reflect market conditions and product mix believed by the 
applicant to be saleable.  Will the proposed Place Types and Design Guidelines be used to 
recommend denial if an actual application does not support a Place Type? 
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CHAPTER 2:  Quality Development – Infill & Redevelopment 
 

A. SUMMARY / GENERAL OBSERVATIONS  

This section provides useful and appropriate policies to guide Infill, Redevelopment, Revitalization, and 
Reuse.   

1. It could be strengthened by a more in-depth discussion of the role of the private sector as the 
developers and what their financial base line requirements might be to initiate projects.   

2. The Policies, Strategies, and Actions correctly stress the need for community input and support and 
the importance of compatibility with the surrounding areas. 

 
B. CURRENT DRAFT ISSUES 

1. References to the village cores mostly make clear that the references are to the historic villages in 
the Suburban Area, but not completely. The text should more clearly note the difference between 
the Suburban historic villages and the Rural historic villages.   

2. The definitions of the Revitalization and Redevelopment fail to mention the need for upgrades in 
public infrastructure, the establishment of missing capital facilities, and parks and open space as 
part of the program. 

C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. The Coalition of Loudoun Town infill/redevelopment September 5, 2018 analysis identified many 
sites in the Suburban Policy Area with potential to be redeveloped into high-density residential or 
mixed-use to alleviate growth pressure on the Transition and Rural Policy areas while locating 
development near existing transportation, shopping, services, parks, utilities, and other suburban 
amenities.  The Board should reconsider their proposals. 

2. Include the Transition Policy Area for the application of the Infill policies, strategies, and actions. 

3. Revise the definitions on page 2-14 to reflect the County role in provision of infrastructure, capital 
facilities, parks and open space on the one hand and the private sector investment role on the 
other. 

D. VISION 

The statement should mention enhancing affordable housing stock. 

CHAPTER 2 - QUALITY DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE 

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. 

Loudoun County will utilize infill, revitalization, and 
redevelopment policies to maintain vibrant communities, 
revitalize underused areas, with planned public investment in 
services and facilities, through public/private partnerships. 
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E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. Addition of the concept of meeting community needs and values is critical to the PSAs. 

2. Policies should “require” community amenities (pedestrian/bicycle facilities, sidewalks, traffic 
calming, street lighting, bus stops, cultural centers, and community gathering places) without 
“incentives.” 

3. Zoning regulations should not need to be “flexible” to encourage and ensure creative design 
standards meet community needs and values. 

F. QUESTIONS FOR WORK SESSIONS 

1. Will the major emphasis on creating new areas for Mixed Use Projects along the major road 
corridors limit the interest in Infill and Redevelopment projects? 

2. The Transition Policy Area also should be subject to the Infill policies and actions.  However, the 
section of Chapter 2 covering the TPA does not call for their use and is silent on the need for 
Community input and support.  Why is this not mentioned? 
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CHAPTER 2:  Quality Development – Urban Policy Area 
 

A. SUMMARY / GENERAL OBSERVATIONS  

Loudoun County opted into the Metro Silver Line in 2012.  However, the County still does not have an 
overall Plan for the Urban Policy Area (UPA).  The present draft Plan covers many design ideas and 
policies, but leaves unaddressed key questions. 
 

B. CURRENT DRAFT ISSUES 
1. Insufficient attention on urban growth in plan (lack of timelines and design details). 
2. Insufficient walking/biking plans create a disconnect with goals. 
3. Negative financial impacts if not properly designed and implemented. 
4. County lacks experts on urban areas and necessary expertise is not addressed in plan. 
5. Interim development (i.e., before Plan and new zoning) is not tied directly to ultimate vision. 

 
C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. Recognize that the future of the Metro Tax District and the Urban Policy Area are the most 
important development challenge in Loudoun for the next 20 years and should be viewed as a 
sustained development issue and not merely a “planning issue.” 

a. Add specific detailed small area plans for each Metro Area. 

2. Establish a Task Force with representatives from Economic Development, Transportation, Planning, 
and Finance under an Assistant Administrator to guide the work over time. 

a. Add outside experts in urban planning to effort. 

b. Retain on an “as needed” basis architect/design expertise with urban design experience and a 
real estate specialist with major experience in marketing and coordinating urban development 
at this scale.  

3. CTP must ensure separate lanes for Bikes, Pedestrians & cars on all streets near stations, not just 
shared car lanes.  

 
D. VISION 

Loudoun needs to clearly articulate that the majority of future growth is expected to happen at the 
Metro Station area.  This is more sustainable, manageable, and matches where the public has indicated 
that it wants the County to grow.   

CHAPTER 2 - QUALITY DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE 

Urban Policy Areas - VISION 
The Urban Policy Areas (UPA) will be complete communities 
that accommodate living, working, shopping, learning, and 
playing in dense urban environments of walkable mixed-use 
and transit oriented development. These areas will possess 
high-quality public environments with accessible and 
connected spaces, and a rich mix of uses that establish a 
distinctive sense of place. UPA communities are envisioned 
to support development types, patterns, and densities that 
will create jobs, grow the tax base, and be fiscally 
sustainable. 

The Urban Policy Areas (UPA) will be the target area for most of 
Loudoun’s future growth through 2040, with complete 
communities that accommodate living, working, shopping, 
learning, and playing in dense urban environments of 
walkable/bikeable mixed-use and transit-oriented development. 
These areas will possess high-quality public environments with 
accessible and connected spaces, and a rich mix of uses that 
establish a distinctive sense of place. UPA communities are 
envisioned to support a range of residential options for all income 
levels, development types, patterns, and densities that will create 
jobs, grow the tax base, reduce additional traffic and be fiscally 
sustainable. 
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E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. The policies, strategies and actions in the UPA do not adequately provide detailed direction and 
outcomes the County wants to achieve in the three station areas.  

a. There should be overall policies with the next step to develop even more detail through specific 
area plans that are included in the Comprehensive Plan.  

2. Loudoun should study the examples set in neighboring jurisdictions on the Metro lines to consider 
the types of detail that should be in the UPA overall plan, and in the specific area plans for each 
station.  

a. Some of the many details to include: consideration of orientation and placement of public 
spaces; site design principles to maximize solar access; placement and mix of residential units 
to minimize walking distances to the stations with availability for all ages and incomes; higher 
percentages of affordable and workforce housing; guidelines for grid of tree-lined streets to 
improve pedestrian experience, and trails and bike access throughout the area both near and 
further from the stations; guidelines for green buildings and plan for district energy to partner 
with nearby data centers and reduce overall energy impacts; protection of wetlands and 
headwater streams, preservation of natural resources and stormwater management using LID 
and natural systems.   

 
F. QUESTIONS FOR WORK SESSIONS: 

1. What is the comparative advantage of Loudoun’s Metro locations and land area over the 
stations that are in Fairfax and Arlington?  How will Loudoun maximize its advantages?  How 
are the different roles between the Ashburn and Gateway Stations being defined, and how will 
Loudoun best take advantage of its land area within a half mile of the Innovation Station in 
Fairfax? 

2. Should the top priority to obtain the largest amount of tax revenues with build out in the 
shortest time that ultimately will cost the county more in services? Or should it be to seek 
longer term, higher value build-out as the market matures which may better serve the long- 
term interests of Loudoun citizens? What are the benefits achieved through a detailed plan that 
meets multiple objectives? 

3. What will be the effect of the Urban Policy Area build-out on similar land use projects 
elsewhere or will development outside the tax districts hold back the growth of the Urban 
Policy Area? 

4. As other counties have discovered, Loudoun may have to prioritize public capital investment to 
make the Urban Policy Area attractive for investment. Can the County afford to do that if it 
does not reduce growth and associated needs created by new residential growth elsewhere? 
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CHAPTER 2:  Quality Development – Suburban Policy Area 
 

A. SUMMARY / GENERAL OBSERVATIONS  

The draft Plan makes a major shift from the Revised General Plan (RGP).  The RGP planned the 
Suburban Policy Area (SPA) as the low-density fringe of the Washington Metropolitan Area with specific 
focus on the quality of life for families.  The draft Plan proposes urban densities with a focus on the 
“millennials” cohort with the conversion of reserved land for high value economic development into 
mixed use areas. 
 

B. CURRENT DRAFT ISSUES 

1. The Suburban Policy Area has been designated as having three “small area plans” without any true 
planning done to demonstrate how they are related to the transit stations to which they are 
connected. 

2. Too much retail with not enough demand. 

3. SPA Small Area Plans are needed to avoid public facility deficits required before opening up higher 
density/mixed use projects. 
 

C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. Define implementation requirements for “small area plans,” along with necessary community 
outreach, prior to opening up the Suburban Policy Area to the Mixed Use development as proposed 
in the draft Plan. 

a. Required to ensure future development can be well serviced by schools, parks, trails, and other 
capital facilities and the traffic generated will not cause permanent and irreversible congestion. 
(SPA Policy 1, Strategy 1.1., Action A) 

2. Implement strategy, “Reserve adequate amounts of developable commercially zoned land for 
cluster growth” as part of the small area plans. (Chapter 5, Economic Development, Policy 1, 
Strategy 1.5., Action F).  

a. Land should be held back from Mixed Use development to attract major institutions and/or 
corporate headquarters.  

3. Adopt an integrated land use and transportation phasing plan that details how needed facilities and 
services are to be provided until the Arterial Road Improvements are made.  

a. The February 1, 2019 County Staff Report stated, “Fiscal results are pending analysis of whether 
and to what extent additional transportation infrastructure is needed to accommodate 
forecasted growth.”  

Essential detailed planning must be completed to ensure that the Suburban Policy Area will not 
result in a significant lowering of the quality of life for SPA residents through public facility 
deficits and continued traffic congestion. 

b. This recommendation does not apply to the UPA and Metro Tax District. 
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D. VISION 

CHAPTER 2 - QUALITY DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE 

Suburban Policy Area- VISION 
The Suburban Policy Area (SPA) contains self-sustaining 
communities that offer 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. 

The Suburban Policy Area (SPA) is a mix of residential, 
commercial, and employment uses where one can live, work, 
and play with a full complement of public services and 
facilities; amenities that support a high quality of life.  The 
SPA will include designs that incorporate a holistic approach 
to maintaining and improving community character through 
compatible development, selective mixed-use in-fill projects 
which includes meeting Loudoun’s “un-met” housing needs, 
responding to major traffic congestion, and over-coming 
public facility deficits. 

 
1. Calling the Suburban Policy Area out as self-supporting demeans the value of rural areas that may 

be seen as not self-supporting because the value of open lands has not been factored into the 
analysis. 

 
E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. Undefined, unquantified “incentives” should not be the primary means for the County to provide 
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). 

 
F. QUESTIONS FOR WORK SESSIONS: 

1. Does the shift from the RGP to a focus on urban densities and “millennials” benefit the residents 
who live in the Suburban Area and if so, how?  

2. With the volume of proposals for Mixed Use development in the Route 7, Route 28, and Route 50 
corridors creating substantial development opportunities, how likely is it that Infill sites (which are 
more challenging to develop, but offer more benefits to area residents) will be built during the plan 
horizon? 

3. Has there been analysis of the buildout potential for the extensive mixed-use? What it will require 
in acreage and number and type of schools and public facilities?  

4. Mixed Use projects after approval have frequently asked for amendments in order to convert the 
approved commercial areas to additional residential.  Has staff completed an analysis of multiple 
scenarios to take this into account in the residential projections in the Plan?  

5. Has there been an analysis of the potential demand for retail and office in these areas, and if 
demand lags, scenarios that consider the potential for commercial uses to convert to data centers?   

6. Although the TischlerBise analysis states there will not be a major transportation impact, there has 
been no consideration of a plan to make transit on the respective corridors integral to the proposed 
mixed use development.  Without associated transit planning, how can it be determined that this 
amount of mixed-use development will manage/reduce vehicle trips, and not increase overall 
congestion on local roads? 
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CHAPTER 2:  Quality Development – Transition Policy Area 
 

A. SUMMARY / GENERAL OBSERVATIONS  

1. The Transition Policy Area (TPA) section is the most controversial in the Plan, with a tripling of 
build-out potential being proposed.  What for 20 years has been embraced as a low-density 
transition between the Suburban and Rural is now being proposed for extensive Suburban densities 
of 4 to 8 units per acre while still retaining 50% open space.   

2. The suburban densities and not in keeping with the promise of the Transition Policy Area as a 
“visual and spatial transition between the Suburban Policy Area to the east and the Rural Policy 
Area to the west” (Loudoun County Revised General Plan 2001 – Chapter 8).  

3. The changing nature of the Transition Policy Area in the Loudoun 2040 Comprehensive Plan draft 
calls into question the County’s long-term commitment to the TPA and rural areas to the west. 
While the Revised General Plan called the TPA a “permanently defined” policy area, the draft 2040 
Comprehensive Plan revises the TPA and removes any reference to the  permanence of this zone. 

4. The emphasis on growth, whether residential, commercial or industrial, is at odds with the vision 
and goals that represent the Transition Policy Area.  Public input has been clear that this chapter 
needs to be revised to bring it back in line with original vision and goals. 

 
B. CURRENT DRAFT ISSUES 

1. The draft does nothing to address the underlying issues facing Eastern Loudoun. Land in the TPA is 
not set aside for parks, trails, public facilities and other public spaces so sorely lacking in the East. 
There is no vision for contiguous green infrastructure. The land that is available today that could 
serve this purpose is not identified, nor is any attempt made to reserve it for future needs.  

2. The current plan calls for predominantly SFD and SFA units, which per the TischlerBise report are 
revenue negative with each dollar of tax revenue requiring an average of $1.47 in County expenses.   

a. There were 6,296 homes in the TPA as of July, 2017 and another 5,086 permitted under current 
RGP zoning, for 11,382 TPA units at future build out.3   

b. The Loudoun 2040 Plan (March 13, 2019) proposes to add 17,640 dwelling units to the existing 
6,296 homes, of which 1,500 are allowed through the conversion of 934 acres of RPA property 
into the TPA for an estimated 24,000 homes by 2040.   

3. To offset the resulting revenue negative impacts and expenses, the Plan assumes there will be 
proffers obtained by extending the “small area plan” concept out to cover the TPA.   

a. The TischlerBise analysis incorrectly assumes a full recovery of proffers on the date the house is 
occupied.  The report also makes it clear that without proffers the financial costs to the County 
of implementing the TPA Plan will be significant4.   

                                                           
3 Staff Report to Board of Supervisors, July 19, 2018 
4 TischerBise, 2/1/2019, p. 4, “Without proffers from the TPA and portions of the RPA that are proposed to be 

moved to the TPA, all Proposed Plan scenarios would produce negative fiscal impact results.” 
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b. To cover for the residential financial deficits, the Plan (based on Planning Commission requests 
and forecasts) calls for a massive expansion of land available for “light industrial” Data Center 
development surrounding the new Academies of Loudoun STEM school.   

c. The volume of light industrial/data center land in the plan may likely jeopardize the important 
source water protection area for the drinking water supply from Goose Creek.  

 
C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. All groups support a substantial decrease in the TPA build-out potential, with some differences in 
focus and detail between contributing member organizations: 

a. Perspective 1:  Supports the proposed TPA build-out per the May 2018 draft and would include 
amendments to the "Transition Area Small Lot" and Transition Area Compact Neighborhood" to 
include performance criteria for minimum and maximum acreage with allowable increases in 
density directly related to the provision of workforce housing and “unmet needs.” 

b. Perspective 2:  Proposes two tradeoffs of increased density in selected areas. Some prefer no 
density increase at all, retaining the single-family-detached neighborhood structure that 
reflects most of the TPA development today. Others would prefer to see the existing density (or 
a slight increase) concentrated in specific areas (i.e. Q2 and L1) to match the surrounding 
density, with infrastructure to support it; IF the density increase were to be exchanged for 
more public space in the remaining TPA. 

c. Perspective 3:  Supports limiting build-out potential to its current maximum in order to 
accommodate drinking water source protections and acreage that will be needed for TPA and 
SPA schools, parks and trails and other public facilities.  Bonus densities would provide for a 
limited increase in overall build-out. 

2. Do not permit the transfer of RPA land bays P1, P2, and Q1 into the TPA to prevent setting a 
dangerous precedent.   

3. Contrary to arguments presented, adding 1000 more houses in this area will worsen the current 
issues expressed by the current residents which include: noise and run-off from the Greenway; 
lights from Heritage High School and Sports Plex; difficulty accessing Evergreen Mills Road safely 
during rush hours; and new County Shooting Range being built.   

4. Cut back the Data Center Industrial Area to remain only on the north side of the Greenway. Exclude 
industrial/data centers from all of Land Bay A-1 south of Greenway, all of Land Bay A-2 and all of 
Land Bay A-4 to protect the school site, existing residential development, to preserve the heavily 
wooded area and protect Goose Creek and the drinking water intake.  

5. Eliminate commercial “mixed use community centers,” west of Northstar Blvd in the TPA. 

6. Condition the opening of the TPA for increased density development to the completion of the 
essential road improvements as set forth in the CTP and the reservation of essential school sites, 
parks and trails to service the growing population in the future. 

7. Open space should be on contiguous land and placed in permanent conservation easement to 
preserve from future land use changes. An Open Space Plan should be required from all 
development applications that demonstrates how the open space is integral to the development 
and contributes to contiguous trail connections throughout the policy area.   
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8. Preserve 70% open space in the Lower Bull Run, Middle Goose and Lower Sycolin subareas. 

9. Keep Northstar Blvd to 4 lanes south of Rt 50 and delete reference to Bi-County Parkway.   
 

D. VISION 

CHAPTER 2 - QUALITY DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE: Options 

Transition Policy Area - VISION 
The Transition Policy Area (TPA) is visually distinct from 
adjoining policy areas, providing expansive open space with 
recreational opportunities while accommodating a 
development pattern that promotes environmental 
protection, housing diversity, quality design, and economic 
growth. 

The Transition Policy Area (TPA) is enduring, visually and 
spatially distinct from adjoining policy areas, utilizing green 
infrastructure policies to provide 50% or more open space that 
supports and protects public drinking water source watersheds, 
natural and historic assets.  The TPA ensures abundant trails, 
parks, and recreational space while accommodating limited 
residential development with housing diversity, quality design and 
economic growth. 

 
E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. The PSA for the Transition Policy Area assumes that proffer policies will be extended to cover the 
area.  But if there is a court challenge or other reason proffers are not available will the same 
proposed 14,000 Single Family Detached (SFD) and Single Family Attached (SFA) be proposed.  
Should the PSA reflect this situation? 

2. Prior to the establishment of higher density residential units to create affordable and diverse 
housing opportunities, the opening up of the TPA should only be done under highly controlled 
policies which will actually achieve the housing policies of the County as opposed to more suburban 
style housing.  Note “mixed use” projects should not be introduced to the TPA. 

F. QUESTIONS FOR WORK SESSIONS: 

1. Should the proffer issue be resolved legally before the County commits to adding 17,640 homes? 

2. Will any transfer of RPA property to the TPA set a precedent which will require future Boards of 
Supervisors to approve additional transfers as property owners seek the land value windfall? 

3. Should the massive amount of data center development be cut back and away from existing 
residential developments? 

4. Presently the residential Place Types all include pictures of standard suburban housing and have no 
specific performance standards for the provision of workforce housing and responding for “unmet 
needs.”  Shouldn’t any additional housing be required to meet specific performance standards that 
will result in workforce housing and respond to “unmet needs?” 

5. The Plan calls for a large “mixed use community center” on Route 50 across from Lenah.  This will 
evolve into “highway commercial” and add to congestion on Route 50 as well as undermine the 
historic character of the highway less than 2 miles from Mt Zion Church.  Should the Plan require all 
commercial development to be solely to serve neighborhoods and be internal to the TPA area? 

a. The surrounding community has embraced a “mixed use” proposal for the southwest corner of 
Gum Spring and Braddock in order to dramatically reduce trip counts that a retail-only 
development would generate. Given the unique challenges posed by developing this parcel and 
it is currently zoned as residential, should this type of unique solution be examined?  
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6. Is there any obligation to consider the investments of residents who purchased their property 
under one set of Plan assumptions when considering a new set of Plan policies which will have 
substantial negative impact on those existing residents?  

a. As an example, the southeast corner of Gum Spring and Braddock was recently rezoned for a 
small amount of retail, a large dedicated portion for open space uses, and the remainder for 
residential uses. Yet Loudoun 2040 Plan calls for the whole parcel to be designated as 
Commercial. Should the Plan dramatically change the character of a parcel that a recent Board, 
Planning Commission and County Staff painstakingly approved and residents in the adjacent 
community based their purchases on? 

7. The TPA has the potential if properly planned to be the “Green Lungs” of the SPA with provision of 
school sites, parks, trails which can be used by Suburban households.  Should the TischlerBise study 
states a need for 14 new schools to serve the Plan proposed student population and a need to set 
aside 1,247 acres for public facilities.  Should these essential facilities be planned and secured 
before the area is opened for additional development? 

8. The CTP calls for Evergreen Mills Road to be four-laned eventually?  Should this essential 
infrastructure project be in place prior to opening up the TPA for further development as has 
already been acknowledged in the Braddock Road M series land bays concerning the road 
requirements? 
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CHAPTER 2:  Quality Development – Rural Policy Area 
 

A. SUMMARY / GENERAL OBSERVATIONS  

The section on the Rural Policy Area (RPA) provides a generally accurate reflection of the views of the 
County residents, both East and West, and current policies.  However, the section needs to be 
strengthened by a stronger statement that the RPA is a permanent resource for the County.  

B. CURRENT DRAFT ISSUES 

1. The Plan does not speak strongly enough to the protections of Rural Policy Area.  Green 
Infrastructure assets of the environment, natural and heritage are a critical component of the rural 
tourism industry.  The location of inappropriate land uses in the RPA will destroy both tourism and 
agriculture. 

2. All references to Purchase of Development Rights (PDRs) and Transfer of Development Rights 
(TDRs) have been struck from the plan. An almost unanimous position of contributing coalition 
organizations agree these are very important and useful conservation tools.  

a. There has not been sufficient discussion of how they could be applied as proffers for 
commercial rezoning and more intensive land use in all policy areas.  

b. It is absolutely necessary to have these tools in the Plan in order to be able to explore their 
potential uses to retain prime agricultural soils, open space, and land for the highly valued rural 
economy uses.  They can create additional avenues and options as proffers for rezoning and 
new developments.  

3. In general, there is too much emphasis in this chapter on economic development of the RPA, rather 
than preservation of agriculture, heritage and this natural resource.   

a. For example, the Rural Economic Development Council (REDC) is designed as an ‘advocacy’ 
committee rather than just an advisory committee.  They need to take into account the overall 
preservation and enhancement of the resources of the RPA as part of their mission and not 
allow inappropriate rural economy uses.  

4. The outline for performance standards for rural economy uses needs to be expanded and 
emphasized. 

5. While there are references to establishing trails in specific areas, the concept of a trail network 
needs to be developed, linking all policy areas together, including and especially the eastern region 
of the county where there are insufficient resources. 

C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. Identify a full range of Land Management tools for future consideration to encourage land 
conservation.  Include PDRs and TDRs as optional land management tools for consideration by 
future Boards of Supervisors. 

2. Maintain rural roads policy and plan a network of trails for hikers, horse and bike riders.  

3. Add Place Types for Rural Tourism Facilities and Cluster Housing which create performance criteria 
and specific development plans for the required open space, required for environmental protection 
and to be supportive of land use. 
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4. Strengthen the Policies for identifying appropriate and controlling inappropriate land uses being 
located in the RPA to preserve rural tourism and agricultural investments. 

5. Land set aside for the rural economy or open space lot must contain a minimum of 80% Class I and 
Class II agricultural soils.  

D. VISION 

CHAPTER 2 - QUALITY DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE 

Rural Policy Area - VISION 
The Rural Policy Area (RPA) is an enduring rural 
landscape that is characterized by a unique composite 
of natural and man-made environments, rural economy 
uses, working agricultural lands, open space, and a 
limited residential base.  

The Rural Policy Area (RPA) will continue to be a permanent Countywide 
asset, with an enduring rural landscape characterized by limited 
residential development, a unique composite of natural and historic 
assets, rural economy and equine uses supporting tourism, working 
agricultural lands and open space.  Its continued success requires a 
range of land management tools and performance standards to maintain 
long-term economic, environmental and social sustainability.  

 

E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. Although indicating support for the RPA as a whole, the Plan does not include policies, strategies 
and actions necessary and sufficient to maintain  
a. prime agricultural soils and secondary cropland; 
b. support for long-term farm leasing; 
c. sufficient ag education and vocational training programs; 
d. efforts to promote new farm infrastructure (e.g., water systems, barns, handling and processing 

facilities);  
e. efforts to preserve older farm structures directly used for crops and livestock for food 

production; and 
f. rural economy lots and open spaces appropriate and reserved for farming or for parks, trails, 

equine uses, and other outdoor recreation. 

2. Linear parks are a critical component of all policy areas. They could link all policy areas together, 
including rural economy and agrarian land uses, and open spaces in the RPA. Such a system would 
contribute to and enhance the unique character of Loudoun County and integrate Loudoun County 
into an organic whole.  

F. QUESTIONS FOR WORK SESSIONS: 

1. The land management tools for the rural area should be comprehensive in scope, but flexible in 
implementation.  PDRs and TDRs as land management tools have been requested by almost every 
group participating in this consolidated report.  Why have they been dropped from the Plan when 
their use should be an option for consideration for future Boards of Supervisors? 

2. Why are there no Place Types for Rural Tourism Facilities and/or Clustered Housing?  Both are 
mentioned in the text but not illustrated as Place Types. 

3. Development easements are created through the zoning and subdivision process and are different 
from Conservation Easements.  Why are there no policies for Development Easements in the RPA? 
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CHAPTER 2:  Quality Development – Rural Villages 
 

A. SUMMARY / GENERAL OBSERVATIONS  

The Rural Villages Plan is a subsection of the Rural Policy Area.  It is appropriate to recognize the 
Villages in this way.  The draft Plan needs a stronger recognition that these historic villages are vibrant 
communities and serve as the focal point of surrounding rural areas.   

B. CURRENT DRAFT ISSUES 

1. Of concern is the frequent reference in the Plan that the County is seeking and encouraging 
additional residential and commercial development within the villages as opposed to setting forth 
clear policies to control future growth to preserve the historic village character. 

2. Excessive Ambiguity.  Although the Plan purports to protect the historic and community values of 
the villages, it does not lay out specific protections for those values.  For example, it states that any 
new development must be consistent with historic standards, but then it backs off with language 
like “where appropriate.”  The addition of these qualifiers negates the value of these protections 
and should be replaced with affirmative protections. 

3. No Explicit Community Input.  The Plan indicates that there will be County review and rule-making 
for the rural villages, including boundaries, standards for design, and possibly special zoning.  It is 
important to have rules that will protect the Villages, but they should be written with significant 
oversight by and input from the communities affected.  

4. The Comprehensive Plan should recognize the value of the current caretakers of these Villages and 
empower them to establish rules that will protect the historic values and quality of life of the 
Village.   

 
C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. Support the recommendations of the newly-formed Loudoun Historic Village Alliance (LHVA). 

2. Delete references to encouraging and seeking residential and commercial growth in the historic 
Rural Villages and replace with Policies, Strategies, and Actions which control growth. 

3. There is a need to add a strong statement on the importance of preserving the small schools and 
other public facilities, as they are community focal points.   

a. Edit the Rural Villages Place Type to reflect the retention of small schools and set clear 
guidelines as to the appropriate scale of any new development within a Rural Village. 

4. Prepare a Village Commercial zoning regulation which relates the allowable mix of uses and scale of 
those uses to the measurable compatibility with the Rural Village and the wishes of its citizens. 
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D. VISION 
 

CHAPTER 2 - QUALITY DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE 

Rural Villages - VISION 
Rural Villages are important historic settlements that possess 
significant heritage, cultural, social, and economic assets that 
contribute to the character of the Rural Policy Area. 

Rural Villages will continue to be vibrant communities that 
reflect historic settlement patterns that preserve and 
enhance Loudoun’s social and cultural heritage, while 
contributing to the tourism economy, maintaining small 
schools, and ensuring development in scale and 
compatibility to the Village and the overall character of the 
Rural Policy Area. 

 
E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. The “encouragement” of development in Rural Villages should not be a strategy.  Infill development 
should be limited to residential and commercial uses that enhance the existing villages. 

2. Small area planning should be in the control of the Rural Village community with assistance from 
the County professional staff. 

3. Rural Commercial zoning should only allow for residential uses above or inside a common structure 
with a commercial use, not detached single family or single family townhomes. 

 
F. QUESTIONS FOR WORK SESSIONS: 

1. Given the close sense of community in the historic villages, should citizen participation be required 
for all development and public decisions which have direct impact? 

2. The Plan calls for County Staff analysis of what self-identified villages should or should not be 
considered officially as Rural Villages.   Would it be better to allow these self-identified villages to 
request status as a Rural Village and make their case within an application? 

3. What is the justification of the County encouraging and seeking addition residential and commercial 
growth within historic rural villages? 

4. Why should County resources be used to prepare “small area plans” for Rural Villages as opposed 
to supporting local village initiatives at preparing their own self- generated Plans reflecting the 
Village objectives and values? 

5. The Rural Commercial zoning regulations were changed to accommodate growth pressures in Old 
Ashburn, but now jeopardize the commercial development in historic rural villages.  Should the 
Rural Commercial zoning for rural villages be rewritten to reflect the wishes of the western rural 
villages? 
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CHAPTER 2:  Quality Development – Towns & JLMA 
 

A. SUMMARY / GENERAL OBSERVATIONS  

The March 13, 2019 Plan draft is greatly improved over prior versions with the direct language provided 
by the Mayors of the seven western Loudoun towns.  In the same manner, the seven Mayors 
contributed directly to language changes for the Policies, Strategies and Actions of the current draft.  
These changes should be accepted as final by the Staff and Board of Supervisors. 
 

B. CURRENT DRAFT ISSUES 

1. Leesburg is of different scale and importance compared to the other towns and should be 
recognized as such with its own policies, strategies, and actions as mutually negotiated with town 
officials. 

2. The JLMA’s have been largely built in an around towns and factual information is needed as to what 
remains to be built.  Each JLMA is different and should be related to the town.  Major road projects 
and public facilities need to be noted for each. 

3. Estimates of potential residential growth and dwelling units need to be calculated.  Since school 
costs are charged to the County, dwelling units in towns are fiscally positive and are used to pay off 
water/sewer debt. This has an impact on the surrounding rural area. 

4. However, data in TischlerBise Study for the Towns/JLMAs and the Rural Policy Area (RPA) cannot be 
calculated independently to show if the various areas are positive or negative.  

a. The TischlerBise fiscal analysis aggregated Leesburg (~42K population), other Towns (~12K 
population with no significant non-residential) and Joint Land Management Areas (JLMA's, 
almost entirely residential).  All may be fiscally negative due to the volume of residential.   

b. When combined with the RPA, the "overall" is a negative fiscal impact, but without any 
indication of the breakdown between the differing areas with differing regulatory controls 
(County vs. Town). 

 
C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. When the consultant was asked about this aggregation the response was that TischlerBise was 
asked to calculate in detail only the Urban, Suburban, and Transition Policy Areas and aggregate 
everything else.  TischlerBise indicated they can analyze the RPA, Towns and JLMAs separate if 
asked to do so.  

a. For a specific breakdown of the fiscal impact of the RPA the BOS should request that 
TischlerBise separate out the Towns, JLMA and Rural Policy Area.  

D. VISION 
 

CHAPTER 2 - QUALITY DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE 

Towns and JLMAs - VISION 
The western Towns will continue to be hubs of economic and 
cultural activity in western Loudoun. 

The western Towns will continue to be hubs of economic and 
cultural activity in western Loudoun. 
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E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

The Policies, Strategies, and Actions and Guidelines have been revised directly by western Loudoun 
Mayors and should be included as written. 

 
F. QUESTIONS FOR WORK SESSIONS: 

1. What are the realistic changes that Schools and other public facilities will be built in towns in the 
future given their build out?  Most likely they will be located in rural areas; have their impact been 
adequately considered? 
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CHAPTER 3:  Natural and Heritage Resources 
 

A. SUMMARY / GENERAL OBSERVATIONS  

1. The Chapter provides broad support for Natural and Heritage Resources, but at the same time 
substantially weakens the overall importance of the role of these assets in the future development 
of the County.   

2. By deleting the name “Green Infrastructure” from the title of the Chapter and deleting many of the 
stronger policies from the RGP it leaves protection of these elements more vulnerable from 
development pressure. 

3. The March draft does a good job of describing the importance of Loudoun’s Historic, Archaeologic 
and Scenic Resources, however, it introduces new threats to those resources and weakens the 
existing RGP protections. 

 
B. CURRENT DRAFT ISSUES 

1. Green Infrastructure 

a. Responsibility for environmental planning, monitoring and enforcement is spread throughout 
the county government, which can result in fragmented and inconsistent environmental 
protection. Natural resources are interconnected through complex systems, so their 
management should be interconnected and coordinated between county departments, as well 
as with regional and state agencies, partnerships, regional alliances and non-profits.    

b. The entire premise of the RGP’s natural asset chapter has been discarded, which is that the 
framework of the Green Infrastructure, (a.k.a., a watershed-based approach to land use 
planning), will guide where and how development and redevelopment occurs. Resources are 
interdependent. Strategies, policies and actions should protect integrated systems, rather than 
individual resources.  

c. The Introduction confuses conservation design with green infrastructure as a planning tool. The 
statement that the protection of resources is interrelated, creating a network of natural and 
heritage resources, is misleading. It is the assets themselves that are interrelated, so that 
protection should also be interrelated. 

d. Descriptive and explanatory paragraphs are inadequate to explain the importance and function 
of resources. 

2. Historic and Heritage Resources 

a. Open-ended policies in the chapter introducing flexibility and reduced regulation for 
developers and builders could be used as a wedge to destroy Loudoun’s historic and natural 
heritage. 

b. No commitment to establish land uses compatible with historic, open space, and scenic view 
areas.  

c. Removes the Historic Preservation Plan’s role as the primary planning tool for the protection 
and preservation of the County’s vast cultural resources. 

d. Limits tools available for conservation by removing policies supporting TDRs and PDRs. 
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e. Removes all policies requiring special treatment for scenic corridors and most policies for 
protecting scenic rivers. 

f. Removes incentives for adaptive reuse. 

g. Removes commitment to maintain Certified Local Government status which provides access to 
grants for historic preservation. 

h. Places open space and historic preservation in conflict by allowing applicants to make cash 
contributions for improvement of historic features in exchange for fulfilling open space 
guidelines. 

i. The proposed volume of new housing in the plan will impact of increased traffic on historic 
rural road network. 

3. Parks & Trails:  Poor coordinated focus and strategy on clearly stated community requests for Parks 
and Trails. 

a. Parks & Trails policies, strategies and actions are hidden within Chapter 6 (Fiscal & Facility 
Management) 

b. Parks & Trails are treated as a “proffer only” option instead of needed facilities (i.e., Capital 
Needs Assessment) 

c. Parks & Trails not considered or treated as part of Green Infrastructure. 

C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. Overall 
a. Restore the Chapter title from the RGP: “Green Infrastructure: Environmental, Natural, and 

Heritage Resources” to reinforce the inter-related network of environmental functions that 
must work together.  

b. Establish within the County Staff a “Green Infrastructure Working Group” for the purpose of 
strengthening cooperative working relationships for reviewing development proposals and 
furthering the Plan’s implementation 

 
2. Green Infrastructure 

a. Re-set “Green Infrastructure” name as an organizing principle and strategy with Watershed 
Management as the guiding approach, as over 750 plans throughout the Country have 
included. 

b. Retain current RGP Green Infrastructure policies;  

c. Environmental policies that apply to development must be identified at the time of application 
review, enforced during development, maintained after development is over, and monitored 
for continued performance. This requires coordination between departments.  
Update/strengthen sustainability, land acquisition, stream buffers, and integrated management 
strategy and protections for: 

i. Rivers and Streams, Surface and Ground Water  
ii. Mountainsides 

iii. Strengthen Limestone Policies 
iv. Strengthen Forest/Trees/Vegetation Policies 
v. Complementary Elements (Non-attainment area has been removed) 

vi. Reinstate Mineral Extraction Policies 
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3. Historic and Heritage Resources 

a. Strengthen protections of historic assets and resources by restoring the RGP policies supporting 
historic and heritage resource preservation.   

b. Restore commitment to maintain Certified Local Government status providing access to grants. 

c. Restore the Historic Preservation Plan and land conservation tools for protection of the 
County’s cultural resources.  

4. Parks & Trails 

a. Reference Parks & Trails in Chapter 3, Natural & Historic Assets / Green Infrastructure Chapter. 

b. Include a section on “Open Space Assets” by transferring discussion of Parks and Trails from 
Chapter 6 to Chapter 3.   

c. Expand to include spatial role of School sites, Parks, and open space easements as integrated 
parts of the Green Infrastructure network. 

d. Move/Incorporate Parks & Trails Policies, Strategies and Actions in Quality Development/Land 
Use Chapter 2. 

D. VISION 

The current language lacks a comprehensive view of the importance and functionality of the county’s 
natural assets.  It doesn’t protect resources as the interrelated system that they are.  
 

CHAPTER 3 - NATURAL & HERITAGE RESOURCES RECOMMENDED SUBSTITUTE LANGUAGE 

Protect and enhance the County’s natural and heritage 
resources, which are fundamental to the health, safety, welfare, 
sustainability, and enjoyment of current and future generations. 

Protect and enhance a connected network of irreplaceable 
natural and heritage assets by partnering with organizations, 
towns, state and federal agencies to provide health, safety, 
economic and social well-being, biodiversity, sustainability, 
and enjoyment for current and future generations.  The 
County will enhance the Green Infrastructure role in 
providing a network of parks, trails, and passive recreation 
opportunities for all residents while it provides for clean 
water, biodiversity, and clean air for all to enjoy. 

 

Reasons for proposed text change:  Add language that acknowledges natural assets as an irreplaceable 
unified system, to help protect assets throughout the County, rather than solely by site (conservation 
design), or by select policy areas.  Expand the vision to acknowledge additional quality-of-life factors that 
the policies should protect, and who will contribute to their protection.  
 
E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. The lack of goals and objectives affects the effectiveness of the policies, strategies and actions. 

2. Policies, strategies and actions would be more comprehendible if they were paired with relevant 
descriptive text. 

3. Strategies and actions refer to non-existent objectives. 

4. Measurable goals, benchmarks for success, and timelines for carrying out actions are absent. 

5. Many policies, strategies and actions are weak, or not up to 21st century standards.    
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F. QUESTIONS FOR WORK SESSIONS 

1. Why was “Green Infrastructure” deleted from the Chapter? 

2. Why has the proposed Chapter deleted or modified many of the policies from the RGP? 
 
 

RECOMMENDED SOLUTIONS FOR CHAPTER 3: 
 
 

Option 1:   To facilitate and expedite the volume of required changes to the current Plan draft:  

a. Keep the current Revised General Plan chapter’s language; 

b. Transfer it to the Plan’s Policies/Strategies/Actions format;  

c. Add updated language related to sustainability; and  

d. Strengthen policies for land acquisition and funding, stream buffers, integrated 
management strategies and complementary elements where needed. 

 
Option 2:   Rewrite the current chapter using green infrastructure as the framework for all land use 

decisions 

a. Restore and retain the green infrastructure language identified in the 2017 Envision 
Loudoun Foundations Report (see Appendix, next page). 

b. Incorporate American Planning Association’s best practices for comprehensive plans: 

o Restore, connect, and protect natural habitats and sensitive lands.  

o Plan for the provision and protection of green infrastructure.  

o Encourage development that respects natural topography. 

b. Ensure actions support strategies and strategies thoroughly address policies.    

c. Restore Policies from the Revised General Plan (RGP) that have been removed from, or 
weakened in the draft plan (see Appendix)  

d. Flesh out adequate policies, strategies and actions for: 

o River and stream corridors, limestone areas, slopes, wetlands 

o Integrated management strategies 

o Land acquisition and funding 

o Sustainability 
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APPENDIX:  Natural and Heritage Resources 

1. Policies from the Revised General Plan (RGP) that have been removed from, or weakened in the 
draft plan:  
a. Removed: “The County will use integrated management strategies in using the Green 

Infrastructure to ensure that all land use planning and development respect and preserve 
holistic nature of the elements of the Green Infrastructure.” (GI policy 2) 

b. Removed: Partnership w US Army Corps of Engineers to regulate wetlands. (RSCOD policy 13) 
c. Weakened: “will commit resources to maintain the County’s flood maps as a Cooperating 

Technical Community (CTC)” to “will maintain its current status as a CTC.” (policy 20) 
d. Removed: “Implementation of Prime Agricultural Soils policies will be coordinated with the 

County’s Erosion and Sediment Control Ordinance and other state and fed programs to 
appropriately deal with potential problems. They will also will be coordinated with the State 
Use Value Assessment Program and Ag and Forestral Districts." (Prime Ag Soils) 

e. Removed: “work proactively with residents to identify potential roadways for VA By 
designation” and to “define and designate historic access corridor districts.” 

f. Removed: “The County will continue to play an active role on the Metropolitan Washington Air 
Quality Committee (MWAQC) and the National Capital Region Transportation Planning Board 
(NCTPB) and will do its part in implementation of the Phase II Attainment Plan and future 
emissions reduction programs.” (Air quality policy 5) 

g. Removed: will no longer work with the Town of Leesburg to analyze long-term airport noise 
potential. (Airport Noise policy 2) 

2. “The green infrastructure network should be approached as a system, regardless of ownership. 
Local, regional, state, federal, and private owners of the network should coordinate activities in 
order to provide an efficient, systems- based approach.” (SE Michigan comp plan) 

3. Establish a centralized environmental planning and monitoring function with responsibility for 
coordinating the actions of individual county agencies to affect a comprehensive program to 
preserve and improve the environment. (Fairfax County) 

4. Take a regional or watershed-based approach to environmental issues. (Fauquier) 
5. Initiate the formation of a local interjurisdictional Natural Resources Working Group for the 

purpose of strengthening existing partnerships and developing new cooperative working 
relationships. (Arlington) 

6. Integrate and link planning, development and environmental goals and efforts by creating a 
coordinated policy and management framework. (Arlington) 

7. All County offices, to include Loudoun County Public Schools, involved in land use will coordinate 
with local, federal, state, and regional environmental organizations to facilitate the exchange of 
data and implementation of environmental protection measures. (Prince William County) 

8. Reinstate integrated management policies from the RGP that have been removed or weakened. 
9. Set Measurable Goals and Metrics for Achievement 

a. Tree Canopy • How much currently exists? 
b. Wetlands • Where is it located (map)? 
c. Unvegetated stream banks • What is the goal for the amount or % of 

each? 
d. Ecological cores & natural corridors to 

connect 
• What are the benchmarks/timeline for 

achieving goal? 
e. Impervious surface  
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Value of Green Infrastructure:  Envision Loudoun Foundations Report, 2017 
 

  
Source:  2017 Envision Loudoun Foundations Report 
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CHAPTER 4:  Housing 
 

A. SUMMARY / GENERAL OBSERVATIONS 

1. The April 3, 2019 Staff report summarized several key facts: 

a. The January 2018 Kimley-Horn Market Analysis forecast for Loudoun County concluded a 
“market demand” of 60,120 housing units.  This “market demand” was defined as 
“unconstrained by policy decisions, land availability and public sentiment . . . focused solely on 
what the real estate market would support . . . through 2040 with no barriers to development.” 

b. The September, 2018 Metropolitan Washington Council of Governments (MWCOG) forecasted 
108,000 residential units for the Metropolitan Washington REGION by 2040. 

c. Taken together, this indicates the current TischlerBise fiscal analysis and County forecast of     
56,360 less the current Revised General Plan forecast of 29,470 units by 2040 indicates the     
current Plan draft expects Loudoun to fill over 25% of the entire Region’s housing 
requirements.5 

2. The claim by business interests that Loudoun needs to meet all housing demand to support the 
economy has been questioned by both the Board and the public.   

a. In Chapter 5, Economic Development, it states, “Since the start of the 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. (Chapter 5-3).   

b. With nearly 50,000 residential units already approved for development it is clear Loudoun’s 
commercial development can continue unobstructed.   

3. Workforce housing is a serious problem, but it is not solely a Loudoun issue as implied in the 
Housing Chapter.  It is a problem created by decades of stagnant wages while housing costs have 
risen.  Loudoun has already discovered, during the rapid residential housing growth over the last 20 
years, that simply building a lot more housing will not solve the regional issue, but rather increase 
the workforce housing need.  A separate white paper has been prepared to identify the primary 
recommendations and actions for the Board. 

 
B.  CURRENT DRAFT ISSUES: 

1. The text fails to acknowledge housing demand and affordability as national and regional issues; the 
County has limited options and funds and should not expect to fill a larger than fair share of entire 
need.   

a. As the George Mason University (GMU) Report points out, Workforce and Affordable Housing is 
a widespread problem; every jurisdiction in the Washington Metropolitan Area has similar 
“house burdened” populations nearing 30% of the total.   

2. The TischlerBise Fiscal Impact Study (February 1, 2019) and County Staff reports point out that, 
“development of office, industrial, and data center square feet are expected to be the same under 
either [RGP or Loudoun 2040] plan,” (p.4).    

                                                           
5 Item 1, Loudoun 2040 Comprehensive Plan BOS Work Session, April 3, 2019, p. 2 
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a. Both plans provide high value economic growth.  However, the 2040 Plan proposed addition of 
28,496 residential units (Medium Scenario less RGP forecast) is estimated to create 16,541 jobs 
primarily in retail and the public sector to serve the new population.   

b. Addition of this quantity of service jobs to support the new housing will only add to Loudoun’s 
workforce housing shortage.   

3. The current plan text is largely a set of aspirations about “workforce” and “affordable” housing 
without national and regional context, or pragmatic assessment of Loudoun’s situation.  The entire 
Chapter was written without reference to implication of constraints, resulting in an unrealistic view 
and expectations through 2040. 

4. Chapter is devoid of facts and figures and data in general as to current housing situation and future.  
Lacks hard data on current housing buildout, pipeline, by-right, and potential increments of 
additional growth.  Elements are necessary as a baseline for this Comprehensive Plan. 

5. Text repeats the false statement that Loudoun must have large scale housing available if we are to 
have a robust economy.  It provides no analysis or policies defining the specific means that “unmet 
needs” will be included in development applications.   

6. Lengthy discussion and emphasis on “Unmet Needs” and Affordable housing is misleading and 
actually understates current County Programs; there is no reference to the point that over 75,000 
houses have been built in the last 20 years resulting in a small quantity of Affordable Dwelling Units 
(ADUs) and affordable housing. 

7. Chapter ignores the actual process whereby housing is created in Loudoun which will limit 
“innovation” and “design.” 

8. Text calls for a wide variety of incentives and in-kind contributions from the County to support 
workforce and affordable housing without definitions and assessing the overall impact on County 
fiscal policy and fact that tax dollars are fungible among many needs. 

9. Chapter does not state/include the total fiscal impact potential of policies and actions, including the 
possible need to raise taxes or switch fund sources. 

 
C. RECOMMENDATIONS / ACTIONS REQUIRED: 

1. Re-focus Housing Chapter 4 to reflect “Managed Growth to Regional Demand Levels,” with “Quality 
of Life a Priority.” 

a. Include in the plan a reduced, sustainable, affordable growth rate instead of attempting to 
meet in excess of 25% of the Metropolitan Council of Government (MCOG) regional growth of 
100,000 by the year 2040. 

2. Prioritize definition and implementation of a Strategic Plan for Affordable Housing before adopting 
any of the other miscellaneous proposed “actions” in the Housing Chapter.   

a. Policy 3, Strategy 3.1, Action A should be made the primary Policy 3 statement:  

Develop an affordable housing strategic plan that specifically identifies strategies, actions, 
programs, and best practices to address the County’s current and future unmet housing needs. 
The plan would include estimates on unmet housing needs, establish development targets, and 
evaluate how housing programs address those needs every five years. 
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3. Change residential Place Types to reflect the requirement for up to 20% workforce housing as 
currently required in Fairfax County.   

a. Place Type pictures in the current draft are of standard suburban house types without 
reference for the need for workforce and affordable housing. 

4. Maintain the current County sponsored programs for assisting qualified County, Sheriff, 
Fire/Rescue and School employees to obtain housing in Loudoun County as it contributes to 
obtaining qualified candidates and increasing their productivity by being able to live and work in 
the County.  Continue to work with non-profit workforce housing provides.  

5. Workforce & Affordable Housing 

a. As recommended by the Coalition of Loudoun Towns (COLT), remove exemptions for lot size 
and unit count that allow many developments to bypass affordability provisions, and 
exemptions for large multi-family structures that would prevent dense residential 
developments in the suburban area from providing affordable housing where it is needed most.  

b. Increase support for existing county programs. 

c. Work with Non-Profit Affordable Housing providers. 

d. Avoid weakening zoning regulations and committing to “incentives without analysis of impacts 
and affordability. 

D. VISION 

CHAPTER 4 – HOUSING RECOMMENDED SUBSTITUTE LANGUAGE 

 
Provide housing options that can accommodate a variety 
of lifestyles, households, ages, cultures, market 
preferences, incomes, and needs. 

Maintain and increase the County’s commitment to existing housing 
programs while requiring the private and non-profit housing providers 
to diversify the range of housing options to include: workforce 
housing; “unmet housing needs” for present and future residents in 
areas selected for planned growth; where adequate infrastructure, 
schools and public facilities are in place.   

 
E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. Housing Policy 1 request for increased amount and diversity of housing “throughout Loudoun 
County” is too broad a statement, and “that are desirable and attainable to all income groups” is a 
not an achievable goal.  

2. Dormitory, tenant and portable housing for farm workers cannot be “by-right” if free standing on 
separate lots as this could lead to substantial problems with the broader community.  They can be 
part of an overall farm complex without subdivision permission (Housing Policy 1, Strategy 1.1, 
Action C). 

3. In order to determine capital facility requirements and potential traffic impacts there must be a 
total cap on multi-family development floor area ratio (FAR) maximum density (Housing Policy 1, 
Strategy 1.1, Action D). 

4. Manufactured, small/zero lot, micro unit and similar housing types need to be considered carefully 
as to where they are appropriate and the performance criteria needed to integrate them into 
various neighborhoods (Housing Policy 1, Strategy 1.1, Action G). 
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5. The Plan should not commit to providing undefined “incentives” as they become commitments the 
County may or may not want to make  (Housing Policy 1, Strategy 1.2). 

6. The deficits and high priority and cost for acquiring public land for all sorts of public uses should not 
add an obligation of providing “free or subsidized public land to developers seeking to address the 
unmet housing need in the County,” (Housing Policy 3, Strategy 3.3). 

7. In the same manner, public funds should not be used to assist the private sector to provide 
subsidized housing for employees directly.  Targeting “winners” for benefits should not be County 
Policy (Housing Policy 3, Strategy 3.4, Action D). 

 
F. QUESTIONS FOR WORK SESSIONS 

1. Should Loudoun control the residential growth rate and number of housing units through revising 
the Plan and maintaining regulatory controls or should Loudoun accommodate whatever levels of 
growth the market demands as currently proposed in the draft Plan?  

2. A robust workforce and affordable housing program will require the expenditure of County funds, 
directly or indirectly, what is the appropriate level of taxpayer funding?  

3. There are seven references for “incentives” for the private sector in the proposed Actions, how are 
these “incentives” defined?  
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CHAPTER 5:  Economic Development 
  

A. SUMMARY / GENERAL OBSERVATIONS 

The policies, strategies, and actions focus on the processes and methods by which the County hopes to 
continue its robust economic growth.  It does not set priorities or projections for specific economic 
development and is nearly silent on the implications to the County of the massive development of the 
Data Center industry over the last 10 years. 

1. The Chapter cites the success of the County in economic development over the last five years (344 
deals, representing $13.5 billion investment, and 16,280 jobs).  It notes that 123,000 persons 
commute out of County to work.   

  
B. CURRENT DRAFT ISSUES 

1. Comparing to the Economic chapter of the 2000 RGP, the only new Loudoun 2040 material are 
slight mentions of the Metro System, workforce housing, the changing desires of millennials in the 
workplace.  However, no detail plans on how to handle these critical elements are offered.  

a. The Metro System is the top priority from an economic standpoint and a robust plan needs to 
be presented in the comprehensive plan to make sure the Metro areas are developed from a 
business perspective in the right manner.  

b. A proper mix of commercial, entertainment and residential needs to be met in order for the 
Metro area to be financially viable. 

2. The Economic Development chapter is presented as a standalone silo piece on economics without 
regard to the other factors contained in the comprehensive plan.  

a. The chapter needs to describe how economic development will work within the housing/land 
use, transportation, environmental, quality of life and other areas of the plan. Clear defining 
statements or parameters need to be set to avoid negative impact on the other factors. 

3. Data Centers are described as the key factor in economic development with not enough thought 
given to diversification and sustainability over a 20 year planning period. The chapter leaves one to 
believe that the “target business cluster” approach will work when it has not worked up to this 
point in time.  

a. A much more detailed plan for diversification needs to be presented. Clearly, one of the 
reasons few companies have considered moving into Loudoun is the high cost of commercial 
real estate driven by data centers.  Identifying certain commercial land areas for non-data 
center development would lower the cost of those lands and make them available to office or 
other types of commercial development.   

b. The sustainability aspects of continuing to depend on data centers needs to be explored given 
their huge electrical usage, impact on communities and impact on our ability to attract 
different business types because land cost are driven up by data centers. 
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4. The chapter continually uses the word “flexible” when talking about dealing with outside 
developers or businesses.  Over-use of the term “flexible” will weaken County Staff’s ability to take 
a firm approach to protecting both resident and business taxpayer’s property and interests and 
properly enforce county zoning. 

5. Incentives are mentioned many times without detail or explanation.  The idea of incentives should 
be used only with full descriptions of what the incentives are, and how they will be funded and 
implemented. 

6. The Policies, Strategies and Actions (PSAs) in Chapter 5 Economic Development are almost entirely 
related to “process” whereby economic development will be pursued.    

a. There are few PSAs related to an actual Economic Development Strategy.  For example 
there are no PSAs related to Data Centers and their effect on the rest of the potential for 
economic development in the other clusters (which are not even listed in the PSA). 

 
C. RECOMMENDATIONS / ACTIONS 

1. Create a robust detailed plan for developing Metro for its desired purpose.  Avoid temporary uses 
and use urban experts in the plan development. 

2. Explain how economic development interacts with other parts of plan with concentration on 
limiting negative impacts on environment, quality of life, etc. 

3. The “targeted cluster” approach to diversification has not worked and a new approach needs to be 
offered in the plan to bring high value jobs to the county.    

a. One approach:  Identify certain lands for data centers and other land for non-data center 
businesses in order to reduce the land cost which has been driven up by data centers.   

b. Under take a detailed study of the Data Center Industry to determine it future technology, long 
term impact on the County, and what constraints should be placed on its location in the 
County. 

c. Opening the target cluster list more broadly may attract other types of businesses. 

4. A clearer line needs to be drawn as to where a policy/regulation is open to some interpretation and 
flexibility and when the policy /regulation is firm.  The current language appears to open everything 
up to change. 

5. Define clearly in the plan the types of incentives to be considered, when they will be considered 
and where the funding for the incentive will come from. 

D. VISION 
 

CHAPTER 5 – ECONOMIC DEVELOPMENT RECOMMENDED SUBSTITUTE LANGUAGE 

A diverse and globally competitive Loudoun Economy. 

A diverse and globally competitive economy that creates high 
value employment opportunities, is fiscally sustainable, is 
sensitive to protecting clean water, air and the environment 
and maintains a high quality of life for residents. 
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E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

Create PSAs related to an actual Economic Development Strategy. 

1. “Mechanisms for the rural economy to maintain its status as a regional agricultural leader” must 
define guiding principals while assuring such mechanisms will not negatively impact the 
environment, character of the area or quality of life for residents (Policy 1, Strategy 1.5, Action D). 

2. During the small area plan development process specific land bays should be identified for 
diversified economic development projects (Policy 1, Strategy 1.5, Action F). 

3.  “Strategic use” of economic incentives should require written guidelines and identify funding 
sources for the use of taxpayer funds for payments to industries for “retention and attraction,” 
(Policy 1, Strategy 1.5, Action G). 

4. Delete the recommended Action to “streamline amending the Comprehensive Plan” as such 
proposal undermines the entire concept of County Planning (Policy 2, Strategy 2.6, Action B). 

 
F. QUESTIONS FOR WORKSESSIONS 

1. Various Retail Surveys and projections have indicated that Loudoun is currently “over retailed” and 
on-line sales will further reduce brick and mortar centers yet it is future retail that provides the bulk 
of non-residential development in Mixed Use Projects.  Should the County be concerned about 
these trends? 

2. Data Centers have increased land prices to very high levels.  How does this effect the County’s 
potential for attracting other industries to achieve the diversification the Plan recommends? 

  



 

 

Prepared by                              for LCPCC Members Organizations 

 

40 
Loudoun 2040:  Coalition Members, Towns & Community Input 

CHAPTER 6:  Fiscal Management & Public Facilities 
 

A. SUMMARY / GENERAL OBSERVATIONS  

Chapter 6 describes land use planning and fiscal management as an “integral process,“ and is the only 
place in the entire draft Plan in which Public Facilities are mentioned.  The Fiscal Management Section 
is also descriptive of existing management processes which are widely recognized as excellent.   The 
Chapter mostly contains descriptions of short-term, process-oriented budgeting (such as on capital 
intensity factors, needs assessments and the CIP).   

B. CURRENT DRAFT ISSUES 

1. There are no projections of needs or land area requirements or any other discussion of future 
policies and constraints, though the TischlerBise reports cover these issues in some detail.   

2. The draft 2040 Plan does not include estimates of its public costs nor how to pay for them.  There 
are no references to the County Service Plans, or how existing and future deficits will be resolved.   

3. The Utilities and Infrastructure section also is essentially just descriptive and there is no clear 
linkage between this discussion and any of the Land Use Policy Areas.   

4. Parks and Trails are treated as a subset of only one policy on Open Space.  There is little emphasis 
on the need for Parks and Trails and appears to be a by-product of development after housing is 
determined on a specific parcel.   

a. The result is only “pocket parks” and other poorly planned overall park architecture.  Land 
designated for parks and community centers should occur prior or at least at the same time as 
development approvals. 

C. RECOMMENDATIONS / ACTIONS 

1. There are no specific recommendations for actions as a part of this Plan review.  These issues are 
very sensitive, and therefore each future Board of Supervisors needs to analyze and take decisions 
independently.   

2. Proposed changes provided in the detailed Policy/Strategy/Action summary strengthen the 
integration between land use and fiscal policy by, rather than “linking” the two, ensuring that the 
Plan and its implementation are carried out in compliance with the County’s established Fiscal 
Policy.  

3. The changes also propose that the County progressively adopt a fiscal revenue strategy that 
considers raising taxes primarily from existing property rather being mainly dependent upon new 
land development to meet the growth in expenditures under the Plan. 

4. Parks are a critical component of land use and should be planned before development takes place. 
Chapter 2 is about land use and which lands should be dedicated to what type of use.   

a. Move the Policies, Strategies and Actions related to Parks and Trails to Chapter 2, Quality 
Development to improve the establishment of an overall architecture of parks and recreation 
land use.   
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5. Submitted separately is a study which analyzes the present financial situation and concludes the 
County is on a high-risk strategy of being “hooked on growth” (see the white paper in section six). 
The report makes recommendations to return to the financial policies and conditions of our 
neighboring jurisdictions in the Washington Metropolitan Area.  It is submitted for consideration 
prior to finalizing the current 2040 Plan. 

D. VISION 
 

CHAPTER 6 – FISCAL MANAGEMENT & PUBLIC 
INFRASTRUCTURE 

RECOMMENDED SUBSTITUTE LANUGAGE 

Provide high quality, efficient, and environmentally sensitive 
infrastructure systems supporting growth management goals 
and delivering innovative services to the community. 

Employ a sustainable fiscal revenue strategy to provide high 
quality, efficient, and environmentally sensitive infrastructure 
systems supporting growth management goals and delivering 
balanced growth of housing, commercial sites, parkland, open 
space, utilities and social and community services to benefit 
our current and future citizens. 

 
E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. Metrics need to be defined and referred to instead of vague language that do not quantify 
“effective levels of public open space in all residential and mixed-use communities,” (Policy 1, 
Strategy 1.3, Action H). 

2. In keeping with the majority public input requests for parks, Fiscal Policy 3 should specifically 
reference parks and parkland. 

3. The recommendation to monitor groundwater and surface water in the Limestone Overlay District 
and report negative changes to the Board for action was removed from the October 23, 2018 to the 
March 13, 2019 draft.  This action should be restored (Policy 4, Strategy 4.5). 

F. QUESTIONS FOR WORK SESSIONS 

1. Should the excellent material developed by the TischlerBise Studies about costs of housing and 
requirements for Capital Facilities to support new development be included with proposals of how 
the County plans to meet these challenges? 

2. What would be the impact on fiscal revenues and expenditures of a lower rate of housing 
development over FY2020-FY2040? 

3. What is the past record and expected future growth rate under the Plan of total budget 
appropriations?  How does it compare to other counties in the DC Metro area? 

4. Is the BOS “equalized tax rate policy,” (a practice over the past 10 years in which real property tax 
rates are regularly reduced and are now at the 1996 level) the revenue approach to be continued 
for the 2040 Plan?  Does this policy create a dependence on new residential and commercial 
development?  Does it influence homeowner equity rates of growth? 

5. What is the expected concentration of fiscal revenues in the next 10 years from data centers?  Is 
there a policy to safeguard the County from over-reliance on them? 
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CHAPTER 7:  Implementation  
 
A. SUMMARY / GENERAL OBSERVATIONS  

The draft Plan does not include the Implementation Chapter, but in previous iterations it consisted of 
taking every Policy, Strategy, and Action and repeating them as the Implementation Chapter.  This 
approach does not provide the specific guidance future Board of Supervisors should require.    
 

B. CURRENT DRAFT ISSUES 

1. The proposal to repeat all of the PSA material in the Implementation Chapter should be reconsidered 
given the vastly uneven weight of the various Policies, Strategies, and Actions and the need to bundle 
them up into meaningful implementation elements with different priorities, costs, and time 
constraints. 

2. As presently written the Policy, Strategy, and Action lists cover a variety of issues: 

a. Some are simply aspirational statements with no measurable way to implement them.   

b. Some relate to criteria that should be used to evaluate pending development applications. 

c. Others will be used to define specific tasks the County wishes to undertake, ranging from very 
important and necessary to those of minimal significance to the County’s future development. 

Therefore, priorities should be established to ensure the best use of County resources.   

C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. The Implementation Chapter should be rewritten as realistic priority guide for the Board of 
Supervisors separating out the various purposes of the Policy, Strategy, and Actions of each subject 
area of the Plan.   

2. This chapter requires insertion of base line data reflecting the current situation.  Base line data 
should be added as an appendix in order to create potential “metrics” to measure progress on 
implementation, in the form of an Annual Report to the Board of Supervisors.   
 

D. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. There are many strategies listed in the “Implementation Matrix” for the Rural Policy Area in 
Chapter 7 that affect the equine industry and are designated as “long-term” (10+ years).  These 
strategies are in the current Comprehensive Plan and have been discussed (in “The Long View” as 
well as other documents) for years, as essential to the health and future of the quine industry in 
Loudoun.  Placing them in the “long-term” time frame rather than as short-term priorities in this 
Draft increases the likelihood that they will not be achieved.   

2. The LCEA therefore recommends they be labeled as “short-term” (1-5 years) to encourage the 
growth and retention of Loudoun’s $180 million (annual economic impact) equine industry.  
Specific examples of these policies and strategies were included in the LCEA “Comments on the 
Draft 2040 Comprehensive Plan” sent to Supervisors in January.  All are still identified as “long-
term” in this most recent Draft. 
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E. QUESTIONS FOR WORK SESSIONS 

1. What is required to establish a set of realistic priorities for future County action to implement the 
plan? 

2. Should metrics be established, none exist presently, so that future Boards of Supervisors will be 
able to track the implementation of the Plan against clear baseline data? 

3. Should the County Staff report to the Board of Supervisors through an Annual Report on the 
implementation of the Plan prior to the start of each budget cycle? 
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CHAPTER 8:  Countywide Transportation Plan (CTP) 
 
A. SUMMARY / GENERAL OBSERVATIONS  

There is general support from Coalition input providers for the overall Transportation Plan, however 
the TischlerBise Fiscal Analysis and Kimley Horn Consultants Travel Demand Model Run Results 
demonstrate that the relationship between the land use development and on-time build out of 
essential infrastructure has not been adequately analyzed or coordinated.   

 

B. CURRENT DRAFT ISSUES 

1. Exclusion of transportation-related costs in the TischlerBise Fiscal Analysis6 as well as the Kimley 
Horn Consultant’s conclusion that “a global comparison of the two networks show that the change 
in congestion is nominal,”7 identifies two fundamental flaws: 

a. The combined reports provide no overall cost analysis to assess if Plan is financially feasible in 
20-year time frame, and  

b. does not set out approximate time schedule for completion of the projects.   

2. Language is vague as to whether increasing density in the TPA will increase traffic congestion on 
Route 50 or other major roads. It does not take into account that there are no plans to expand 
existing roads in neighboring Prince William and Fairfax counties. The premise for permitting 
greater densities, therefore, is not demonstrated. 

3. Short term economic focus – Data Center “sprawl,” overreliance, fiscal risk for future. 

C. RECOMMENDATIONS / ACTIONS REQUIRED 

1. Integrate transportation costs and impacts with land use decisions, and correct fundamental 
omission of transportation impacts to fiscal analysis. 

2. Carefully examine whether increased density in any of the areas proposed for up-zoning would 
cause increased traffic congestion.  Any areas that would significantly increase traffic congestion 
should be excluded from potential increased density (e.g., TPA). 

3. Establish long-term plans for data centers in regards to fiscal impacts and placement. 

4. Implement Sustainable Fiscal Revenue Policy vs. equalized tax rate for long-term fiscal viability. 

  

                                                           
6 TischlerBise, February 1, 2019 Fiscal Analysis Report, p. 4: “The transportation costs included in this analysis 

do not reflect an increase in transportation capital needs proportionate to the increase in development 
and population . . . . Fiscal results are pending analysis of whether and to what extent additional 
transportation infrastructure is needed to accommodate forecasted growth.” 

7 Kimley Horn, January 31, 2019, “Travel Demand Model Run Results for Planning Commission Land Use,” p. 6. 
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D. VISION 

COUNTYWIDE TRANSPORTATION PLAN  RECOMMENDED SUBSTITUTE LANUGAGE 

Efficient infrastructure networks that safely connect people to 

places within the community, to the region, and to the world. 
Efficient infrastructure networks that safely connect people to 
places within the community, to the region, and to the world. 

 
E. POLICIES, STRATEGIES, ACTIONS COMMENTS 

1. The Transportation Plan needs to provide more innovative and future looking solutions plus it 
needs to be clearer in regards to what future traffic in the County will be like with the forecasted 
units, as well as the associated costs not included in the TischlerBise fiscal analysis. 

2. Policy Concern: Rural Roads.   

a. Loudoun County Equine Alliance (LCEA) Concerns:   

i. LCEA strongly supports the material in Chapter 4 of the Draft CTP regarding the 
preservation of Loudoun's unpaved roads.  These roads perform essential functions for the 
horse industry as places to ride horses, provide natural traffic calming (also important for 
safely driving farm vehicles) and contribute to the important rural ambiance that supports 
the County's rural economy.  The unpaved roads can easily be shared by equestrians, 
cyclists and pedestrians.   

ii. LCEA urges the Board to maintain verbatim the language protecting these roads and 
discouraging paving that exists in the current Draft CTP.  LCEA recognizes that the CTP will 
be reviewed by VDOT; they urge the Board to encourage VDOT to continue its work to 
develop innovative road surfacing solutions for Loudoun County that will meet the need for 
roadways that are affordable to maintain yet rural in character. 

  



 

 

Prepared by                              for LCPCC Members Organizations 

 

46 
Loudoun 2040:  Coalition Members, Towns & Community Input 

LCPCC Analysis of Envision Loudoun Public Input 
 

Analysis of Total Comments By Major Category 
- Built Environment = 15%      
- Transportation = 14.2%      
- Environment/Agriculture = 11.6 
- Life Style/Art/Ent. = 8.6%      
- Government Planning = 8%      
- Green Infrastructure = 7.2% 
- Economy = 7%      
- Community Infrastructure = 7%      
- Housing = 6.8%      
- Schools = 3.9% 
- People = 3.2%      
- Fiscal Mgmt. = 2.6%      
- Aesthetics = 1.2%      
- Historic Preservation = 1.2% 
- Energy = 0.7%      
- Internet = 0.6%      
- Seniors = 0.6%      
- Data Centers = 0.4%      
- Dulles Airport = 0.2% 
 
Analysis of Built Environment Comments  
-  546 comments (43.5% of total comments) about growth.   
- 48.2% wanted less growth,  
- 30.5% wanted to retain current suburban, transition and rural areas with smart/controlled 

growth and  
- 21.3% wanted more growth (vast majority wanted this held to the Silverline area). 
- 117 comments (9.3% of total comments) calling for more affordable housing (Affordable housing 

not limited to low wage earner housing.  Many middleclass people wanted less expensive housing 
also) 

- 46 comments (3.7% of total comments) calling for more revitalization efforts 
- 24 comments (1.9% of total comments) on need for more senior housing 
- 19 comments (1.5% of total comments) on need for mixed use development 
- 7 comments (0.5% of total comments) on a need for taller buildings (especially in Silverline area) 
 
Analysis of Silver Line Comments 
- Desire urban center/mix development around Silverline =  31% 
- Higher density around Silverline  = 23% 
- Better access to Silverline = 18% 
- Extend Silverline to Leesburg = 10% 
- Remainder of comments  were minor (less than 5% per area of comment) 
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Analysis of Transportation Comments 
- 1185 total comments  
- Reduce Congestion and improve roads = 38.7% 
- More mass transit, bike trails, walking trails, etc.  = 28.6% 
- Tie development approval to completion of infrastructure improvements = 5.8% 
- Build new bridge over Potomac – 3.9% 
- Complete infrastructure improvements prior to development approval = 3.8% 
- Dulles Toll road = 3.1% 
- Safety = 2.1% 
- Enforcement of traffic rules = 1.3% 
- School Buses = 1.3% 
- Historic Village road issues = 0.9% 
- Funding roads = 0.8% 
- Use new technology on road issues = 0.7% 
- Developer should pay for roads = 0.6% 
- Aesthetics = 0.6% 
- Airport = 0.5% 
- Environment = 0.3% 
- Northern Collector road = 0.2% 

 
Analysis of Environmental and Agricultural Comments 
- 962 total comments  
- More greenspace/trails/parks = 28.4% 
- Keep agricultural/natural environment in West = 22.9% 
- General environmental concerns = 6.6% 
- Concerns with water = 6.5% 
- Energy = 5.8% 
- Concerns for wildlife = 5.7% 
- Better control over mountain/river/karst/limestone overlay and in general = 4.8% 
- More trees and natural vegetation = 4.0% 
- Concerns with what is appropriate in agricultural area = 3.1% 
- Light pollution = 2.3% 
- Transition area should remain = 1.7% 
- TDR/Easements = 1.7% 
- Keep Loudoun beautiful = 1.3% 
- Recycle = 1.1% 
- Noise pollution = 1.1% 
- Animal domestic = 0.9% 
- Landscaping = 0.9% 
- Air Quality = 0.3% 
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GENERAL COMMENTS ON HOUSING  
 
- 117 comments on a need for more affordable housing 
- 46 comments on a need for utilization of in-fill or revitalization  
- 24 comments on a need for more senior housing 
- 7 comments on a need for allowing taller buildings (especially in the Silverline area. 
- 19 comments on a need for mixed use development 

 
 

BUILT ENVIRONMENT ANALYSIS 
 
Growth/Density by Major Area of the County* 
- Rural More Growth/Density  = 0               (100% of comments were for less 
- Rural Less Growth/Density    = 55              or the same growth/density) 
- Rural Same Growth/Density  = 87 
-  
- Suburban More Growth/Density = 14     (61% of comments were for more 
- Suburban Less Growth/Density = 4         growth/density and 39% were for 
- Suburban Same Growth/Density = 5       less or same growth/density) 
-  
- Transition More Growth/Density = 14    (89% of comments were for less 
- Transition Less Growth/Density = 59       growth/density and 11% were for  
- Transition Same Growth/Density = 57     more growth/density) 

 
- Towns More Growth/Density = 35            (78% of comments were for more  
- Towns Less Growth/Density = 7                 growth/density and 22% were 
- Towns Same Growth/Density = 3               less or same growth/density) 
-  
- Silverline More Growth/Density = 35      (95% of comments were for more 
- Silverline Less Growth/Density = 0           growth/density and 5% were for 
- Silverline Same As Suburban = 2               the same level of growth/density) 
-  
- Overall County More Growth/Density = 18    (89% of comments were for  
- Overall County Less Growth/Density = 138     less or same growth/density 
- Overall County Same Growth/Density = 12     and 11% for more growth/density 

 
*Notes:  Overall County numbers were derived from comments where growth/density were mentioned 

specifically with no indication of a specific area.  When the term ‘Western’ was used and the comment 
implied both rural and transition areas, the comment was counted in both areas.  Comments that 
mentioned rural or transition specifically were counted in the appropriate area. Comments carried in a 
specific area were not counted in the overall County count.   

 
General data on area analysis:  In total there were 545 specific statements in the comments under Built 

Environment that dealt with housing by area.  Of these 545, 48% called for less growth/density, 31% 
called for the same level of growth/density that currently exists and 21% wanted more 
growth/density (note most of the more growth/density numbers called for it in the Silverline area).   


