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Date of Meeting: January 19, 2011

BOARD OF SUPERVISORS

ACTION ITEM
#5
SUBJECT: CPAM 2010-0001, Belmont Ridge Road
ELECTION DISTRICT: Broad Run, Dulles
CRITICAL ACTION DATE: February 28, 2011
STAFF CONTACT: Marie Genovese, Department of Planning

Julie Pastor, Director of Planning
RECOMMENDATIONS:

Planning Commission:

At their December 1, 2010 Public Hearing the Planning Commission voted 5-3-1 (Austin, Keirce,
Klancher, Ronis, Ruedisueli — yes, Bayless, Maio, Robinson — no; Syska — absent) to forward CPAM
2010-0001 to the Board of Supervisors with the recommendation of taking no action to change the 2010
Countywide Transportation Plan (2010 CTP) from a six lane facility within a 150-foot right-of-way to a
four lane facility within a 150-foot right-of-way. The Commission’s vote to retain Belmont Ridge Road
as a six lane facility within a 150-foot right-of-way was based on the need to retain flexibility for the 20
year planning horizon and concerns expressed with revising the 2010 CTP on a segment by segment basis
using a separate methodology. At the Public Hearing, the Planning Commission discussed the design of
Belmont Ridge Road and voted 8-0-1 (Austin, Bayless, Keirce, Klancher, Maio, Robinson, Ronis,
Ruedisueli — yes, Syska — absent) to additionally recommend the Board consider construction of Belmont
Ridge Road for the interim condition from the centerline outward and leaving the remaining outer two
lanes to be built for the ultimate condition (See Attachment 1).

Staff:

Staff concurs with the Planning Commission that Belmont Ridge Road should be retained as a six lane
roadway in a 150-foot right-of-way to ensure adequate levels of service for the 20 year planning horizon.
Staff however, does not support changing the interim design of the roadway given technical construction
considerations and that significant public dollars have aready been spent on the current design plans for
Route 659 ($2.3 million) and the Route 7/Route 659 interchange ($455,000).

BACKGROUND:

The Board of Supervisors at their June 15, 2010 Business Meeting approved CPAM 2005-0009, Revised
Countywide Transportation Plan Update with Belmont Ridge Road as a six lane facility in the ultimate
condition in a 150-foot right-of-way from Croson Lane to Route 7. During the Board review and
subsequent action on the 2010 CTP, residents living along Belmont Ridge Road have continued to
express opposition to Belmont Ridge Road remaining as six lanes in the 150-foot right-of-way. On
September 8, 2010 the Board of Supervisors voted 5-4 (Burk, Burton, Kurtz, McGimsey, Miller — yes,
Buckley, Delgaudio, Waters, York — no) to initiate a Comprehensive Plan Amendment to the 2010
Countywide Transportation Plan to show an ultimate condition of four lanes in the 150-foot right-of-way
for Belmont Ridge Road from Croson Laneto Route 7.
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The Planning Commission held their public hearing on CPAM 2010-0001, Belmont Ridge Road on
December 1, 2010 and voted 5-3-1 (Austin, Keirce, Klancher, Ronis, Ruedisueli — yes; Bayless, Maio,
Robinson — no; Syska — absent) to forward the item to the Board of Supervisors with the recommendation
of taking no action to change the 2010 Countywide Transportation Plan (2010 CTP) from a six lane
facility within a 150-foot right-of-way to a four lane facility within a 150-foot right-of-way from Croson
Lane to Route 7.

At the Board of Supervisors public hearing on January 10, 2011; 7 members of the public spoke. All of
the speakers supported amending the 2010 CTP to depict a four lane facility within a 150-foot right-of-
way from Croson Lane to Route 7 in the ultimate condition. Several speakers aso supported constructing
Belmont Ridge Road from the centerline outward. The Board voted 8-1 (Buckley, Burk, Burton, Kurtz,
McGimsey, Miller, Waters, Y ork — yes, Delgaudio — no) to forward CPAM 2010-0001 to the January 19,
2011 Board Business Mesting for action.

ISSUES:

Several items were raised at the January 10, 2011 Public Hearing including the distance of the future
right-of-way from the existing homes along Belmont Ridge Road and the issue of changing the design of
the roadway to the centerline outward versus from the outside inward.

Belmont Ridge Road has historically been planned as a six lane facility dating back to 1991 with the
Loudoun County Choices and Changes General Plan, which planned for Route 659 to be a four-lane
median divided roadway with a potential expansion to six-lanes within a 150-foot right-of-way (Choices
and Changes, Chapter 4, Secondary Roads). This was carried forward during the adoption of the
Countywide Transportation Plan (July 5, 1995) and the Revised Countywide Transportation Plan (2001),
which called for Belmont Ridge Road to be a six-lane median divided roadway from Route 7 to Croson
Lane (Countywide Transportation Plan (1995), Appendix 1 and Revised Countywide Transportation Plan
(2001), Chapter 3, Suburban Poalicy Area Roads and Appendix 1).

Developments along Belmont Ridge Road have been planned/approved in accordance with the future six
lane expansion and the Zoning Ordinance which requires a minimum building and parking setback of 75
feet from major collector roads, such as Belmont Ridge Road. Therefore, the edge of pavement for the
roadway itself will not be located any closer than a minimum of 75 feet to residential |ots developed along
this roadway. Staff notes that bicycle and pedestrian paths are permitted within the 75 foot building and
parking setback and in some instances already exist.

Separate from the Plan Amendment discussion, the Planning Commission raised the question of the
design of the interim condition for Belmont Ridge Road and recommend the Board consider construction
for the interim condition from the centerline outward and | eaving the remaining outer two lanes to be built
for the ultimate condition (see Attachment 1). Should the Board wish to discuss the Planning
Commission’s recommendation further, it could be forwarded to a subsequent meeting with VDOT. Staff
notes the VDOT Plans for Belmont Ridge Road call for the interim four lane section to be built on the
outside of the right-of-way with the ultimate planned six |ane section being built within the median. The
design of the roadway is based on a 150-foot right-of-way which takes into account 10-foot shared use
paths on both sides of the roadway within the VDOT right-of-way. Constructing the outside lanes in the
interim condition would be the most cost effective and least disruptive to traffic while establishing the
ultimate right-of-way line for development purposes. This allows for turning movements, shared use
paths, and curb and gutter to be established in their ultimate location.

VDOT Preliminary Engineering design plans are 35-40% complete and approximately 2.3 million dollars
have been expended for the Belmont Ridge Road project from the Dulles Greenway to Route 7. The
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Board of Supervisors endorsed the public hearing design plans on July 15, 2008 by a vote of 8-0-1
(Buckley, Burton, Delgaudio, Kurtz, McGimsey, Miller, Waters, Y ork — yes, Burk — absent). The County
has also completed 30 percent design of the Route 7/Route 659 interchange consistent with the VDOT
Plans, with a total of $455,000 expended thus far. In addition, any changes to the design of the roadway
will impact the turn lanes proposed for the City of Fairfax Water Treatment Plant (see Attachment 2).

SUGGESTED MOTIONS:

1 I move that the Board of Supervisors amend the Revised 2030 Countywide Transportation Plan Map
as well as text and figures in Chapter 2, Appendix 1, Appendix 2, Appendix 3 of the 2010
Countywide Transportation Plan to reflect the ultimate condition of Belmont Ridge Road from
Croson Lane to Route 7 as afour lane roadway within a 150-foot right-of-way.

Or,

2. I move that the Board of Supervisors reaffirm the 2010 Countywide Transportation Plan provision
for the ultimate condition of Belmont Ridge Road from Croson Lane to Route 7 as a six lane
roadway within a 150-foot right-of-way.

Or,

3. | move an aternate motion.

ATTACHMENTS:

1. December 8, 2010 Planning Commission Letter to BOS
2. January 5, 2011 E-mail from City of Fairfax
3. 2010 Countywide Transportation Plan Edits



L oudoun County, Virginia

Planning Commission

1 Harrison Street, S.E., 3 Floor, P.O. Box 7000, MSC #62

Leesburg, Virginia20177-7000

Telephone (703) 777-0246 o Fax (703) 777-0441 ¢ E-mail: loudounpc@Il oudoun.gov

December 10, 2010

Honorable Scott K. Y ork, Chairman
Loudoun County Board of Supervisors
1 Harrison Street, S.E.

Leesburg, VA 20177

Re: CPAM 2010-0001, Belmont Ridge Road
Dear Chairman Y ork:

At the Planning Commission’s December 1, 2010 Public Hearing on CPAM 2010-0001, Belmont Ridge Road
the Commission voted 5-3-1 (Austin, Keirce, Klancher, Ronis, Ruedisueli — yes; Bayless, Maio, Robinson — no;
Syska — absent) to forward the item to the Board with the recommendation of no action (thereby retaining
Bemont Ridge Road as a 6-lane facility within a 150-foot right-of-way). At the Public Hearing the Commission
discussed the design of Belmont Ridge Road in the interim condition and voted 8-0-1 (Austin, Bayless, Keirce,
Klancher, Maio, Robinson, Ronis, Ruedisueli — yes; Syska — absent) to recommend the Board consider the
construction of Belmont Ridge Road in the interim condition from the centerline outward with the remaining
outer two lanes to be built in the ultimate condition. The Commission understands that this recommendation is
different from the approved Belmont Ridge Road Public Hearing Plans (State/VDOT Project Number 0659-053-
262, P102 and Federa Number STP-053-9(021), UPC 8828), which plan for the interim four-lane section to be
built on the outside with the ultimate planned six-lane section being built within the median. The Commission
felt that constructing the interim four-lane section from the centerline outward would allow the greatest
flexibility should it be determined that the six lanes are not warranted in the future. Thiswould allow for alarger
buffer to be established between the roadway and the communities it serves. It is the Commission’s intent that
the shared use paths however would be built for the ultimate condition alowing for alarger green space between
the trail and the travelways.

Thank you for consideration of the Planning Commission’s recommendation. Please do not hesitate to contact us
if we can be of further assistance.

Respectfully submitted,

Robert J. Klancher, Chairman
Loudoun County Planning Commission

cc: Loudoun County Board of Supervisors
Loudoun County Planning Commission
Linda Neri, Deputy County Administrator
Julie Pastor, AICP, Director of Planning
Andy Beacher, PE, Director of Office of Transportation Services
Marie Genovese, AICP, Community Planning

Erin Austin Robert J. Klancher, Chairman J. Kevin Ruedisudli, Vice-Chairman Cliff Keirce
Catoctin District Broad Run District At-Large Dulles District
Peggy Maio Gigi Robinson Valdis Ronis Helena Syska Glen Bayless
Blue Ridge District Leesburg District Potomac District Sterling District Sugarland Run District

ATTACHMENT 1

A-1



From: Thoesen, Rick [Rick.Thoesen@fairfaxva.gov]

Sent: Wednesday, January 05, 2011 12:36 PM

To: Genovese, Marie A.

Subject: FW: CPAM 2010-0001, Belmont Ridge Road
Attachments: Belmont Ridge Road Design VDOT_2010.pdf

Marie,

Thanks for your call.
Hereisthe PDF per our conversation.

Best regards,

Rick

Richard C. Thoesen, P.E., BCEE

Director of Utilities

City of Fairfax

(O) 703 385 7921

(C) 703 975 0138

If you tell the truth you don't have to remember anything. Mark Twain

please note new email addressin case you have not already recorded it: rick.thoesen@fairfaxva.gov

From: Thoesen, Rick

Sent: Tuesday, December 28, 2010 2:04 PM
To: 'marie.genevose@loudoun.gov'

Subject: CPAM 2010-0001, Belmont Ridge Road

Dear Marie,

Thanks for taking my call. The City received your letter notification dated December 20, 2010 regarding the
subject Comprehensive Plan Amendment. As you might gather, we have a keen interest in the pending VDOT
road improvements to Belmont Ridge Road given the water treatment plant is located on Belmont Ridge and the
fact that we receive chemical truck deliveries on aweekly basis. These turning lanes will make the road much
safer for the travelling public.

| am attaching a copy of the plan for the VDOT improvementsin front of the treatment plant with the intention of
asking your opinion regarding the impact of the CPAM on the current road plan. While the City does not have an
interest in changing the plan from an urban 6 lane median divided (U6M) designation to a U4M designation, we
do want to retain the turning lanes shown on the attached plan.

Can you give me any guidance on thisissue? Will aCPAM have any effect upon the VDOT Plan? Y our
assistance is appreciated.

Sincerdly,

Rick Thoesen

Richard C. Thoesen, P.E., BCEE
Director of Utilities

City of Fairfax

(O) 703 385 7921

(C) 703 975 0138
rick.thoesen(@fairfaxva.gov

FOIA Disclaimer

You are hereby advised that, pursuant to the Virginia Freedom of Information Act, written correspondence (including, but not limited to, letters,
e-mails and faxes) from and to the City of Fairfax and its officials and employees, and others acting on its behalf, may be subject to disclosure
as being a public record. This includes the e-mail address(es) and other contact and identifying information for parties involved in the

correspondence.
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The VA Route 7 Paralld Roads (Riverside Parkway (VA Route 2401) & Russell Branch
Parkway (VA Route 1061)) will provide long-term access to developments aong the VA Route 7
corridor once al interchanges have been completed and the main road becomes a limited access
facility. Each parallel road is planned to be a minimum of four lanes (some segments are planned to
be six lanes where forecasted volumes warrant additional capacity). Presently, gaps remain in each
of these roadways, though construction is underway and/or programmed on some of these missing
links. Currently, Riverside Parkway (VA Route 2401) (the VA Route 7 North Collector Road) has
been completed from west of Goose Creek east through Lansdowne to Janelia Farm Boulevard (VA
Route 2020 Extended). East of this point, Riverside Parkway (VA Route 2401) is planned to follow
a new alignment east to the existing VA Route 7/Lexington Drive intersection (an aignment study
will determine the ultimate location of Riverside Parkway and Lexington Drive in this vicinity ).
Further to the east, within the University Center development, existing George Washington
Boulevard (VA Route 1050) serves as a segment of the VA Route 7 North Collector Road between
Loudoun County Parkway (VA Route 607) and existing Riverside Parkway (VA Route 1052).
Regarding Russell Branch Parkway (VA Route 1061) (the VA Route 7 South Collector Road), the
roadway is currently constructed from within the Belmont devel opment east to Ashburn Road (VA
Route 641) (Belmont is anticipated to construct the roadway from its current western terminus west
to Belmont Ridge Road in conjunction with future development). The County is currently
undertaking a project to construct the segment of Russell Branch Parkway from Ashburn Road (VA
Route 641) east to Ashburn Village Boulevard (VA Route 2020), where the roadway is in place
through the Ashbrook development. The One Loudoun development has constructed the road from
Ashbrook east to Loudoun County Parkway (VA Route 607). East of Loudoun County Parkway
(VA Route 607), a gap remains to be constructed from east of Richfield Way across Broad Run to
connect with the planned alignment of Pacific Boulevard (VA Route 1036) (the VA Route 28 West
Paralel Road) in the Sterling Community. This segment is anticipated to be constructed as part of
the approved Kincora development.

Belmont Ridge Road (VA Route 659) is acritical north-south corridor a ong the western boundary of
the Ashburn Community. Currently, Belmont Ridge Road (VA Route 659) is largely a two-lane rural
road from VA Route 7 south to the future intersection with Croson Lane (VA Route 645), just north of
the Brambleton development The roadway |s planned to ulti mately be wrdened to four Six Iane:f

i i i i ix-+al i Fund| ng Mte#mwrdenmgdee
#eur—tan% is ant|C| pated te—be—f—uﬂded through a combl nation of public sector funds and private sector
development proffers; some segments of four-lane divided roadway have already been constructed just
north and south of the Dulles Greenway (VA Route 267) interchange in conjunction with adjacent
devel opments.

Waxpool Road (VA Route 625) is currently a six-lane divided roadway from VA Route 28 (in the
Sterling Community) west to Loudoun County Parkway (VA Route 1950), and a four-lane divided
facility west to Smith Switch Road (VA Route 607) (the corridor continues west from this point as
Farmwell Road (VA Route 640), which is aso a four-lane divided roadway). Waxpool Road (VA
Route 625)/Farmwell Road (VA Route 640) are ultimately planned to be widened to six lanes as far
west as Ashburn Road (VA Route 641), though no funding for this future widening has been identified.

Loudoun County Parkway (VA Route 607/VA Route 1950) is currently a four- to six-lane divided
facility throughout the Ashburn Community, from George Washington Boulevard (VA Route 1050)
south to Ryan Road (VA Route 772), with the exception of a short two-lane segment just north of the
W & OD Trail. Ultimately Loudoun County Parkway (VA Route 607/VA Route 1950) is planned to
be widened to six lanes from George Washington Boulevard (VA Route 1050) south to Old Ox Road
(VA Route 606) (in the Dulles Community).

The Gloucester Parkway (VA Route 2150)/Nokes Boulevard (VA Route 1793) connection, between
Loudoun County Parkway (VA Route 607) and VA Route 28, is another critical east-west roadway
link across Broad Run to the Sterling Community. Completion of this segment, ultimately to be six
lanes, is anticipated to be constructed in conjunction with future development and would provide the
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Policy Area

Existing/Interim Condition
Functional Class

Lanes/Right of Way

Description

Bicycle/Pedestrian Facilities

Ultimate Condition
Functional Class

Lanes/Right of Way

Description

Bicycle/Pedestrian Facilities

Suburban (Ashburn)

Major Collector

4/120 feet — Additiond ROW may be needed for turn lanes and
bicycle/pedestrian facilities

U4M. Controlled access median divided urban collector. Refer to
VDOT Road Design Manua for median crossover spacing
requirements. Left and right turn lanes required at al intersections. 50
mph design speed.

Refer to Table A in Appendix 6 and to Loudoun County Bicycle and
Pedestrian Mobility Master Plan for facilities requirements.

Major Collector

6/120 feet — Additional ROW may be needed for interchange(s), turn
lanes and bi cycle/pedestrian facilities

U6M. Controlled access median divided urban collector. Grade-
separated interchange at VA Route 7 (Harry Byrd Highway). Refer to
VDOT Road Design Manua for median crossover spacing
requirements. Left and right turn lanes required at al intersections. 50
mph design speed.

Refer to Table A in Appendix 6 and to Loudoun County Bicycle and
Pedestrian Mobility Master Plan for facilities requirements.

88. VA Route 659 - Belmont Ridge Road

Segment

Policy Area
Existing Condition

Functional Class

Lanes/Right of Way

Description

aterim Ultimate Condition
Functional Class

VA Route 7 (Harry Byrd Highway) south to VA Route 645 (Croson
L ane) VA-Reute-659-Relocated-(Nerthstar-Beulevard)

Suburban (Ashburn)

Major Collector
2-4/Varies

R2/U4M. Loca access undivided rural and divided urban collector.
Grade-separated interchange at VA Route 267 (Dulles Greenway).
Four-lane divided (U4M) section from just north of VA Route 642
(Hay Road) to VA Route 267 (Dulles Greenway) interchange and from
VA Route 267 (Dulles Greenway) interchange to just south of
Broadlands Boulevard. Design speed varies.

Minor Arteria

A1-55

Note: If CPAM 2010-0001 is approved numbering will change in Appendix 1



#

Lanes/Right of Way

Description

Bicycle/Pedestrian Facilities

4/150 feet — Additional ROW may be needed for interchange(s), turn
lanes and bicycle/pedestrian facilities

U4M. Controlled access median divided urban arterial. Grade-
separated interchanges at VA Route 7 (Harry Byrd Highway) and VA
Route 267 (Dulles Greenway). Refer to VDOT Road Design Manual
for median crossover spacing requirements. Left and right turn lanes
required at all intersections. 50 mph design speed.

Refer to Table A in Appendix 6 and to Loudoun County Bicycle and
Pedestrian Mobility Master Plan for facilities requirements.

89. VA Route 659 - Belmont Ridge Road

Segment VA Route 645 (Croson Lane) south to VA Route 659 Relocated
(Northstar Boulevard)
Policy Area Suburban (Ashburn)
Existing/I nterim Condition
Functional Class Minor Arterial

Lanes/Right of Way

4/120 feet — Additiond ROW may be needed for turn lanes and

Description

bicycle/pedestrian facilities

U4M. Controlled access median divided urban arterial. Refer to

Bicycle/Pedestrian Facilities

VDOT Road Design Manua for median crossover spacing
reguirements. Left and right turn lanes required at all intersections. 50

mph design speed

Refer to Table A in Appendix 6 and to Loudoun County Bicycle and

Ultimate Condition
Functional Class

Pedestrian Mobility Master Plan for facilities requirements.

Minor Arterial

Lanes/Right of Way

6/150 feet — Additional ROW may be needed for turn lanes and

bicycle/pedestrian facilities

A1-56

Note: If CPAM 2010-0001 is approved numbering will change in Appendix 1
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Description U6M. Controlled access median divided urban arterial. Refer to
VDOT Road Design Manua for median crossover spacing
reguirements. Left and right turn lanes required at al intersections. 50
mph design speed.

Bicycle/Pedestrian Facilities Refer to Table A in Appendix 6 and to Loudoun County Bicycle and
Pedestrian Mobility Master Plan for facilities requirements.

90.89:VA Route 659 - Belmont Ridge Road

Segment VA Route 659 Relocated (Northstar Boulevard) south to VA Route 621
(Evergreen Mills Road)

Policy Area Suburban (Ashburn, Dulles)

Existing Condition

Functional Class Major Collector
Lanes/Right of Way 2-4/Varies
Description R2/U4/U4M. Local access undivided rura and urban collector and

divided urban collector. Four-lane undivided (U4) section north of VA
Route 772 (Ryan Road); four-lane divided (U4M) section in
Brambleton development south of VA Route 772 (Ryan Road). Design

speed varies.
Ultimate Condition
Functional Class Minor Collector
Lanes/Right of Way 4/120 feet — Additiond ROW may be needed for turn lanes and

bicycle/pedestrian facilities

Description U4/U4M. Controlled access undivided and divided urban collector.
Four-lane undivided (U4) section north of VA Route 772 (Ryan Road);
four-lane divided (U4M) section south of VA Route 772 (Ryan Road).
Refer to VDOT Road Design Manual for median crossover spacing
requirements. Left and right turn lanes required at al intersections.
Reclassified as a minor collector when VA Route 659 Relocated
(Northstar Boulevard) is open to traffic south to US Route 50 (John
Mosby Highway). 40 mph design speed.

Bicycle/Pedestrian Facilities Refer to Table A in Appendix 6 and to Loudoun County Bicycle and
Pedestrian Mobility Master Plan for facilities requirements.

91.96.VA Route 659 - Gum Spring Road Relocated (VA Route 606
Extended / West Spine Road)

Segment US Route 50 (John Mosby Highway) south to VA Route 2200 (Tall
Cedars Parkway)
Policy Area Suburban (Dulles)

Existing Condition
Functional Class Magjor Collector

A1-57

A-13
Note: If CPAM 2010-0001 is approved numbering will change in Appendix 1
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J. Corridor 10 — Ashburn/Broadlands

Corridor Description — This radial corridor spans the area from Route 7 to Route 606 including Claiborne
Parkway, Ashburn Road, Ashburn Village Boulevard, and most of Loudoun County Parkway. In the 2001 CTP,
these roads were planned as six-lane thoroughfares serving as major circulators for the newer and planned
subdivisions and commercial centers of the Ashburn/Broadlands area.

Corridor Adeguacy — As envisioned in the 2001 CTP, dl of the roads in this corridor would have adequate
capacity to meet demand in 2030. During corridor demand analysis, it was noted that the removal of bottlenecks
and/or increased capacity in the Dulles South area would add demand to the portion of Loudoun County Parkway
between the Greenway and Route 606. There do not appear to be major constraints to widening Loudoun County
Parkway in this area.

Recommendations:

e Widen the ultimate cross section of Loudoun County Parkway to eight lanes between the Dulles
Greenway and Route 606.

e To preserve the functional network of collectors in this corridor and encourage planning measures to
reduce the impact of development on these routes. These measures include preparing small area plans
that ensure the networking of local streets in and between suburbs as well as land use mixes that reduce
trips and trip lengths.

K. Corridor 11 —659/659 Relocated (North Star Boulevard)

Corridor Description — This corridor extends from Route 7 to the Prince William County line, following Belmont
Ridge Road to Route 659 Relocated (North Star Boulevard). This corridor serves several communities in the
Suburban and Transition Policy Areas, providing access to Route 50, the Dulles Greenway and Route 7. This
corridor was envisioned to have six lanesin the 2001 CTP.

*Corridor Adequacy — As planned in the CTP, this corridor has adequate capacity to serve 2030 demand, except
for a small link immediately north of the convergence of North Star Boulevard and Belmont Ridge Road. This
localized bottleneck can likely be addressed with local operationa improvements. In the alternatives analysis, the
portion of North Star Boulevard between Evergreen Mills Road and Braddock Road demonstrated moderate
congestion in scenarios where the greatest capacity was added to area roadways such as Route 15 and Route 606 /
Loudoun County Parkway. With the CTP update recommendations, this entire corridor is projected to perform
adequately.

Recommendations — Corridor preservation strategies to maintain operations on these routes, such as access
management and networking of loca roads in new developments aong the corridor, are al that is needed to
maintain the sufficiency of this corridor.

*Corridor Adequacy was based on modeling performed for the adopted June 15, 2010 Countywide Transportation
Plan. In CPAM 2010-0001, Belmont Ridge Road, Belmont Ridge Road from Route 7 to Route 645 (Croson Lane)
goes from a six-lane median divided roadway to a four-lane median divided roadway which, in the near term, has
adequate capacity to serve demand. However, degraded levels of service may be experienced as 2030 demand is
approached and this segment may need to be reeval uated.

L. Corridor 12 — Route 15

Corridor Description — This corridor spans the entire county from Frederick County, Maryland, to Prince William
County, Virginia. Roadways included in the corridor are Route 15, Business Route 15 and Battlefield Parkway in

A2-10
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2. Intermediate Projects

Route 606: Dulles Greenway to Route 50. Expand from four lanes to six lanes. Estimated Cost:
$18,000,000

3. Long-Term Projects
Route 606: Route 28 to Route 50. Expand to eight lanes. Estimated Cost: $22,000,000

G. Loudoun County Parkway Corridor

1. Near-Term Projects

Loudoun County Parkway: From Creighton Road to Route 606. Construct a four-lane median divided
road including a bridge over Broad Run. Estimated Cost: $27,000,000

2. Intermediate Projects

Loudoun County Parkway: From Route 7 to Waxpool Road. Expand from four to six lanes. Estimated
Cost: $14,000,000

Loudoun County Parkway: From Dulles Greenway to Ryan Road. Expand from four to six lanes.
Estimated Cost: $8,000,000

3. Long-Term Projects

Loudoun County Parkway: From Ryan Road to Braddock Road. Expand to six-lane median divided.
Estimated Cost: $24,000,000

Ashburn Village Boulevard: From Route 7 to Dulles Greenway. Expand to six-lane median divided.
Estimated Cost: $18,000,000

Loudoun County Parkway (formerly designated as Tri-County Parkway): From Braddock Road to
Fairfax County line. Construct six-lane median divided road. Estimated Cost: $38,000,000

H. Route 659 Corridor (Route 659 and Northstar Blvd)

1. Near-Term Projects

Route 659 (Belmont Ridge Road): Route 7 to Dulles Greenway. Expand to four-lane median divided
road. Estimated Cost: $91,000,000

Route 659 and Route 606 Extended: Braddock Road to Route 50. Expand to four-lane median divided.
Estimated Cost: $19,000,000

Route 659: Dulles Greenway to Northstar Boulevard. Expand to a four-lane median divided road.
Estimated cost: [not yet available]

2. Intermediate Projects

Route 659 (Gum Springs Road): Braddock Road to Prince William County line. Expand to four-lane
median divided road. Estimated Cost: $40,000,000

Northstar Boulevard: Route 50 to Prince William County line. Construct four-lane median divided road.
Estimated Cost: $43,000,000

3. Long-Term Projects

Route 659 (Belmont Ridge Road): Reute-7-Route 645 (Croson Lane) to Northstar Boulevard. Expand
from four to sSix lanes median divided. Estimated Cost: [not yet available]$25,600.000
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Date of Meeting: March 14/15, 2011

BOARD OF SUPERVISORS #8
ACTION ITEM

SUBJECT: CPAM 2009-0001 Route 28 Keynote Employment Policies
ELECTION DISTRICT: Broad Run, Dulles, Potomac, Sterling

STAFF CONTACT: Michael “Miguel” Salinas, Project Manager
Julie Pastor, AICP, Director, Department of Planning

CRITICAL ACTION DATE: June 7, 2011, (contingent upon March 9, 2011 Planning
Commission certification)

RECOMMENDATIONS:
Planning Commission: On January 19, 2011, the Planning Commission voted 6 - 3 (Bayless,

Robinson, Syska - opposed) to forward draft CPAM 2009-0001, Route 28 Keynote Employment
Policies, as modified at the January 19™ worksession, to the Board of Supervisors for their review,
consideration, and public hearing. Commissioners voting in the minority cited concerns about
transportation, the impact of new residential development and capital facility impacts. In their
January 26, 2011 submittal letter to the Board, the Commission recommends that upon adoption of
the Route 28 Corridor Plan (Draft Plan), the Board initiate several implementation efforts in order to
ensure that the vision for the Route 28 Corridor is achieved (See Attachment 2). These initiatives
include the following:

e establish regulatory and performance standards that match the preferred development patterns
outlined in policy;

e develop a Public and Civic Facilities Plan to determine whether the minimum and maximum
percentages by land use pattern for such uses, as identified in the Route 28 Corridor Plan
policies, are appropriate;

e implement a more fine-grained, multi-modal transportation network specific to the Route 28
Corridor to ensure connectivity throughout the corridor;

e reevaluate the residential “buy-out” formula for the Route 28 Tax District; and

e establish the proposed Route 28 Implementation Steering Committee comprised of public
and private experts to assist the County with the marketing, development and monitoring of
the Corridor’s implementation plan, and to assess the impact of the Route 28 Corridor Plan.

The Commission further moved to advise the Board of Supervisors that they are prepared to certify
the current draft of CPAM 2009-0001, as modified at the January 19™ worksession, at such time as
the Board of Supervisors indicates that action by the Board could reasonably be taken within 90 days
of certification. The Planning Commission is scheduled to certify their draft on March 9, 2011, prior
to the Board’s March 14/15™ Business Meeting.



CPAM 2009-0001, Keynote Employment Policies Comprehensive Plan Amendment
Board of Supervisors Committee of Whole
March 14/15,2011

Staff: Staff recommends approval of the plan amendment as forwarded by the Planning Commission
and as revised by the Board of Supervisors on March 1%. Staff further supports the Planning
Commission’s suggested implementation initiatives.

EXECUTIVE SUMMARY
The Board held a Public Hearing on February 7, 2011 and voted 7-2 (Burton, Delgaudio - opposed)

to forward draft CPAM 2009-0001 to the Committee of the Whole (COW) for further review and
consideration. On March 1, staff provided responses to specific Board questions relating to
residential impacts; transportation impacts; elimination of the destination retail overlay; proposed
densities in the corridor; form-based codes; and, land values for the corridor in Loudoun County and
Fairfax County.

The Board voted 5-4 to forward the CPAM to the March 14/15, 2011 Business Meeting for action
(Burk, Burton, Delgaudio, McGimsey - opposed). The Board also directed staff to prepare the
following for the March 14/15™ meeting:

(1) A policy that retains destination retail at a location in the corridor bounded by Potomac View
Road, Cascades Parkway, and Route 7 (Attachment 4, Page A-48);

(2) A policy that guides internal density allocations when consolidated Office Clusters and Mixed-
Use Office Centers proposals include land on the east side of Atlantic Boulevard/Shaw Road/Glenn
Drive and the west side of Pacific Boulevard (Attachment 4, Page A-48);

(3) A policy that incorporates the inter-jurisdictional road network (Attachment 4, Page A-63 and A-
65); and

(4) The transportation reports associated with the Route 28 CPAM (Attachment 3).

An update regarding the VDOT review of the Route 28 CPAM, in light of the Chapter 527
regulations, was provided in the Staff Report to the Board for the February 7th Public Hearing. As
noted in the report, Staff consulted the Virginia Department of Transportation (VDOT) to conduct a
transportation analysis to better understand the implications of adding additional trips to the road
network as a result of changes in land use proposed with the Route 28 CPAM. Further, pursuant to
the Code of Virginia § 15.2-2222.1, Staff coordinated with VDOT to submit an application for their
review under the provisions of the Chapter 527 regulations. A formal traffic analysis is not required
by VDOT for a comprehensive plan amendment. Completion of such an analysis is at the discretion
of the locality. Subsequent to the March 1, 2011 Committee of the Whole meeting, VDOT staff
provided to County staff the VDOT referral for CPAM 2009-0001: Route 28 Keynote Employment
Policies. In their response, VDOT acknowledged the level of analysis performed to date for the plan
amendment and indicated that the exact impacts of the proposed changes could only be determined
through more extensive modeling. VDOT goes on to state that such additional detail could be

provided at such time that the County proceeds with the next update to the Countywide
2



CPAM 2009-0001, Keynote Employment Policies Comprehensive Plan Amendment
Board of Supervisors Committee of Whole
March 14/15,2011

Transportation Plan, required to be reviewed every 5 years per the Virginia Code. VDOT also
highlighted the Waxpool Road corridor as an area of concern under forecast conditions and
recommends that it be studied to address known long-term deficiencies. A memo entitled Corridor
Transportation Analyses and highlighting the corridor-related transportation studies, along with
corridor-related transportation analyses and the VDOT Chapter 527 referral is attached (See
Attachment 3).

ROUTE 28 CORRIDOR PLAN SUMMARY
The proposed policies would apply throughout the Route 28 Corridor (See Attachment 1) and are

derived from input from property owners, interested residents and business people who participated
in a series of interviews, input meetings and workshops. The proposed policies seek to maximize the
commercial development potential within the Route 28 Corridor by offering several land
development patterns, each defined by different land use mixes and intensities. At projected
maximum build-out, the Draft Plan increases the overall floor area of the corridor by 2.5%. The
Draft Plan proposes to redistribute employment densities and offer a wider variety of development
options or land use patterns than currently available under the Keynote Employment policies. The
Draft Plan proposes to expand local amenities and services and, with limited new residential
development, facilitate a more multi-faceted environment that is becoming an important location
criterion for premier office development.

The Draft Plan also eliminates the Destination Retail Overlays and no longer supports large stand-
alone retail establishments or large-scale, multi-tenant shopping centers with the exception of the
area bounded by Route 7, Potomac View Road and Cascades Parkway, which was retained at the
Board’s direction to recognize the existing retail development in this area and the distance from the
frontage of Route 28. The Draft Plan does not modify existing and planned Residential and High-
Density Residential neighborhoods within the corridor and the designated Urban Center remains in
the northern portion of the corridor. Mixed-Use Office Centers have been added as a development
option in three locations. These centers are limited to a maximum of 90 acres in size within specific
development envelopes. The northern location is in the area of the approved Kincora mixed-use
development; the southern location is near the Center for Innovative Technology, and the third center
is proposed in the area of Waxpool Road/Church Road and Route 28.

Mixed-Use Office Centers are envisioned as live-work centers that will have higher intensities and a
greater variety of uses than other areas of the corridor. The centers are the sole location of new
multi-family residential development. The mix of uses will provide an opportunity to create “places”
that can become amenities for the entire corridor and its surrounding areas.



CPAM 2009-0001, Keynote Employment Policies Comprehensive Plan Amendment
Board of Supervisors Committee of Whole
March 14/15,2011

While increasing the support services and amenities in the area should help reduce vehicle trips,
expanding transportation options including circulator bus service, trails and connections to metro to
relieve congestion is also a focus of the plan amendment. Road improvements developed through the
interjurisdictional planning efforts occurring between Fairfax, Herndon, Loudoun and VDOT have
been incorporated into the Draft Plan. Those road plans address the capacity issues associated with
development in Fairfax and Loudoun Counties near the planned Route 28 metro stop.

Continuing the General Plan emphasis on addressing unmet housing needs, the Draft Plan
recommends specific ratios of housing for a full range of low and moderate income levels.
Implementation of an administrative process will be needed to ensure these units are provided and
retained. Design Guideline Policies, specific to Office Clusters and Mixed-Use Office Centers are
proposed for streets, blocks, streetscape, buildings, parking, parks and open space, public and civic
spaces, landscape, and signage. The Sustainable Development Policies provide guidance on energy
efficiency, stormwater facilities, green building practices, landscaping, and green infrastructure
protection.

Based on the Board’s direction on March 1, a new policy has been added that guides internal density
allocations when Office Clusters and Mixed-Use Office Center proposals include land on both sides
of Atlantic Boulevard/Shaw Road/Glenn Drive and Pacific Boulevard. This policy provides
flexibility within a project to adjust densities on each land bay provided the overall density does not
exceed policy recommendations.

If approved, the Draft Plan will be added to the 2001 Revised General Plan (RGP), Chapter 6,
Suburban Policy Area, as an area-specific corridor plan. To ensure consistency, revisions and/or
deletions are proposed to other policies in the RGP, specifically, Chapter 4, Economic Development;
Chapter 5, The Green Infrastructure- Environmental, Natural and Heritage Resources; Chapter 6,
Suburban Policy Area; and, Chapter 11, Implementation. Changes are also proposed to the
Countywide Retail Plan (See attachment 4).

FISCAL IMPACT:
The Draft Plan proposes a broader range of business uses with approximately the same overall floor

area. Local revenues from such uses typically exceed the cost of providing services. New residential
development will not contribute to the Route 28 Tax District but will buy-out of the District in accord
with current requirements. The cost of providing services to residential development typically
exceeds local revenues generated by the residences. By restricting new housing to high density
multifamily units in more urban settings, the fiscal cost should be reduced. No new local funding is
required to administer the proposed changes to the Revised General Plan. Resources for
implementation initiatives (such as amendments to the County’s Zoning Ordinance) will need to be
identified through further scoping and scheduling.
4




CPAM 2009-0001, Keynote Employment Policies Comprehensive Plan Amendment
Board of Supervisors Committee of Whole
March 14/15,2011

ALTERNATIVES:
The Board may adopt or modify the policies of the plan amendment at their pleasure or may choose
to take no action on the amendment.

SUGGESTED MOTIONS

1. I move that the Board of Supervisors approve CPAM 2009-0001, Route 28 Keynote
Employment Policies as revised March 15, 2011.

And,
2. I further move the Board direct staff to begin identifying resources and implementation
initiatives and report back to the Board as called for in the Board’s adopted Strategic
Plan.
Or,
2. I move an alternate motion.
ATTACHMENTS

1. Route 28 Corridor Boundary Map, dated August 16, 2010

2. PC letter to BOS, January 26, 2011

3. Memorandum dated March 9, 2011: Corridor Transportation Analyses

4, CPAM 2009-0001, Draft Route 28 Corridor Plan mark-up, dated March 15, 2011:

includes proposed changes to 2001 Revised General Plan and the Countywide Retail
Plan.
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Loudoun County, Virginia

Planning Commission

1 Harrison Street, S.E., 3 Floor, P.O. Box 7000, MSC #62

Leesburg, Virginia 20177-7000

Telephone (703) 777-0246 o Fax (703) 777-0441 e E-mail: loudounpc@loudoun.gov

January 26, 2011

Honorable Scott K. York, Chairman
Loudoun County Board of Supervisors
1 Harrison St. S.W.

Leesburg, Virginia 20177

Re: CPAM 2009-0001, Keynote Employment Policies Comprehensive Plan Amendment
Dear Chairman York,

On February 3, 2009, the Board of Supervisors initiated CPAM 2009-0001, Keynote Employment
Policies Comprehensive Plan Amendment, to consider retaining or changing the Revised General Plan
Keynote Employment land use policies for a specified study area within the Route 28 Corridor. The
Board directed the Planning Commission to lead this effort. On January 19, 2011 the Planning
Commission completed its work on the draft amendment, the Route 28 Corridor Plan (See attached.).
Below are brief summaries of the process, key findings, and Plan followed by specific implementation-
related recommendations for the Board to consider.

PROCESS AND KEY FINDINGS

To develop the draft amendment, the Planning Commission participated with County staff to solicit input
from stakeholders within the Route 28 Corridor. County staff used multiple outreach tools including
public input sessions, interviews, targeted questionnaires, and research to develop several reports,
including the Route 28 Business Outreach Results Report; Belfort Park Task Force Final Report; the
Route 28 Tax District Existing Conditions Report; and the Route 28 Corridor Analysis of Development
Potential for Class A Office Space. Key findings include:

v' Stakeholders believe the Route 28 Corridor should be an employment-based corridor that offers
broad employment opportunities;

v' Stakeholders believe that more opportunities should be provided for a variety of office
settings, with a focus on a mix of uses where employment supportive retail and services provide
amenities desired in the corridor;

v’ Stakeholders suggest locating mixed-use office centers, that include a limited amount of multi-
family residential, at strategic locations in the Route 28 Corridor to effectively catalyze the office
development potential of sites and their vicinities;

v' Stakeholders find that mixed uses are more efficient and attractive to the marketplace than office
campuses (as promoted by current policy);

v' Stakeholders believe development in the corridor should take advantage of its proximity to
Washington Dulles International Airport by attracting new aviation and airport-ancillary
businesses in appropriate areas; and,

v The Route 28 Corridor should encourage sustainable development practices.

ATTACHMENT 2
A-3


penny.echard
Typewritten Text
A-3

penny.echard
Typewritten Text

penny.echard
Attachment 2


PLAN SUMMARY

The proposed policies address the findings above and seek to maximize the commercial development
potential within the Route 28 Corridor by offering several land development patterns, each defined by
different land use mixes and intensities. The draft amendment eliminates the Destination Retail Overlays
within the corridor that support stand-alone, large-scale, multi-tenant shopping centers and big box stores.
The Planning Commission did not change or modify existing and planned residential and high-density
residential neighborhoods within the corridor and the designated Urban Center remains in the northern
portion of the corridor. The Planning Commission proposes Mixed-Use Office Centers as a new
development option in three locations along the Route 28 corridor. The northern location is the site of the
2010 Kincora mixed-use zoning; the southern location includes the Dulles World Center proposal. To
avoid “creep” into adjacent areas within the core and to reserve significant areas of the core for Office
Clusters, the draft plan includes policies that do not support any Mixed-Use Office Center proposals that
extend beyond the northern and southern boundaries of the Mixed-Use Office Center development
envelopes. The maximum 270 acres of Mixed-Use Office Centers that may be considered in the corridor
represents approximately 15% of the Route 28 Core land area and 3% of the total Route 28 Corridor;
maintaining the corridor as a significant employment corridor for the County.

Mixed-Use Office Centers are live-work centers that will have higher intensities and a greater variety of
uses than other areas of the corridor including multi-family residential to support a diversity of residents
and workers, transit, and retail, entertainment, and recreational activities. The mix of uses will encourage
creation of vibrant, activity-rich centers that will attract office tenants and a broad spectrum of residents
and employees to the corridor and create unique “places” that are amenities for the entire corridor and its
surrounding areas.

The Planning Commission stresses the importance of the Transportation, Housing, Design, and
Sustainable Development policies as keys to the success of this corridor. Among these policies are those
that promote an interconnected fine grid of streets, paths, and green spaces. This framework will improve
not only traffic flow (by allowing local traffic to avoid Atlantic, and Pacific Boulevards) but also enhance
the sense of a unified place for the entire corridor. The Design Guideline Policies cover sites, streets,
blocks, streetscape, buildings, parking, parks and open space, public and civic spaces, landscape, and
signage. The Sustainable Development Policies cover energy, storm water, green building practices,
landscape, and green infrastructure.

PLANNING COMMISSION RECOMMENDATIONS

The Commission feels strongly that upon adoption of the Route 28 Corridor Plan, the Board should
immediately initiate several implementation efforts in order to ensure that the vision for the Route 28 Corridor
is achieved.

Zoning

Of paramount importance is to establish regulatory and performance standards that match the preferred
development patterns outlined in policy. Zoning is the most effective tool to implement the policies contained
within the draft amendment. Zoning regulations can also exclude incompatible uses, expedite desired uses and
patterns, and promote properties to develop to their highest potential.

The Commission briefly discussed five possible zoning implementation strategies:
*Creating a new Planned Development District(s);
*Amending existing Planned Development Zoning District(s);
*Developing Use Patterns as an alternative development option within specific zoning districts;
*Developing a Planned Development Overlay Zone(s); and/or,
*Creating a Form-Based Code for the corridor.
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The draft Route 28 Corridor Plan suggests amending existing zoning districts by including Use Patterns
for Office Cluster, Office, and Flex as development options. Use patterns provide more predictability and
offer the developer more varied employment settings through prescriptive standards. This approach would
speed the development process by allowing for development without legislative review. The Plan also
suggests creating a new Planned Development Zoning District(s) for Mixed-Use Office Center. This
zoning strategy will need to be further evaluated as part of a Board-initiated implementation effort.

Public/Civic Facilities Plan

The Commission wrestled with how to best incorporate public and civic uses into the Route 28 Corridor Plan
which promotes a more urban style development pattern. The current case-by-case approach of calculating the
land use mix for public and civic uses does not really work in these cases. As such, the draft Plan incorporates
new ways to achieve them including; using Floor-to-Area ratios versus acreage to determine the amount of
these uses needed and providing an option for cash-in-lieu and/or providing a portion of these uses off-site
within the corridor. With this more urban development pattern, a new approach to assessing and quantifying
the actual public facilities needs will also be important. In this regard, the Commission recommends that the
Board develop a Public and Civic Facilities Plan unique to the Route 28 Corridor. The Commission also
suggests that a Public and Civic Facilities Plan determine whether the minimum and maximum percentages by
land use pattern for such uses, as identified in the Route 28 Corridor Plan policies, are appropriate.

Transportation
The draft Route 28 Corridor Plan promotes a development pattern that focuses the most intensive development
along Route 28. The proposed changes in land use would result in a roughly 5-10% increase in trips on the
road network. From a broad perspective, these proposed increases in vehicle trips can be accommodated by
the current planned network, given available capacity. The location and distribution of additional trips, and the
impact to each road segment, is something that would be determined with a full modeling analysis. It should
be noted that certain network enhancements were recommended for this corridor as part of the Inter-
jurisdictional Group' and were developed to specifically target the known deficiencies in the 2030 network.
These included (among others):
e The extension of Davis Drive/Atlantic Boulevard south from Route 606, across the Dulles Toll Road
and into Fairfax County ;
e The extension of Sterling Boulevard west from Pacific Boulevard (at Route 28) to Moran Road; and,
e The extension of Pacific Boulevard south from Route 606 to the west side of the interchange at Route
28 and Innovation Avenue.

The Commission recommends the Board incorporate the work and recommendations of the Inter-jurisdictional
Group into the draft Plan and the Countywide Transportation Plan. The Commission believes that these
transportation projects are critical elements of the corridor plan

The Commission also recommends implementing a more fine-grained, multi-modal transportation network
specific to the Route 28 Corridor to ensure connectivity throughout the corridor.

Residential Buy-out Formula

The draft Route 28 Corridor Plan introduces an additional, limited amount of residential uses into the corridor.
While residential uses are not prohibited under the requirements of the Route 28 Tax District, the County
anticipates such developments will “buy-out” of the District. Therefore some on the Commission feel the
formula used to determine the amount of “buy-out” is dated and does not adequately compensate the District
for the loss of future tax revenues. The Commission recommends the Board consider options for reevaluating
the “buy-out” formula.

" Includes elected officials and staff from Fairfax County, Town of Herndon, and Loudoun County.
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Route 28 Implementation Steering Committee

The draft Route 28 Corridor Plan calls for the County to form a Route 28 Implementation Committee
comprised of public and private experts to assist the County with the marketing, development and monitoring
of the Corridor’s strategic implementation plan, including the metrics used to assess the impact of the Route
28 Corridor Plan on expected outcomes. The Committee would establish and coordinate three work groups
related to plan implementation: Design; Zoning; and, Transportation. The Commission recommends the
Board establish this Committee immediately following adoption of the Plan.

Additional Public Outreach

Upon completion of the draft Route 28 Corridor Plan, the Commission discussed additional outreach to the
community to present their draft plan. However, given the Board’s adopted Workplan and the timelines
specified within, the Commission determined that meeting directly with the community would not be possible
at this time. To ensure as much notice as possible prior to the Board’s February 7, 2011 Public Hearing, the
Commission directed staff to include information on the plan amendment on the first page of the County’s
web site as well as sending out citizen alerts via the Office of Public Information. The Commission
recommends the Board consider additional outreach to the public as part of their review of the plan
amendment.

We look forward to the Board’s review and consideration of the Commission’s recommendations. Please
do not hesitate to contact us if we can be of further assistance.

Respectfully submitted,

J. Kevin Ruedisueli, Chairman
Loudoun County Planning Commission

cc: Loudoun County Board of Supervisors
Loudoun County Planning Commission
Tim Hemstreet, County Administrator
Linda Neri, Deputy County Administrator.
Julie Pastor, AICP, Director of Planning
Miguel Salinas, Project Manager, CPAM 2009-0001
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County of Loudoun

Department of Planning

MEMORANDUM
DATE: March 9, 2011
TO: Loudoun County Board of Supervisors
FROM: Michael “Miguel” Salinas, Project Manager

(Through Andrew Beacher, Director, Office of Transportation Services)

SUBJECT: CPAM 2009-0001: Route 28 Keynote Employment Policies: Corridor
Transportation Analyses

At the March, 1, 2011 Committee of the Whole meeting, the Board of Supervisors asked
for full reports regarding Corridor-related transportation studies. In addition to the 2010
Countywide Transportation Plan (CTP), studies include the Route 28 CPAM
Transportation Analysis and the inter-jurisdictional Regional Transportation Concepts
Analysis. The latter two analyses are provided (See pages A-11 and A-17,
respectively).

Staff would like to highlight several points regarding Corridor-related transportation
studies:

e Current traffic conditions within the corridor do not reflect the build-out of
the ultimate road network. Current traffic conditions show traffic congestion on
certain road segments, including Waxpool Road near Route 28. These
conditions are largely due to the fact that the existing road network is not built out
(as well as operational issues such as the toll structure of the Greenway). These
are not to be confused with the forecasted conditions of the CTP transportation
analysis, which represent vehicular travel demands forecast to 2030". As such,
current traffic conditions do not reflect the ultimate design of specific road
segments including number of lanes, road connections, road enhancements, and
planned transit.

e The Route 28 Corridor Capacity Analysis applied high and low build-out
scenarios. Staff consulted with VDOT early in the process and used build-out
scenarios to understand the impact, in general terms, of additional vehicle trips
generated from the plan on the corridor's ultimate transportation network as a

' The forecast is based on observed travel patterns and behaviors, anticipated growth in population,
households and employment.
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CPAM 2009-0001, Route 28 Keynote Employment Policies
Corridor Transportation Analyses

Board of Supervisors Business Meeting, March 15, 2011
Page |2

whole (2030 CTP model). The analysis assumed no changes in the employment
forecast; under the Route 28 Corridor Plan (Draft Plan) employment densities in
the corridor are not substantially increased over current planned land uses, but
rather redistributed into specific land use development patterns. The analysis did
factor in trips related to increased multi-family residential and retail attributed to
the presence of the three Mixed-Use Office Centers and a higher percentage of
Commercial Retail and Services allowed for Office Clusters and Mixed-Use
Office Centers. At the high end, when compared to the Revised General Plan,
the overall potential square footage at full build-out increases by 2.5%.

The Route 28 Corridor Capacity Analysis indicated that in general terms,
the ultimate CTP road network has some available capacity, as a whole, to
absorb the gross increase in vehicle trips generated from changes in land
use and overall development densities, although the available capacity is
not uniform throughout the corridor. The analysis indicated that the corridor’s
ultimate road network retained approximately 10%-15% available capacity in
2030. Under the Draft Plan, changes in land use would result in a 4% to 10%
increase in vehicle trips on the road network.

Trip generation was calculated using conservative estimates and did not
factor internal capture and increased mode splits. Under the scenarios
proposed through the plan amendment, it is likely that these phenomena would
occur and would lessen the forecast impact of additional auto trips. It is noted
that these phenomena are not prevalent under current conditions and would be
less prevalent in the future under the existing development pattern due to the fact
that it consists largely of lower-density, sprawling and dispersed suburban-
pattern employment centers (high trip generators, almost 100% auto-dependent,
free-surface parking encourages automobile driving, generous parking
requirements, meager or no levels of suburban transit services, no ability for a
percentage of workers to live near their work, lack of an adequate and complete
road network).

To address excess demand on collectors, particularly Waxpool Road, the 2010
CTP recommends planning measures to minimize local trips on major collector
routes, including land use mixes that reduce trips and trip lengths. As previously
stated, the Draft Plan does not increase employment development densities in
the corridor, but rather redistributes them into specific land use development
patterns that include a greater mix of uses more immediate to Route 28. Office
Clusters and Mixed-Use Office Centers in the Route 28 Core include a mix of
land uses, pedestrian-friendly environments, and quality transit services that can
mitigate current and forecasted congestion as much as traffic management or
roadway expansion programs. The mixed-use character of these employment
centers can reduce the intensity of peak hour traffic. Site design that
emphasizes safe, pedestrian-accessible employment-supportive uses proximate
to offices also reduces the intensity of mid-day peak travel times and encourages
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CPAM 2009-0001, Route 28 Keynote Employment Policies
Corridor Transportation Analyses

Board of Supervisors Business Meeting, March 15, 2011
Page |3

ridesharing, or carpooling (you don’t need a car to access banks, shops,
restaurants, and services).

¢ A Regional Transportation Concepts Analysis conducted by VDOT and the
inter-jurisdictional working group has recommended certain road network
additions and enhancements in the southern portion of the corridor. The
inter-jurisdictional working group (which includes staff and elected officials from
Fairfax and Loudoun Counties and the Town of Herndon), cooperated with VDOT
to conduct a Regional Transportation Concepts Analysis for the Route 28/Toll
Road area, which took into account vehicle trips generated by proposed
development, including Dulles World. The analysis suggests that adding these
enhancements into the corridor’s ultimate transportation network would improve
local connectivity (north-south, east-west, across Route 28) and free up
additional capacity within those areas that are forecast to experience significant
congestion, including Route 28, Route 606, Davis Drive and Shaw Road.

VDOT Referral

Subsequent to the March 1, 2011 Committee of the Whole meeting, VDOT staff
provided to County staff the VDOT referral for CPAM 2009-0001: Route 28 Keynote
Employment Policies (see page A-29). The VDOT referral reviews the policies included
in the plan amendment and provides comments specific to the topic of traffic analyses.
As noted previously, a formal traffic analysis is not required by VDOT for a
comprehensive plan amendment. Completion of such an analysis is at the discretion of
the locality. VDOT acknowledges the level of analysis performed to date for the plan
amendment and indicates that the exact impacts of the proposed changes could only be
determined through more extensive modeling. VDOT goes on to state that such
additional detail could be provided at such time that the County proceeds with the next
update to the Countywide Transportation Plan, required to be reviewed every 5 years
per the Virginia Code. VDOT also highlights the Waxpool Road corridor as an area of
concern under forecast conditions and recommends that it be studied to address known
long-term deficiencies.

Conclusion

In summary, the Draft Plan does not significantly increase the overall density in the
corridor. The plan redistributes densities into land use arrangements and mixes
(including Office Clusters and Mixed-Use Office Centers) that can provide greater
business options to capture increased business development. The Route 28 Corridor
Capacity Analysis indicated that the ultimate CTP road network has some available
capacity to absorb the gross increase in vehicle trips generated from the Draft Plan,
while acknowledging known forecast deficiencies in the network. At the same time, the
proposed land use strategy will support planned transit in the central portion of the
corridor and increase the ability of development to capture internal trips and increased
mode splits compared to the build-out of Keynote Employment under the current
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Revised General Plan. Additionally, adding certain road network additions and
enhancements in the southern portion of the corridor, as recommended by the inter-
jurisdictional working group, would free up additional capacity within many of the areas
that are forecast to experience significant congestion. However, as indicated by County
and VDOT staff, it is clear that supplemental analysis is warranted for the Waxpool
Road corridor under forecasted conditions. Such analysis would offer the opportunity to
identify potential improvements and ensure that those improvements are considered in
the context of the larger corridor.
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County of Loudoun
Office of Transportation Services

MEMORANDUM

DATE: January 5, 2011

TO: Miguel Salinas, Project Manager
CPAM 2009-0001, Route 28 Keynote Employment Policies

FROM: Andrew Beacher, Director

SUBJECT: Route 28 CPAM: Supplemental Transportation Discussion and
Analysis

In order to better understand the implications of adding additional trips to the road
network as a result of changes in land use proposed with the Route 28 CPAM, County
staff worked with VDOT to identify available capacity on a per link basis for the
segments of Route 28, Pacific Boulevard, Atlantic Boulevard, Nokes Boulevard, Route
625, Route 606 and Sterling Boulevard within the study area. For each of the identified
segments, 2030 daily volumes and capacities (under current land use) were observed
and available capacity was calculated by comparing vehicle miles of travel to capacity
miles of travel. The results of the analyses indicated that for the corridor as a whole,
there is approximately 10-15% available capacity. In other words, the overall volume to
capacity (V/C) ratio of this corridor is about 0.85-0.90, which may be interpreted to
indicate that the corridor has the capability to absorb some increase in the intensity of
land uses. However, it should be noted that the available capacity is not uniform
throughout the corridor. For example, between Sterling Boulevard and the Dulles Toll
Road, the V/C ratio on Route 28 reaches 1.2. Additionally, the Waxpool Road corridor
is projected to be the most congested roadway within the area.

Staff also examined the build-out summaries for each of the land use scenarios. From
these scenarios, trips generated by the proposed uses were calculated using
conservative estimates based on ITE trip rates. These calculations showed that the
proposed changes in land use, depending on the scenario, would result in a roughly 5-
10% increase in trips on the road network. These figures represent gross trip
generation and do not take into account the use of other modes such as transit (as
identified in the 2010 CTP), or the synergy that would likely occur between certain land
uses (i.e. mixed use) that ultimately results in fewer vehicle trips (known as internal
capture).
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CPAM 2009-0001, Route 28 Keynote Employment Policies
OTS - Analysis
01/05/2011

Given the above, some observations can be made about the network’s ability to absorb
the proposed changes in land use. From a broad perspective, a gross increase of 5-
10% in vehicle trips could in theory be accommodated by the current planned network,
given the available capacity. Where this may become problematic is in the
consideration of the location and distribution of those additional trips, especially in light
of the known deficiencies in the 2030 network. The distribution of these trips, and thus
the impact to each road segment, is something that cannot be determined without a full
modeling analysis. Despite not having this specific information, it should be noted that
certain network enhancements were recommended for this corridor as part of the inter-
jurisdictional group and were developed to specifically target the known deficiencies in
the 2030 network. These included (among others):

e The extension of Davis Drive/Atlantic Boulevard south from Route 606, across
the Dulles Toll Road and into Fairfax County

e The extension of Sterling Boulevard west from Pacific Boulevard (at Route 28) to
Moran Road

o The extension of Pacific Boulevard south from Route 606 to the west side of the
interchange at Route 28 and Innovation Avenue.

VDOT staff did model the impacts of these enhancements to the network and found that
each of them contributed to improved road network performance. With these
improvements in place, additional capacity is freed up or created such that there is
increased likelihood that the additional 5-10% in vehicle trips could be potentially
accommodated, even in those areas that are currently projected to experience
significant congestion. Specifically, the extension of Davis Drive/Atlantic Boulevard
across the Dulles Toll Road would provide relief to the section of Route 28 between
Sterling Boulevard and the Dulles Toll Road, the extension of Sterling Boulevard west to
Moran Road would provide relief to Waxpool Road, and the extension of Pacific
Boulevard to Innovation Avenue would provide additional relief to Route 28 as well as
the Route 606 interchange.
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Trip Generation for Land Use Scenarios {Delta)

Scenario: Low Office Light Industrial industrial Retail Residential Total Percentage of Build Out
Difference between RGP and
January 5, 2011 Draft in units 7,768,440 sf| 5,468,405sf |-2,822,975sf| 374,760 sf 1,813 du - -
ITE Code 710 110 130 814 210 - -
Average Rate 11.01 6.97 6.96 44.32 9.57 - =
Difference between RGP and
January 5, 2011 Draft in trips 85,530 38,115 -19,648 16,609 17,350 137,956 10%
Scenario: High Office Light Industrial Industrial Retail Residential Total Percentage of Build Out
Difference between RGP and
January 5, 2011 Draft in units -851,041sf | 5,468,405sf |-2,822,975sf|1,159,690sf| 3,175 du - -
ITE Code 710 110 130 814 210 - -
Average Rate 11.01 6.97 6.96 44 .32 9.57 - &
Difference between RGP and
January 5, 2011 Draft in trips -9,370 38,115 -19,648 51,397 30,385 90,879 4%
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[NAME TOTVOL | CAPACITY 2] VMT CMT | VMT/CMT] (VMITIVCT)-1]
Atlantic Blvd. 5036 8000 342474 544000 0.630 0.37
Atlantic Blvd. 3208 8000 218157 544000 0.401 0.60
Atlantic Blvd. 4641 8000 124177 214030 0.580 0.42
Atlantic Blvd. 6738 8000 566017 672000 0.842 0.16
Atlantic Blvd. 4228 8000 81379 153970 0.529 0.47
Atlantic Blvd. 6495 8000 545560 672000 0.812 0.19
Nokes Blvd. 15803 8000 1011417 512000 1.975 0.98
Atlantic Blvd. 7747 8000 495805 512000 0.968 0.03
Shaw Rd./Rt. 636 4294 10000 437969 1020000 0.429 0.57
Rt. 636/Shaw 5659 10000 203733 360000 0.566 0.43
Pacific Blvd. 4830 10000 462812 958270 0.483 0.52
Rt. 775 7433 10000 883265 1188376 0.743 0.26
SullyRd/Rt.28 37381 78000 6130511 12792000 0.479 0.52
Sullyrd/Rt28 35867 78000 5308261 11544000 0.460 0.54
Rt. 775 8725 10000 691580 792662 0.872 0.13
Rt. 625 31127 8000 1304355 335232 3.891 2.89
Pacific Blvd. 9901 10000 752461 760000 0.990 0.01
Pacific Blvd. 9209 10000 460455 500000 0.921 0.08
Rt. 625 29928 15000 3531315 1769877 1.995 1.00
Atlantic Blvd. 9856 10000 591356 600000 0.986 0.01
Atlantic Blvd. 9431 10000 679051 720000 0.943 0.06
Atlantic Blvd. 9770 10000 586183 600000 0.977 0.02
Atlantic Blvd. 9856 10000 453373 460000 0.986 0.01
Rt. 775 9182 10000 727810 792662 0918 0.08
Atlantic Blvd. 9770 10000 449407 460000 0.977 0.02
Pacific Blvd. 3208 10000 751288 2342224 0.321 0.68
Nokes Blvd. 17219 8000 1102007 512000 2.152 1.15
SullyRd/Rt.28 35867 78000 9181857 | 19968000 0.460 0.54
SullyRd/Rt28 32339 78000 6145570 | 14822714 0.415 0.39
Gloucester Pkwy 22106 15000 1387103 941225 1.474 0.47
SullyRd/Rt28 35867 78000 5882127 | 12792000 0.460 0.54
Sully Rd/Rt28 37381 78000 7027659 | 14664000 0.479 0.52
SullyRd/Rt28 93910 78000 25072369 | 20824596 1.204 0.20
Pacific Blvd. 9069 10000 689249 760000 0.907 0.09
Pacific Boulevard 5065 8000 778796 1230002 0.633 0.37
Pacific Boulevard 4573 8000 703079 1230002 0.572 0.43
Pacific Blvd 4805 10000 590965 1229910 0.480 0.52
Pacific Blvd 6412 10000 614476 958270 0.641 0.36
Pacific Blvd. 9098 10000 454893 500000 0910 0.09
Pacific Boulevard 14945 10000 239122 160000 1.495 0.49
Old Ox./Rt.606 37234 24000 4132978 2664000 1.551 0.55
Pacific Boulevard 13406 10000 214501 160000 1.34] 0.34
Pacific Boulevard 10380 10000 327809 315796 1.038 0.04
Atlantic Blvd. 7057 8000 451655 512000 0.882 0.12
Atlantic Blvd 8433 10000 387487 459474 0.843 0.16
Sterling Blvd./Rt.846 21501 24000 1032042 1152000 0.896 0.10
Shaw Rd./Rt. 636 2856 10000 85680 300000 0.286 0.71
Shaw Rd./Rt. 636 5290 10000 698239 1320000 0.529 0.47
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SullyRd/rt28 70374 78000 14919301 ] 16536000 | 0.902 0.10
SullyRd/Rt28 72213 78000 4043947 | 4368000 0.926 0.07
SullyRd/Rt28 82756 78000 22094394 | 20824596 1.061 0.06
Old Ox/Rt.606 42148 24000 4678398 | 2664000 1.756 0.76
SullyRd/Rt28 72213 78000 15309229 | 16536000 | 0.926 0.07
Old Ox/Rt.606 36737 24000 2645075 1728000 1.531 0.53
Sterling Blvd./Rt.846 21537 24000 1033778 1152000 0.897 0.10
SullyRd/Rt28 70374 78000 3940948 | 4368000 0.902 0.10
SullyRd/Rt28 63537 78000 12961617 | 15912000 | 0.815 0.19
Sterling Boulevard 6531 24000 854175 3138746 0.272 0.73
Sullyrd/Rt28 63537 78000 5082987 | 6240000 0.815 0.19
SullyRd/Rt28 59994 78000 9359133 ] 12168000 [ 0.769 0.23
SullyRd/Rt.28 37381 78000 5532412 | 11544000 [ 0.479 0.52
Rt. 625 31982 15000 3773617 1769877 2.132 1.13
Sullyrd/Rt28 59994 78000 4799556 | 6240000 0.769 0.23
Rt. 625 23678 8000 284138 96000 2.960 1.96
SullyRd/Rt28 31254 78000 9312662 | 23241286 | 0.401 0.60
SullyRd/Rt.28 37381 78000 9569578 | 19968000 | 0.479 0.52
SullyRd/Rt.28 35867 78000 6742926 | 14664000 | 0.460 0.34
Rt. 625 23703 8000 284440 96000 2.963 1.96
Shaw Rd./Rt. 636 3753 10000 277757 740000 0.375 0.62
Rt. 625 24252 8000 729892 240768 3.032 2.03
Shaw Rd./Rt. 636 2856 10000 291311 1020000 0.286 0.71
Shaw Rd./Rt. 636 4294 10000 128814 300000 0.429 0.37
SullyRd/R128 59994 78000 12238867 1 15912000 | 0.769 0.23
SullyRd/Rt28 63537 78000 9911824 | 12168000 { 0.815 0.19
Rt. 636/Shaw 7332 10000 263952 360000 0.733 0.27
Old Ox./Rt.606 32336 24000 2328184 1728000 1.347 0.35
Shaw Rd./Rt. 636 4710 10000 621686 1320000 0.471 0.53
Shaw Rd./Rt. 636 5475 10000 405135 740000 0.547 0.45
Rt. 775 9517 5000 392112 206015 1.903 0.90
Atlantic Blvd. 9632 10000 693534 720000 0.963 0.04
Atlantic Blvd. 8122 10000 373204 459474 0.812 0.19
Rt. 625 33769 8000 1415044 335232 4.221 3.22
Rt. 625 22556 8000 678845 240768 2.819 1.82
Rt. 775 8571 5000 353161 206015 1.714 0.71
SullyRd/Rt28 31254 78000 5939384 | 14822714 1 0.401 0.60
SullyRd/Rt28 32339 78000 9635951 | 23241286 | 0.415 0.59
Atlantic Blvd. 2920 8000 78126 214030 0.365 0.63
Atlantic Blvd. 5450 8000 104891 153970 0.681 0.32
Rt. 775 7857 10000 933673 1188376 0.786 0.21
Pacific Boulevard 13681 10000 652368 476826 1.368 0.37
Pacific Boulevard 9467 10000 298970 315796 0.947 0.03
Sterling Boulevard 8271 24000 1081704 | 3138746 0.345 0.66
Pacific Boulevard 12855 10000 612956 476826 1.285 0.29
Pacific Blvd. 4451 10000 1042599 | 2342224 0.445 0.55
Gloucester Pkwy 23055 15000 1446645 941225 1.537 0.54
Pacific Blvd 4213 10000 518190 1229910 0.421 0.58
TOTAL | 285660925| 407787997 0.701
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Route 28/Toll Road Area

O

Inter-jurisdictional Meeting
Route 28/Toll Road Area

Regional Transportation Concepts Analysis

May 20, 2010
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Regional Transportation Concepts Analysis
Overview

O

Background

Analysis of Impact on Road Network Performance due to:
1) Proposed New Development
2) Proposed Road Network Revisions

» Scenarios Analyzed (2030)

1) Before / after proposed new developments (road network constant)
2) Comprehensive Plan vs. Enhanced Road Networks (land use constant)

Findings and Recommendations



Presenter
Presentation Notes
Good morning and thank you for this opportunity to share with you the results of our analysis.



Last year, the Interjurisdictional Workgroup (IJW) invited VDOT’s technical support for Task #4 in the group’s Workplan, which is essentially to analyze overall impacts on the area’s road network, of the following 2 types of revisions being considered:

  Land use revisions:  several applications have been submitted to the local jurisdictions for proposed new developments just north of the future Route 28 Metrorail station.

 2nd type of revision being considered consists of adding to the current Comprehensive Plans of Loudoun and Fairfax Counties the road segments or links agreed on by the IJW workgroup (additions are shown in the map, one of today’s HOs: I will refer to some of the elements in this map later in the presentation).  



The travel forecast Modeling for the evaluation of these 2 revisions was conducted by VDOT staff.  We selected 2030 as our Analysis Year or Horizon, which is consistent with the horizon being used by local jurisdictions in their Comprehensive Plan processes. 



To address the impact of the 2 types of revisions I just mentioned, we conducted two sets of model runs for 2030, introducing one variable at a time. 

 In the 1s, Analysis Phase, to address the impact of the proposed new developments on the surrounding road network, we compared the performance of selected roads “before” and “after” adding the projected trips from the combined proposed developments (in other words, we kept road network constant, changed the land use).

 To look at the 2nd type of proposed revision, we looked at the performance of the Comprehensive Plan network and compared that to the performance of the Enhanced network (by enhanced I mean, several road segments are added).  For this 2nd analysis phase the land use was constant.



I will present a summary of both analyses [1) and 2) above], followed by recommendations based on those findings.
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Regional Transportation Concepts Analysis
Transportation Modeling - Background

O

» Analysis Year: 2030
» Worked closely with local staff

» Subarea Modeling by VDOT
Based on MWCOG/TPB with added detalil
Favorable comparisons with other data

Results: forecast traffic volumes (daily); projected road
performance (peak)

Not feasibility or operational analyses
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Regional Transportation Concepts Analysis
1) Impact of Prop. Development on Roads

O

» 2030 Analysis Scenario

o Constant: Road network (financially constrained or CLRP)

» “Before” Development
o Land Use:
Base: 2030 Cooperative Forecast Land Use (MWCOG Round 7.2)

» “After” Development
o Land Use:
Base + Added vehicle trips generated by proposed development
(north of future 28 Metrorail station)

* End result
o Compare Road Performance “before” vs. “after” proposed development
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Vehicle Trips from Proposed Development

O

» “After” Development:

Added Vehicle Trips generated by proposed
developments (from applications as of 12/09)

Proposed 2030 Daily
Deve|0pment Vehicle Trips
Dulles World Center 55,200
(Rezoning)
CIT 15,300
(APR #08-111-11UP)
Dulles Metro 15,500
APR #08-111-12UP
(& APR #08-111-7UP)
TOTAL for “Cluster” 86,000
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Road Performance (CLRP Network)
“Before” and “After” Proposed Development

O

+ “Before” proposed development
Peak period congestion: Centreville Rd.; Route 28

« “After” proposed development
Congestion extends significantly:

Roads affected
(volume/capacity
ratio)

- Centreville Rd. (1.3)

- Frying Pan Rd. (1.3)

- Shaw Rd. (1.3)

/4| - Old Ox Road (1.4)

| - Rock Hill Road (1.4)

'| - Route 28 (1.5)

Congestion much of - Sterling Rd. (1.8)
workday (& other roads) - Innovation Ave (1.9)

Congested times w/
Stop-and-go traffic

Peak period congestion
(AM/PM peaks)

Congestion extends from
peak periods to midday
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Regional Transportation Concepts Analysis
2) Comp. Plan Network & Enhanced Network

O

» Comprehensive Plan Network
o Route 28: 10 lanes South of Route 606

o Include Toll Road crossing (per map)

» Enhanced Network: goals

o Improve regional connectivity and
mobility (E-W and N-S)

o Improved accessibility to planned rail
stations

o Create grid system in Loudoun County
adjacent to future Metro stop

o Protect existing residential areas in
nearby Herndon

o Focus on conceptual corridors/general
alignments
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Comparing 2030 Road Network Performance
Eastern side

O

, « Comprehensive Plan Network
T o Severe congestion:

- ~~
~~~~~~
~~~~~~

D Innovation Ave., Rock Hill Rd., Old Ox Rd.

+ Enhanced Network
o Improved Performance

Innovation Ave, Rock Hill Rd.

e N

o Improved Regional and Local Connectivity
= North-South, East-West
= Across Route 28

o Improved access
= To proposed development “cluster”
= To future Rt. 28 Metrorail station
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Comparing 2030 Road Network Performance
Western Side

O

» Comprehensive Plan Network

o Road performance:
= Generally, congestion not as high as Eastern side
- Operations not modeled

- New development in anticipation of Dulles Metrorail
stations in Loudoun Co. not reflected in analysis

+ Enhanced Network

o Improved regional and local Connectivity
O Improved access

= To future Metrorail station

= Across Route 28 (Pacific Blvd. ext. to Innovation)
O  Higher utilization

= Relocation Dr.; Pacific Blvd. north of Old Ox Rd.
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Regional Transportation Concepts Analysis
Conclusions and Recommendations

» Conclusions

Substantial effects of proposed development “cluster”:
= Very increased congestion on surrounding roads
= Creates need for additional access

Substantial benefits of staff-proposed “Enhanced Network”

» Recommendations
Evaluate feasibility of proposed added roads
Add roads deemed feasible to respective Comp. Plans

Link land development approval with supporting
transportation improvements

Consider options to any “unfeasible” road
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Route 28/Toll Road Regional Transportation Concepts Analysis
Impact of Proposed Road Network Revisions
2030 Volume / Capacity (V/C) Ratios
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DRAFT Route 28 / DTR Area Regional Transportation Concepts Preliminary Model Results 4/19/2010
Scenarios
1 2 3 4
Network - CLRP Network - CLRP Network - Comp Plan Network - Enhanced Comp Plan+
LU-R7.2 LU -R7.2 + Apr+Rez LU - R7.2 + Apr+Rez LU -R7.2 + Apr+Rez
Volume # of Vv/C Volume # of Vv/C Volume # of Vv/C Volume # of Vv/C
Road Segment ADT(000's) | lanes | Peak hour | ADT(000's) | lanes | Peak hour | ADT(000's) | lanes | Peak hour | ADT(000's) | lanes | Peak hour
1]lInnovation Avenue 21 4 0.6 66 1.9 94 4 2.6 34 4 0.9
2|Innovation Avenue Ext. NA NA NA NA NA NA NA NA NA 57 4 1.4
3|Rock Hill Road 14 4 0.4 50 4 14 97 4 2.7 37 2 1.9
4|Davis Dr. Ext. NA NA NA NA NA NA NA NA NA 39 4 11
5]0Ild Ox Road 26 4 0.8 48 4 14 103 6 1.7 75 6 1.3
6|Sterling Rd. 34 4 0.9 63 4 1.8 58 4 15 42 4 11
7|Shaw Road (N [S] of 606) 5 2 0.04 23 2 12 45 [58] 4 1.2[1.5] 28 [50] 4 0.8[1.4]
Route 28 - DTR to Rte.
81606 167 8 1.3 180 8 15 177 10 1.2 183 10 12
Route 28 - Frying Pan Rd
9|to DTR 173 8 1.4 186 8 15 169 10 11 170 10 11
10|Sunrise Valley Dr. 19 4 0.5 20 4 0.6 42 4 1.1 41 4 11
Pacific Blvd. connection
11(to Innovation Ave. NA NA NA NA NA NA NA NA NA 34 4 0.9
12|Relocation Dr NA NA NA NA NA NA 24 4 0.7 32 4 0.9
Sterling Blvd. S ext. (W of
13|28 to Rte. 789) NA NA NA NA NA NA NA NA NA 33 4 0.9
14|Moran Road NA NA NA NA NA NA 23 4 0.7 33 4 0.9
15|Rte.789 extended NA NA NA NA NA NA 21 4 0.6 20 4 0.6
16|Shellhorn Rd. extension NA NA NA NA NA NA NA NA NA 20 4 0.6
17|Greenway loop NA NA NA NA NA NA 8 4 0.2 8 4 0.2
18|Bridge over DTR NA NA NA NA NA NA 50 4 1.4 55 4 14
19|Frying Pan Road 46 4 1.2 a7 4 1.3 53 6 1.0 54 6 1.0
20|Centreville Rd. S. of DTR 65 6 1.0 72 6 1.3 94 6 1.6 73 6 1.3
21|Centreville Rd. N. of DTR 54 6 0.9 75 6 1.3 73 6 1.3 76 6 1.3
22|Waxpool Road 39 6 0.8 42 6 0.8 36 6 0.7 37 6 0.7
23|W. Church Rd. 25 4 0.7 27 4 0.8 33 6 0.6 23 6 0.4
Davis Dr. bet Old Ox Rd.
24|and Sterling Blvd. NA NA NA NA NA NA 45 4 1.2 34 4 0.9
Pacific Blvd. N. of Old
25|0x Rd. 23 4 0.7 35 4 1.0 17 4 0.5 41 4 11
Herndon Parkway S. of
26|Sterling Road 30 4 0.9 39 4 11 41 4 11 39 4 1.1
27|Sterling Blvd. S., E of 28 32 4 0.9 35 4 1.0 56 6 1.0 58 6 11
Shaw Rd. / Rock Hill Rd.
28|connector NA NA NA NA NA NA NA NA NA 34 4 0.9
29 New E-W link N. of DTR NA NA NA NA NA NA NA NA NA 15 1 1.9
**\//C's in peripheral areas may be affected by limited sub-zone detail.
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Route 28 Corridor Plan

INTRODUCTION

The Route 28 Corridor Plan is the result of an issues-driven, results-oriented process with
significant emphasis on community involvement. Policies inthe Plan build upon the significant
amount of data and public input gathered through the various Route 28 corridor activities and
initiatives since January 2008 These efforts included public input sessions, interviews, targeted
questionnaires, and research to develop several reports, including the Route 28 Business
Outreach Results Report; Belfort Park Task Force Final Report; the Route 28 Tax District
Existing Conditions Report; and the Route 28 Corridor Analysis of Development Potential for
Class A Office Space'. The following policy language and land use map will be added to the
Revised General Plan as a specific plan for the Route 28 Corridor. Other policies of the

Comprehensive Plan will apply as appropriate.

The County envisions the Route 28 Corridor as an airport-anchored gateway into Loudoun
County offering a positive and welcoming business. environment that supports significant job
growth and economic activity in varied settings. The County also envisions the corridor evolving
into a premier location for regional, national, and international businesses with a high-quality
image that offers employees vibrant centers of activity and highly-integrated pedestrian and
transit-friendly employment developments. This vision reinforces the County’s commitment to
the continued commercial growth of the corridor that in turn contributes to the overall fiscal
health and economy of the County.

The Economic, Land Use, Transportation, Design, and Sustainable Development policies
contained in the plan are intended to provide a framework for future development that reflects
five vision statements derived from the public process.

1. The Route 28 Corridor is an employment-based corridor that offers broad employment
opportunities. The Corridor promotes a consistent pattern of development adjacent to
Route 28 with higher-density office development and mixed-use activity centers.
Residential densities are supportive and subordinate to employment densities within
Mixed-Use Office Centers and in locations that can induce greater business activity;

2. The form and design of the Route 28 Corridor will be critical in promoting the County’s
vision of a high-quality office and commercial corridor that achieves higher office
densities, attracts regional, national, and international businesses, and provides a unified

L All CPAM- related materials, including source documents, can be found in the Loudoun County Department of Planning public files.
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development pattern throughout the corridor. “Places” or centers of activity offering
office and office-supportive amenities along with public and civic uses will give the
corridor a community identity;

3. The Route 28 Corridor takes advantage of its proximity to Washington Dulles
International Airport by attracting new aviation and airport-ancillary businesses to the
corridor and supporting the expansion of existing airport-related businesses in appropriate
areas. The airport’s location on the southern end of the Corridor also generates demand
for office space from businesses that want to locate close to an international airport as
well as hotels, restaurants, and retail centers that cater to business travelers and tourists;

4. The Route 28 Corridor promotes multi-modal connectivity, including transit, with the
existing and planned transportation infrastructure; and

5. The Route 28 Corridor encourages sustainable development practices.

The Route 28 Corridor boundaries include properties that are generally bordered by Broad Run
and Loudoun County Parkway to the west, Dulles Airport and Fairfax County to the south,
Cascades Parkway, Potomac View Road, and the W&OD to the east, and Route 7 and Bles Park
to the north. The map below shows the actual boundaries of the Route 28 Corridor. The
properties contained within these boundaries are subject to the policies contained within the
Route 28 Corridor Plan: These policies are described below:
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ECONOMIC

The County can attract greater commercial development, including high-quality office, to the
Route 28 Corridor based on several advantages:

e Approximately 3,100 acres of land remain undeveloped within the corridor;

e Properties adjacent to or within proximity of Route 28 offer businesses high visibility and
accessibility;

e Proximity to an improved highway, air transport, and a future mass transit network for
cost-efficient and timely distribution of goods and services, employee mobility, and
greater workforce commuting options;

e Direct access to the world through ample fiber lines at MAE-East and international
flights at Washington Dulles International Airport;

e Close proximity to the intelligence and surveillance hub along the Route 28 South
Corridor and a host of neighboring peer organizations such as Orbital Sciences,
Raytheon, AOL, M.C. Dean‘and others;

e Availability of properties suitable for custom campus and secure office developments that
can accommodate security needs and/or combined office, research and manufacturing
operations; and

e Proximity to‘a highly-educated, diverse workforce.

The Route 28 Corridor Plan policies maximize the commercial development potential within
Route 28 Corridor by building on these strengths, offering planned land uses within locations
that reflect the full economic potential of properties, and providing office development options
within employment settings that reflect the kind of environments sought by business users. Route
28 Corridor Plan policies also support economic development in the corridor by accelerating the
timing and absorption of office into the Route 28 Corridor submarket. Lastly, the Route 28
Corridor Plan promotes the growth of the commercial tax base; improving the revenue balance
between commercial and residential, offsetting the greater costs of services for residential
development, helping to meet or exceed the ability of the County to pay Route 28 Tax District
bonds, and relieving the tax pressure on County residents by maintaining an affordable real
property tax rate.

The policies contained within the plan are also intended to meet the key demands for
development associated with the County’s Board-adopted targeted Industry Clusters - Federal
Government Contracting, Defense and Aerospace, and Information Communications
Technology, as well as the emerging International Business cluster. While these businesses are
currently recruited based on a cluster strategy which uses the County’s existing business assets,
the plan’s policies establish a long-term vision for the corridor that will solidify Loudoun’s

corporate image and help expand the presence of these industries into the future. The plan also
4
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protects and encourages several critical features of high-end, corporate environments
consistently sought by these types of industries. Specifically, the plan provides highly visible
locations for high-quality office development, including custom campus headquarters and mid-
to-high-density office, and multi-use office buildings within mixed-use environments. Route 28
development patterns encourage the highest-density office space fronting along both sides of
Route 28 supported by lower-density Office and Flex uses that support information technology,
research-and-development, and high-end manufacturing behind the “wall” of mid- to high
density high quality office.

The Revised General Plan policies anticipate the continued growth and expansion of Washington

Dulles International Airport for both passengers and cargo and seek to maximize the economic
opportunities created by the airport. The Route 28 Corridor Plan policies continue to recognize
Washington Dulles International Airport as a 21° Century multi-modal transportation hub that
attracts airport-linked and ancillary businesses to the corridor and provides a gateway to the
world. Airport-linked businesses include those businesses which rely significantly on the
airport’s passenger and cargo capacity, including businesses which depend on frequent long-
distance travel and businesses involved with air-surface cargo warehousing and distribution.
Airport-ancillary businesses include retail, hotels, and restaurants that support the growing
airport-linked businesses moving to the corridor, along with national and international businesses
who locate near the corridor due to its high-quality image and accessibility to the region’s
transportation network.

By clustering industrial and flex along Route 606, the County continues to support high-end
manufacturing and distribution logistics, including air-surface cargo distribution, and other
ancillary businesses, with the opportunity to capture even more airport-linked businesses in
addition<to those already emerging. The Route 28 Corridor Plan also encourages legacy
industrial users currently along Route 28 to relocate to the more appropriate Route 606 area,
which will in-turn establish a competitive, corporate gateway into Loudoun along Route 28, and
strengthen and protect the identities of both Route 28 and Route 606 in future decades.

Economic Policies

1. To evolve the corridor into a premier location and employment destination for regional,
national, and international businesses, including the County’s targeted Industry Clusters,
properties that offer high visibility and accessibility to Route 28 shall have mid to high-
density office.

2. The highest density office shall occur in areas fronting along Route 28.

3. Office developments within mixed-use settings shall be supported within the corridor to
create “places”, or centers of activity, that offer a complete set of uses and amenities that
will appeal to office tenants, visitors, and residents alike.
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4. New residential shall be concentrated and supportive to office within three high-density
Mixed-Use Office Center development envelopes that are strategically located within
areas where there is the highest potential to capture high-quality and high-density Office,
thereby catalyzing the office development potential of sites and their vicinities while
having an overall positive impact to the County’s Route 28 Tax District debt obligations.

5. The County shall target industrial and flex businesses, including distribution logistics, to
locate to the planned Industrial area in the vicinity of Route 606 where properties offer
more immediate access to the airport, Route 28, and the regional surface transportation-
network.

6. Legacy industrial users currently along Route 28 are encouraged to relocate to planned
Industrial areas.

7. A multi-modal transportation network, including transit, within the corridor will move
employees, visitors, and residents seamlessly between various modes of transport.

8. The County supports the planned development and growth of Washington Dulles
International Airport and will coordinate county planning with airport planning to ensure
that the health and growth of the airport and corridor economies are mutually supportive.
All new development shall consider and sufficiently mitigate potential impacts to the
airport, such as transportation congestion, environmental impacts, and conflicting land
uses.
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LAND USE

The County envisions the Route 28 Corridor as a major economic and employment center with
predominantly commercial development within distinct land development patterns. Office
development options are intended to meet the individual needs of regional, national, and
international businesses that reflect evolving market preferences and potential. The development
options range from suburban, lower-density office settings to medium-density, compact,
pedestrian-oriented office clusters and higher-density, transit-oriented mixed-use office centers.
Other parts of the corridor more immediate to Washington Dulles International Airport and
Route 606 west of Route 28 are planned for Industrial uses..

Office employment in the Route 28 Corridor is planned within the Route 28 Business area,
which supports Office and Flex uses, as well as a Route 28 Core area where two new types of
office employment shall be developed: Office Clusters and Mixed-Use Office Centers. These
land development patterns are defined by the overall form and character of development, as well
as their recommended land use mixes and intensities. Land use planning encourages higher
intensity office employment uses immediately adjacent to. Route 28 (generally between the
parallel roads of Pacific Boulevard and Atlantic Boulevard/Shaw Road/Glenn Drive). The
County may consider higher density office development adjacent to the east side of Atlantic
Boulevard/Shaw Road/Glenn Drive and the west side of Pacific Boulevard as part of an
integrated Office Cluster development or Mixed-Use Office Center. Flexible development
options are offered elsewhere in the corridor. To catalyze office development at key locations
and their surrounding areas, the development options allow three high intensity mixed-use areas
to develop under certain criteria (as discussed below) that shall serve as centers of activity along
the corridor. A broad range of supportive uses shall be permitted and encouraged as appropriate,
such as residential, hotels and retail. To support Loudoun’s industry clusters related to Federal
Government Contracting, Defense and Aerospace, Information Communication and Technology,
and other emerging industry clusters, the corridor shall offer unique opportunities for businesses
to develop customized hybrid campuses that include combinations of office, research-and-
development, and manufacturing in one development setting.

The County also will carefully consider compatibility in uses, densities, and site design of new
developments with existing uses, specifically the Washington Dulles International Airport, the
Loudoun Quarry, Loudoun Water's Broad Run Water Reclamation Facility and existing and
planned residential neighborhoods, during the land development process,. Any potential negative
impacts from new developments shall be mitigated and compatible transitioning should be
demonstrated. The corridor shall include a distinctive identity through the use of landmark
projects as well as high quality landscaping, architecture, signage, sustainability and other design
elements that will set it apart from competing areas. The County’s plan for the Route 28 Corridor
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is intended to stimulate the development of high-quality employment settings and transform the
corridor into one of greater density, a synergistic mix of uses, more pedestrian and transit
friendly, and sustainable in design and function.

General Policies

1.

The Route 28 Corridor is a premier business corridor with an organized pattern of
development. All land development within the corridor shall conform to the Route 28
Corridor Land Development Patterns Map and the related plan policies contained herein.

The County supports the continued growth of higher education and research-and-
development uses within the Route 28 Corridor that are complementary and compatible
with the employment character of the corridor.

Any large-scale Public and Civic uses located within the Route 28 Core should be well-
integrated within a development and enhance the economic development potential.

All new development within the Route 28 Corridor shall mitigate any potential negative
impacts to Washington Dulles International Airport, Loudoun Quarry, Loudoun Water's
Broad Run Water Reclamation Facility, and existing and planned residential
neighborhoods. Compatible transitions to these uses may be appropriate through a
combination of use, intensity, scale and/or building heights, and setbacks.

Higher Floor Area Ratios (FARs) and minimum number of stories shall ensure that land
situated along Route 28 will build to its-full potential; though the overall density of a
project may be reduced based on environmental considerations, compatibility with
surrounding uses and business requirements, and to further other planning objectives. The
resulting development pattern should conform to the goal of locating the highest
intensities closest to Route 28 and within % mile of planned transit (bus or rail) stations.

With the exception of Mixed-Use Office Centers, all office land use categories provide
flexibility for office campuses that include combinations of office, research-and-
development, and manufacturing, provided that the project fully meets the design
guidelines of this Plan.

The Route 28 parallel roads of Atlantic Boulevard/Shaw Road/Glenn Drive and Pacific
Boulevard function as the “spines” of development in the corridor, as shown on the Land
Development Patterns Map contained herein. Therefore, the County may consider higher
density office development adjacent to the east side of Atlantic Boulevard/Shaw
Road/Glenn Drive and the west side of Pacific Boulevard as part of an integrated Office
Cluster development or Mixed-Use Office Center. Consolidation of land or parcels
should occur on both sides of these roadways such that the overall development results in
well-designed, high-quality uses that are functionally and visually integrated with a
pedestrian-oriented streetscape that includes safe and pedestrian-friendly movement
across the Atlantic Boulevard/Shaw Road/Glenn Drive and Pacific Boulevard.
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Appropriate transitions in density from the Route 28 Core to the Route 28 Business areas
should be provided within areas near existing and planned residential neighborhoods.

8. Any land development proposal located within Office Cluster or Mixed-Use Office
Center areas, that includes land adjacent to the ecast side of Atlantic Boulevard/Shaw
Road/Glenn Drive and the west side of Pacific Boulevard, may have flexibility in the
internal allocation of densities such that internal arcas may exceed the recommended

maximum FAR provided: a.) the overall density and site design remains in conformance

with plan policies, b.) the proposal is a single, fully integrated project, c.) the resulting
development pattern conforms to the goal of locating the highest intensities closest to
Route 28 and within %4 mile of planned transit stops, and d.) the internal allocation of
densities does not create situations where developable land is underutilized. Such

proposals shall be considered on a case-by-case basis, with special consideration given to
environmental and physical constraints.

9. Residential development shall continue to be located outside the adopted Ldn 65+
(day/night average noise level) noise contours for® Washington Dulles International
Airport.

10. Residential development within the Route 28 Tax District shall be limited to three
Mixed-Use Office Centers, the Urban Center, and Residential and High Density
Residential areas included in the Land Development Patterns Map. Policies for the
Mixed-Use Office Centers and the Urban® Center are contained herein. Policies for
Residential and High Density Residential areas are located in the Residential policies
contained in Chapter 6 of the Revised General Plan.

11. Destination. retail uses will be limited to the parcels bounded by Potomac View Road to
the east, Cascades Parkway to the west, and Route 7 to the north as identified on the
Countywide Retail Plan Map for Route 7. Policies guiding destination retail development
can be found in the Countywide Retail Plan amendment.

12. Flex uses are supported in the Route 28 Corridor. Flex uses include laboratory, data
centers, and training facilities in combination with office and research and development
within Flex.  Supportive Retail and Commercial uses over 10% shall be limited to
showrooms associated with the predominant use.

13. Flex and Light Industrial uses are supported within planned Industrial areas in
conformance with the Land Development Patterns Map.

14. The County encourages the consolidation of existing smaller properties in order to create
more unified development within the Route 28 Corridor. The advantages of consolidated
development include comprehensive urban design, uniform architectural treatment,
controlled access, more efficient parking and landscaping, and environmental protection.
Consolidation of land or parcels should occur such that the development results in well-
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designed, high-quality uses that are sensitive to, and functionally and visually integrated
with, planned and existing developments both within and adjacent to the corridor.

15. All development proposals shall conform to a generally rectilinear grid system of streets.
Development proposals adjacent to vacant or underutilized land shall include
opportunities for connectivity and demonstrate coordinated site design.

16. All development within the Route 28 Corridor shall comply with the basic design
standards contained in this Plan. Office Clusters and Mixed-Use Office Centers shall
comply with the applicable base design standards contained in the Plan regarding site
design, street and block, streetscape, building form, parking, parks and open spaces,
public and civic uses, landscaping, and signage that ensure high-quality design. All
developments should contribute to the aesthetics of the corridor.

17. The County supports the development of a Public/Civic Facilities Plan specific to the
corridor that includes the identification and location of planned public facilities, including
parks and open spaces, and civic uses unique to the corridor and at a scale that is
compatible with planned development.

18. For the purposes of the Route 28 Corridor Plan, the definition of Parks and Open Spaces
and Civic and Public uses are as follows:

Parks & Open Spaces - Outdoor areas that are dedicated for public use such as athletic
fields and courts; parks, greens, squates, plazas, courtyards, forecourts, and playgrounds.
These spaces shall be integrated purposefully into the overall design of the development
and not merely be residual areas left over after buildings and parking lots are sited. Parks
and Open Spaces include open.spaces in their “natural” state, such as forests, wetlands, or
meadows; trails and trail connections, along with active and passive recreational spaces.
The preservation of environmentally fragile and valuable land and habitat shall be given a

priority. Parks and Open Spaces also include greens, squares, plazas, forecourts, and
courtyards, which should be designed as appealing places that foster social interactions
and are designed to hold short-term informal activities and programmed events.

Civic Uses - A single-use or shared building operated by a nonprofit group or
organization, exclusive of government, that is dedicated to social, recreational, religious,
educational, or charitable services. A single-use building or shared building operated for-
profit for public assembly may be considered as a civic use on a case-by-case basis.

Public Uses - Any building or structure, accessible to the general public, and held, used
or controlled exclusively for public purposes by any department or branch of the federal,
state, or Loudoun County government, such as post offices, motor vehicle departments,
general government support offices, libraries, community centers, recreation centers,
sheriff substations, fire and rescue stations, etc.
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19. The County encourages partnerships among multiple developments to contribute toward
significant, meaningful, shared Parks and Open Spaces and Public and Civic uses that
shall serve multiple areas within the corridor. Such a contribution may count towards a
project’s required Parks and Open Spaces and Public and Civic use components.

20. The County encourages innovative and sustainable design to meet a project’s Parks and
Open Spaces requirements, such as terraces, forecourts, promenades, enhanced entrance
features, bioswales, rain gardens, and green roofs and walls. Green roofs that are
proposed to meet a project’s Parks and Open Spaces requirement must be accessible to
the general public, or at a minimum, to all residents‘and employees of the building or
development. Projects shall include a variety of open space types.

21. The following policies apply to all land development in the southeast quadrant of the
corridor (generally south of Route 606 and east of Route 28) to reflect its proximity to
Washington Dulles International Airport, Fairfax County and the Town of Herndon:

a. All land development proposals in this area shall be functionally and visually
integrated with the adjacent transit station ‘area planned in Fairfax County
surrounding the Route 28/CIT metro station. All land uses shall be compatible with
those existing and planned for  Washington Dulles International Airport, Fairfax
County and the Town of Herndon.

b. All development proposals shall provide coordinated roads, sidewalks, bike paths,
and trails that provide linkages within Loudoun County to adjacent areas within
Fairfax County and the Town of Herndon, in particular the Route 28/CIT metro
station.

c. A network of streets shall be implemented to connect future development in Loudoun
County to adjacent future and existing development in Fairfax County, including a
grid street pattern surrounding the Route 28/CIT transit station. The grid should
create a hierarchy of streets and multiple access points to higher capacity roads
intended to handle the traffic.

22. The County encourages Route 28 Tax District landowners in the corridor to rezone to
appropriate zoning districts in the revised zoning ordinance that are consistent with the
County’s overall land use vision.

23. The County supports mechanisms and incentives that extend public utilities where absent
within the corridor.

24. The County supports a project’s ability to receive an increased FAR when commitments
are given that support the policies of the Route 28 Corridor Plan. These commitments can
include, but not be limited to, exceeding the minimum number of unmet housing needs
units, lot consolidation of existing smaller properties for a more unified development
pattern, green building design, and structured parking at full build-out.
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Route 28 Core Policies

The Route 28 Corridor Plan identifies areas adjacent to Route 28 for high-quality, high intensity
office developments that take advantage of the economic opportunities associated with frontage
on Route 28. The Route 28 Core is generally bounded by Pacific Boulevard and the Broad Run
floodplain to the west and Atlantic Boulevard/Shaw Road/Glenn Drive to the east. The County
supports the development of Office Clusters within the Core. To stimulate economic activity
along the corridor, up to three mixed-use office developments can be developed within this area
in conformance with the Mixed-Use Office Center policies of this Plan.

General Policies

1. The Route 28 Core supports development within an Office Cluster or a Mixed-Use Office
Center per the policies of this Plan.

2. The County may consider custom campuses that include combinations of office,
research-and-development, and manufacturing uses within the Route 28 Core provided
the predominant use in the proposed development remains office or research-and-
development and the proposal conforms to the applicable design standards.,

3. With the exception of Destination, Full-Service Hotels, all new Commercial Retail and

Service uses within the Core immediately adjacent to Route 28shall be incorporated
within mixed-use buildings.

4. Hotels within the core should include mid-priced, upscale, and/or luxury full-service

hotels. All of these should provide at a minimum restaurant, lounge facilities, meeting
space, room service and bell service.

5. Destination, full-service hotels are encouraged in the corridor and are defined as multi-

story, large-scale hotels with a minimum of 200 rooms that are targeted to business
and/or leisure travelers and include large meeting facilities of 10,000 square feet or
greater or are combined with a convention center, and contain high-quality services and
extensive. amenities, including one or more restaurants, bell and valet service, room
service, concierge service, 24-hour front-desk service, business services, spa service,
fitness center and recreational/entertainment facilities.

With its proximity to Washington Dulles International Airport and as a gateway into
Loudoun County, the County supports a higher concentration of destination, full-service
hotels south of Sterling Boulevard.

Office Cluster or Mixed-Use Office Center proposals shall comply with the following
criteria:

a. Is consistent with the intent and purpose of the Route 28 Corridor policies and design
standards contained herein.
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b. Supports the orderly and coordinated development of its surroundings by providing
appropriate connections, landscaping and opportunities for integration of the adjacent
properties, through design and street connectivity.

c. Mitigates any adverse impacts to the built and natural environment.
d. Achieves adherence to the base design standards within the Route 28 Corridor Plan.

e. Complies with the sustainable development and unmet housing needs policies of the
Route 28 Corridor Plan.

Office Cluster Policies

Office Clusters are defined as medium and high-density compact, pedestrian-oriented office
developments with highly integrated office-supportive amenities including retail, restaurants,
hotels, personal services, parks and open spaces; public and civic uses, and both surface and
structured parking at full build-out. They do not permit a residential component.

1.

Premier, highly-visible Office Clusters adjacent to Route 28 are supported in areas
depicted on the Route 28 Corridor Land Development Patterns Map as Route 28 Core.
Office within an Office Cluster is defined as high-quality office buildings containing four
or more stories and located within areas that provide significant visibility and proximity
to heavily traveled roadways.

A minimum of five stories is recommended for office buildings immediately adjacent to
Route 28.

The County encourages a mix of highly-integrated uses and employment supportive uses,
including Commercial Retail and Services uses, within Office Clusters. No residential
development shall be permitted.

Vertically-mixed buildings, such as multi-story office buildings with commercial
storefronts on the ground level, are encouraged within Office Clusters.

Single-story retail uses are permitted in Office Clusters provided they are integrated
within the development and provide pedestrian accessibility.

Secure office and research-and-development campuses shall be permitted within areas
designated as Office Clusters contingent on general compliance with the base design
standards contained herein. For secure campuses, deviations from the applicable base
design standards may be considered on case-by-case basis in order to accommodate
security elements, for example greater building setbacks, secured perimeters, controlled
site access, etc. The land use mix in an Office Cluster, based on square footage by use
category, shall substantially comply with the following ratios:
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Minimum Maximum
Land Use Category* Square Footage | Square Footage
Required Permitted
Office 60% 100%
Commercial Retail & Services* 0% 10%
Flex 0% 10%
Public and Civic** 0% 15%

*For retail policies, see Countywide Retail Policy Plan
**When Public and Civic buildings are proposed, the
percentage square footage of the use may count towards
meeting the minimum 15% requirement as described in
Policy 8

8. All Office Clusters shall include a combination of Parks and Open Spaces and Public and
Civic uses consisting of a minimum of 15% of the land area of the site. All such uses
shall be meaningful and appropriate to the scale, setting and location of the development.
All Parks and Open Spaces and Public and Civic uses shall conform to the design
standards contained herein.

9. Subject to a County-approved Public/Civic Facilities Plan, which includes Parks and
Open Spaces, up to . one-third of the required Parks and Open Spaces and Public and
Civic uses may be waived if contributions in the form of cash-in-lieu are provided toward
such uses off-site.and within the Route 28 Corridor.

10. To support adjacent and surrounding office developments, destination, full-service hotels
proposed south of Sterling Boulevard may exceed the recommended 10% Commercial
Retail and Services and lower FAR’s may be allowed.

11. Non-residential FARs between 0.6 and 1.0 FAR are envisioned in Office Clusters within
the Route 28 Core  contingent upon the availability of adequate transportation
improvements.

Mixed-Use Office Center Policies

The County’s vision includes Mixed-Use Office Centers within development envelopes located
in the northern and southern ends of the corridor to promote the County’s image as a world-class
business destination. A third Mixed-Use Office Center development envelope is envisioned in
the central portion of the corridor. These live-work centers shall have higher intensities and a
greater variety of uses than other areas of the corridor including multi-family residential to
support a diversity of residents and workers, transit, and retail, entertainment, and recreational
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activities that promote vibrant 24/7 activity during morning and evening hours when employees
are typically absent. Full-service and high-end limited service hotels, meeting places, destination
attractions, culture, and entertainment that offer greater weekend and nighttime activity for office
and Washington Dulles International Airport employees are encouraged. The mix of uses shall
allow for the creation of vibrant, activity-rich centers that shall attract office tenants and a broad
spectrum of residents and employees to the corridor and create unique “places” that are amenities
for the entire corridor and its surrounding areas. Public and civic areas are to be provided as part
of Mixed-Use Office Centers.

Within each Center, a high quality working and living environment shall be created through
well-designed projects. A range of residential dwelling units that help fulfill the County’s unmet
housing needs shall be a vital element in these areas to ensure that affordable housing options
shall be located close to employment opportunities. and transit. The phased density of these
Centers may be higher than other areas within the Route 28 Corridor in order to provide a well-
designed urban pattern of residential and non-residential uses with the “critical mass” needed to
support employment and mass transit.

1. The Plan foresees the development of up to three premier, high-intensity, Mixed-Use,
Office Centers, each located within the development envelopes depicted on the Route 28
Corridor Land Development Patterns Map. Office within a Mixed-Use Office Center is
defined as high-quality office buildings containing seven or more stories and located
within areas that provide high visibility, proximity to Route 28, accessibility from major
roadways, and accessible, multi-modal transportation options.

2. Mixed-Use Office Centers shall consist of a core development located within the
development envelopes depicted on the Land Development Patterns Map, be at least 50,
but no more than 90, buildable acres in size and shall substantially comply with the land
use mix ratios indicated in Policy 17. The County may consider proposals under 50 acres
on a case-by-case basis that meet the intent of the Mixed-Use Office Center policies.

3. Additions to Mixed-Use Office Centers may be considered by the County on a case-by-
case basis. The proposed addition shall (i) be adjacent to and contiguous with the core
development, (ii) provide an integrated development plan both internal and with the core
development achieved through roadway, pedestrian and bicycle connections as well as a
consistent streetscape, (iii) conforms to the base design standards for Mixed-Use Office
Centers contained herein, and (iv) does not cause the aggregate acreage of the center to
exceed 90 acres in size.

4. Proposed additions to the Mixed-Use Office Center core development may vary from the
land use mix provided the aggregate Mixed-Use Office Center acreage still complies with
the recommended land use mix ratios in Policy 16.

5. While the County may consider higher density development adjacent to the east side of
Atlantic Boulevard/Shaw Road/Glenn Drive and the west side of Pacific Boulevard as
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part of an integrated Mixed-Use Office Center, the County will not support a Mixed-Use
Office Center proposal that extends beyond the northern and southern boundaries of the
Mixed-Use Office Center development envelopes.

6. As a major, limited access highway, Route 28 is an impediment to Mixed-Use Office
Center integration and the highway shall always act as an edge when centers are proposed
and adjacent to the highway. As such, Mixed-Use Office Centers shall be limited to
either the east or the west side of Route 28.

7. Mixed-use Office Centers shall be developed as 24/7 amenity-rich environments unique
to the corridor that appeal to a broad spectrum of employees, business tenants, and
residents. A mix of mutually supportive uses shall' be provided in these Centers, including
business, retail, restaurants, personal services; hotels, for-sale and rental housing, civic,
public, cultural, and entertainment. They shall serve as centers of activity along the
corridor.

8. Mixed-Use Office Centers shall develop as vertically integrated mixed-use buildings,
such as multi-story office and residential buildings with commercial storefronts at ground
level. Individual residential buildings are allowed if they are well-integrated into the
design of the center and conform to the Route 28 Corridor design standards for Mixed-
Use Office Centers. The Centers shall have the distinctive characteristics of an urban
environment with pedestrian-oriented building facades, ground-floor shops and civic
amenities, and streets culminating in distinctive public spaces. Pedestrian circulation shall
be enhanced by short blocks arranged in a rectilinear grid-street pattern.

9. Single-story retail buildings conflict with the compact, pedestrian-oriented nature of these
developments and are not appropriate and should not be permitted greater than 2,000
square feet.

10. Any drive-through retail uses shall be incorporated within mixed-use buildings.

11. Residential dwellings within Mixed-Use Office Centers shall be high-density, multi-
family and meet the housing policies of this Plan. The County expects the development
of multi-family housing at a variety of price points for rent and for purchase.

12. Mixed-Use Office Centers shall provide for a safe, accessible, and pedestrian-friendly
environment. Pedestrian and bicycle access shall be provided to transit stops/stations and
neighborhoods adjacent to the area. Any potential conflicts between non-pedestrian and
pedestrian circulation are to be resolved in favor of the pedestrian right-of-way.

13. Within the Centers, the highest concentration of development should be within a % mile
of existing, proposed, and/or planned transit stops/stations. The mix of uses at the highest
concentration of development should create a critical mass of pedestrian activity as
people live, work and spend leisure time in this area.
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14. Major access roads shall be located on or near the periphery of Mixed-Use Office Centers
to avoid conflict with pedestrian traffic.

15. Parking within Mixed-Use Office Centers at full build-out should consist primarily of
structured parking. Surface parking should be avoided except for on-street parking and as
needed on an interim basis in the early phases of development.

16. Given the potential for the highest intensities and the greatest mixture of uses, each land
development application proposing a Mixed-Use Office Center shall analyze and
effectively mitigate potential fiscal, transportation,capital facility, housing, and
environmental impacts. The following criteria shall be used to evaluate Mixed-Use Office
Center proposals:

a.

New residential uses shall be contingent on the prior or concurrent construction of
office uses such that they are the predominant use(s) on the property during each
phase of the development;

The provision of a unified, coherent concept plan showing the type and scale of uses,
densities, and the physical and functional integration of proposed land uses in all
phases of development, including specific plans and commitments for transit
station(s) that shall connect to existing and planned transit service along Route 28 and
the Dulles Greenway and future connections to adjacent parcels;

The availability of appropriate multi-modal transportation improvements, including
pedestrian and bicycle travelways;

The provision of utilities, public services and facilities such as schools, fire and
rescue, sheriff, and recreational facilities;

The pedestrian-scaled; mixed wuse character of the area shall be established,
commencing in the initial phase of development. The initial phase should include a
grid street pattern, vertically-integrated land uses with ground-floor retail and other
pedestrian activity-generating uses located along the street, plazas and usable open
space, etc.; and

Commitments to address the County’s unmet housing needs.
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17. The land use mix in a Mixed-Use Office Center, based on square footage by use
category, shall substantially comply with the following ratios:

Land Use Category Minimum Maximum
Square Footage = Square Footage
Required Permitted
Office 55% 70%
Commercial Retail & Services* 10% 20%
High Density Residential 15% 25%
Public and Civic** 5% No Maximum
*For retail policies, see Countywide Retail Policy Plan
**At least 2% of the Public and Civic square footage shall be provided
on-site.

18. Mixed-Use Office Centers that propose Destination, Full-Service Hotels may exceed the
maximum 20% Commercial Retail and Services.

19. All Mixed-Use Office Centers shall include Parks and Open Spaces consisting of a
minimum of10% of the land area of the site.

20. Subject to a County-approved Public/Civic Facilities Plan, which includes Parks and
Open Spaces, up to half of the required Parks and Open Spaces and three-fifths of the
required Public and Civic uses may be waived if contributions in the form of cash-in-lieu
are provided toward such uses off-site and within the Route 28 Corridor. Contributions
would be in addition to the anticipated Capital Facilities contributions associated with the
Mixed-Use Office Center.

21. All Public and Civic uses and Parks and Open Spaces shall conform to the design
standards contained herein.

22. The County anticipates a maximum residential and non-residential FAR of 1.0 and up to
1.5 with incentives for Mixed-Use Office Centers within the northern and central Mixed-
Use Office Center areas and a maximum residential and non-residential FAR of 1.5 and
up to 2.0 with incentives for the southern Mixed-Use Office Center area.

Route 28 Business Policies

The Route 28 Business area as depicted on the Route 28 Corridor Land Development Patterns
Map reserves land outside the Route 28 Core for low to mid-density Office and Flex uses. Office
settings allow for a limited amount of internally-oriented office-supportive uses and amenities.
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Within Flex settings, buildings contain spaces that can be configured to allow a flexible amount
of office or showroom space in combination with research-and-development, laboratory, high-
tech, and warehousing uses. Flex uses also include Data Centers. The overall intensity of these
areas should generally be lower than Office Clusters and Mixed-Use Office Centers. Office and
Flex developments are anticipated to include a combination of well-integrated Parks and Open
Spaces and Public and Civic Uses.

1. The Route 28 Business area supports up to 100% Office and Flex uses with supportive
Commercial Retail and Services limited to 10% of the floor area.

2. The County supports and encourages the development of secure office campuses and
research-and-development uses within the Route 28 Business area.

3. No additional residential development shall be permitted within the Route 28 Business
area outside those areas specified in Land Use General Policy 9.

4. Typical buildings within the Route 28 Business area shall contain two or more stories.
The County encourages higher intensities, generally four or more story buildings,
adjacent to major roadways such as George Washington Boulevard, Russell Branch
Parkway, Waxpool/Church Road (Route 625), Loudoun County Parkway, Moran Road,
Sterling Boulevard, Route 7, and Route 606 east of Route 28. Flex uses shall not be
permitted adjacent to these roadways.

5. Route 28 Business prohibits the outside storage of materials and equipment.

6. All developments within the Route 28 Business area shall include a combination of Parks
and Open Spaces and Public and Civic uses consisting of a minimum of 15% of the land
area of the site. All'such uses shall be meaningful and appropriate to the scale, setting and
location of the development and shall conform to the design standards contained herein.

7. Subject to a County-approved Public/Civic Facilities Plan, which includes Parks and
Open Spaces, up to one-third of the required Public and Civic uses and Parks and Open
Spaces may be waived if contributions in the form of cash-in-lieu are provided toward
such uses off-site and within the Route 28 Corridor.

8. Non-residential FARs between 0.4 to 1.0 are envisioned within the Route 28 Business
area. Lower FARs may be allowed for Flex developments.

Route 28 Industrial Policies

The Route 28 Industrial area supports Heavy Industrial, Light Industrial, and Flex uses that have
traditionally clustered near the Washington Dulles International Airport. Light Industrial and
Flex businesses that include warehousing, distribution, and manufacturing that rely on time-
sensitive air-cargo transfer can take advantage of locating within the Industrial area. This area
provides more immediate access to the airport, Route 606, Route 28, and the regional surface
transportation network. Locating the Route 28 Industrial area near the airport and along the
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Route 606 Corridor west of Route 28 also protects land critical to airport-related businesses and
directs these types of uses to land that is outside the Route 28 Core.

1. Route 28 Industrial supports up to 100% Heavy Industrial, Light-Industrial, and Flex uses
with supportive Commercial Retail and Services limited to 10% of the floor area as
depicted on the Route 28 Corridor Land Development Patterns Map as Route 28
Industrial.

2. Within Light Industrial settings, buildings contain spaces that can be configured to allow
a flexible amount of office space in combination. with warehouse distribution,
manufacturing (light and heavy), freight-forwarding (truck terminals and air cargo), and
heavy equipment repair.

3. Uses requiring considerable outside materials and equipment storage, heavy equipment
repair, and similar activities shall be permitted within areas designated as Industrial.

4. All developments within the Route 28 Industrial area shall include Open Spaces
consisting of a minimum 10% of the land area of the site. All such uses shall be
meaningful and appropriate to the scale, setting, and location of the development and
shall conform to the design standards contained herein.

5. Subject to a County-approved Public/Civic Facilities Plan, which includes Parks and
Open Spaces, up to half of the required Open Spaces may be waived if contributions in
the form of cash-in-lieu are provided toward such uses off-site and within the Route 28
Corridor.

6. The County shall provide opportunities and incentives to encourage legacy industrial
businesses within the corridor to relocate to designated industrial areas.

7. Non-residential FARs between 0.20 to 0.40 are envisioned within the Route 28 Industrial
area.

HOUSING

The County’s policies for Mixed-Use Office Centers include the provision of multi-family
housing located close to employment, transit, shopping and services. In addition to office and
residential, Mixed-Use Office Centers shall include a mix of commercial retail and services and
other types of supportive uses. The plan’s housing policy objectives promote Mixed-Use Office
Centers that enable employees in the corridor to live close to their places of employment.

In 2007, the Loudoun County Board of Supervisors adopted revised housing policies that are
aimed at promoting housing options for all people who live and/or work in Loudoun. The
County’s housing policies focus on the unmet housing needs of Loudoun’s citizens and workers
earning up to 100% of the Washington Metropolitan Area Median Income (AMI). A 2006 study
produced for the Loudoun County Housing Advisory Board by AECOM CONSULT determined
that, there was a shortage of rental and owner-occupied units available for Loudoun’s workers.
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According to the study, there is a shortage of available rental units for incomes ranging from 10
to 60% of AMI. Over time, the rental housing shortage is expected to get worse for incomes
from 10 to 50% of AMI. For owner-occupied units, the shortage occurs from 10 to 120%.
Shortages worsen over time for income ranges from 50 to 100% of AMI with the most
pronounced shortages for incomes at 80% of the median.

All development within the Route 28 Corridor that includes a residential component should
address the County’s unmet housing needs. In particular, the residential component of Mixed-
Use Office Centers should accommodate a variety of age groups, interests, and needs and be
accessible to those without cars, meet ADA requirements, and incorporate universal design.
Appropriate contributions include Affordable Dwelling Units (ADUs) required pursuant to the
Zoning Ordinance, below market rate for-purchase and/or rental units that the County deems to
meet the intent of these housing policies, or monetary contributions to County housing initiatives
and programs.

Housing Policies

1. All residential development within the Route 28 Corridor shall conform to County
policies for addressing unmet housing needs to encourage a diverse population of
residents to support a variety of jobs.

2. Housing that is developed to fulfill unmet housing needs should be well integrated and
dispersed throughout the Mixed-Use Office Centers while located near existing or
planned employment opportunities, transitroutes and stops, and other amenities.

3. All proposals for Mixed-Use Office Centers shall provide a minimum of 12% of the
proposal’s total units on-site to-address unmet housing needs. Flexibility regarding the
percentages within the income tiers may be considered for projects that meet additional
housing needs identified by the County. Examples include providing a higher proportion
of units in the lowest income tiers or providing a high proportion of accessible units.
Such proposals shall be evaluated on a case-by-case basis.
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4. The minimum number of units shall be distributed as affordable based on the countywide
housing policies and the following Income Tiers:

Income Tiers for Addressing Unmet Housing Needs in the Route 28 Corridor

Based on Washington Metropolitan Area Median Income (AMI)

Income Tier %o of Total Units %o of Total Units

(Rental Only Projects)

0 up to 30% 2 2
Above 30% up to 60% 5 10
Above 60 up to 80% 3 (For Sale Only) -

Above 80 -100% 2 (For Sale Only) -

5. If required by the Zoning Ordinance, ADUs may be counted toward meeting the 12%
unmet housing need objective.

6. A covenant securing affordability for a minimum 30 years shall be attached to each unit
that addresses unmet housing needs.

7. Mixed-Use Office Center proposals that commit to at least 15% of the total units for
unmet housing needs objectives as set forth in Policy 4 shall be entitled to receive an
increase in the FAR not to exceed 0.1 over the upper density limit set forth in the plan.
Mixed-Use Office Centers that provide a greater amount of very-low income housing
units based on the project’s total units (0 up to 30% of AMI) may be eligible for an
additional 0.1 FAR increase in floor area. Increases in floor area may be used for
residential and non-residential uses in accordance with the overall land use mix.

8. All dwelling units intended to address unmet housing needs should be provided prior to
or concurrently with market rate units, be dispersed throughout the project, have a similar
mix to market rate units in the number of bedrooms and floor area, and be comparable to
market rate units in terms of appearance, materials, and finished quality.

TRANSPORTATION

Route 28 is one the most heavily traveled transportation arteries in Loudoun County, extending
from Route 7 in the north to Dulles Airport and the Fairfax County line to the south. Route 28 in
Loudoun County is a 6-mile long, six-lane, limited access, median divided, principal arterial with
seven grade-separated interchanges. As of 2008, the latest available data from VDOT, Route 28
carries anywhere from 70,000 (at its northern most end), to 111,000 daily trips (where it

23
CPAM 2009-0001, Route 28 Keynote Employment Policies
DRAFT Route 28 Corridor Plan 03/15/11

A-61


Penny.Echard
Typewritten Text
A-61


intersects the Dulles Toll Road). Two parallel roads, Atlantic Boulevard to the east, and Pacific
Boulevard to the west of Route 28, provide local north/south access to the corridor. A series of
east/west roadways provide connections to countywide systems and allow local traffic to access
the Route 28 Corridor. There are numerous bicycle and pedestrian facilities planned within the
Route 28 Corridor, although the overall network remains incomplete. The Washington & Old
Dominion (W&OD) Trail is the most significant non-motorized facility in the corridor. The
Route 28 Corridor is currently served by both commuter and local bus service, with anticipated
connections to future Metrorail.

While the corridor is currently automobile dependent, the transportation network in the future
must provide more opportunities for greater bicycle, pedestrian, and transit accessibility to
support the types of densities envisioned. The establishment of a multi-modal transportation
network, with an emphasis on transit, is an important component to reduce future traffic impacts
due to growth and to support the types of vibrant pedestrian-friendly employment and mixed-use
developments envisioned in the corridor. Investments in transit within the corridor can enhance
the value of adjacent properties, support greater high-quality Office development, and increase
the competitiveness of the corridor. within the region to attract national and international
businesses. Travel Demand Management. (TDM) strategies which reduce the use of single-
occupant vehicle trips, optimize non-vehicular modes of transportation and maximize
transportation system performance are critical for. the development of the corridor. TDM
strategies, in addition to' the use of alternative modes of transportation (i.e. bicycle, pedestrian,
and transit), also advocate a shift in traditional work schedules which may include teleworking,
compressed work week;. flexible' work hours ete. to achieve peak hour trip reductions. The
implementation of TDM strategies is also consistent with the County’s goals for environmental
sustainability, providing opportunities for decreased fuel consumption and reductions in
greenhouse gas production. The appropriate balance between land use and transportation
demands to support expected growth in the corridor is critical to maintaining the viability and
economic success of the corridor as it develops in the coming years.

Transportation Policies

1. Development in the corridor shall be linked to transportation capacity. The Route 28
Corridor shall offer a balance of transportation options, including automobile, transit,
pedestrian, and bicycle.

2. Development within the Route 28 Core should be compact, higher-density, and include a
mixture of uses to support reductions in vehicle trips and overall traffic congestion and
multi-modal development.

3. The County shall support the planning, funding, and development of public transit
services for the Route 28 Corridor.

4. Per the Countywide Transportation Plan, the County will work with VDOT to prioritize,
fund, and implement road improvements that create better efficiencies and reduce traffic
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congestion within the corridor.

5. The County shall require street connectivity within and between developments through a
finer grid of streets to disperse traffic, reduce vehicle trips, and improve bicycle and
pedestrian mobility.

6. The County shall consider reduced design speeds and other flexible design standards on
road segments within the corridor to ensure safe pedestrian and bicycle mobility.

7. The County shall develop guidelines for context-sensitive street designs to improve
bicycle and pedestrian accessibility, connectivity, functionality and safety within the
corridor.

8. On-road bicycle accommodations and off road shared use paths and/or sidewalks shall be
provided, where feasible, on the parallel roads (Atlantic Boulevard/Shaw Road/Glenn
Drive and Pacific Boulevard) and major connecting roadways to provide a balanced
multi-modal system.

9. The County anticipates improved multi-modal connections within the corridor and shall
develop opportunities for greater bicycle, pedestrian, and transit accessibility from
employment areas to existing and planned residential neighborhoods within and outside
the corridor.

10. The County supports. the identification of additional locations for Route 28 bicycle and
pedestrian cross-connections, including bridges and decks, which shall decrease the
barrier of the highway to bicycle and pedestrian movement.

11. Trail and/or sidewalk facilities shall be incorporated in all road improvement projects in
which provision for pedestrian movement is consistent with the function and character of
the road and/or where there is an opportunity to establish a connection with the County’s
existing or proposed trail system.

12. Transportation solutions in the southern section of the corridor, including transit,
pedestrian. and bicycle ways, and road improvements, shall be determined through a
regionally-oriented approach with Fairfax County, the Town of Herndon, and the
Metropolitan Washington Airport Authority (MWAA).

13. The Route 28 Corridor Plan incorporates the work and recommendations of the Inter-
jurisdictional Group (representatives from the Town of Herndon, Fairfax County, and
Loudoun County), as referenced in the following Route 28/Toll Road Area Regional
Transportation Concepts map. The County also supports the incorporation of the

recommendations into the Countywide Transportation Plan.

14. The County’s Travel Demand Management (TDM) strategies contained in the
Countywide Transportation Plan shall be used, with the assistance from the private
sector, to reduce the use of single-occupant vehicle trips and optimize transportation
system performance during peak and off-peak periods.
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15. The County shall require a Travel Demand Management (TDM) plan for all Mixed-Use
Office Center and Office Cluster developments. The TDM plan shall establish specific
trip reduction thresholds related to various phases of development, identify measures to
quantify these trip reductions, and include penalty provisions in the event trip reductions
thresholds are not achieved.
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Route 28 Corridor Plan Land

Development Pattern Matrix
LAND DEVELOPMENT PATTERN

Floor-to-Area Ratio (FAR)

Typical Uses Envisioned

Number of Stories

Route 28 Core:

e  Office Cluster

. Mixed-Use Office Center (MUC)

Between 0.6 and 1.0 FAR
contingent on transportation
improvements

1.0 FAR up to 1.5 FAR with
incentives for the northern and
central MUC areas; 1.5 FAR up
to 2.0 FAR with incentives for the
southern MUC area

Office clusters; Mixed Use office centers

Mix of highly-integrated uses and employment
supportive uses; vertically-mixed building with
commercial storefronts on ground level; no
residential.uses allowed; may include custom
campuses; predominantly office, combinations of
office, Research & Development, manufacturing;
limited Commercial Retail and Services; Public and
Civic uses

Mix of mutually supportive uses including
business, retail, restaurants, personal services,
hotels, for-sale and rental housing, civic, public,
cultural and entertainment uses; 24/7 amenity-rich
developments; vertically integrated mixed-use
buildings; “urban feel” with pedestrian-oriented
building facades; high-density, multi-family
residential dwellings only

Minimum of five stories immediately
adjacent to Route 28

Seven or more stories

Between 0.4 and 1.0 FAR; lower

Low to mid-density Office and Flex uses; includes

Two or more stories; higher intensities,
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Route 28 Business

FARs in Flex developments

secure office campuses and R&D; supportive
Commercial Retail and Services up to 10% of
FAR: No residential uses; no Flex adjacent to
major roadways; no outdoor storage; Large scale
Public and Civic uses allowed

generally four or more stories adjacent to
major roadways

Route 28 Industrial

Between 0.2 and 0.4 FAR

Up to 100% Heavy Industrial, Light Industrial,
Flex-uses with supportive Commercial Retail and
Services limited to 10% of FAR; includes
warehousing, distribution, manufacturing; outdoor
storage of materials and equipment allowed

Not specified.
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DESIGN

The development patterns supported in the Route 28 Corridor, including Mixed-Use Office
Centers, Office Clusters, Office, and Flex, focus as much on the physical form and character of
development as much as their uses. Adherence of developments to the basic design standards
below is important to achieving a unified development pattern in the corridor that is consistent
with the Route 28 Corridor Land Development Patterns Map. Adherence to the basic design
standards also contributes to a high-quality image for the corridor that attracts regional, national,
and international businesses.

General Policies

1. The County shall develop a user-friendly, illustrative design handbook that reflects the
Route 28 base design standards contained herein. The handbook shall convey a high
quality image for the Route 28 Corridor and promote an overall sense of place through
design elements that relate to block size, circulation and connectivity, streetscape and
street sections, building form, placement (setbacks), orientation, articulation, Parks and
Open Spaces, Public and Civic uses, landscaping and sustainability.

2. The base design standards emphasize the integration of natural features and shared,
meaningful Parks and Open Spaces.

3. Office Clusters and Mixed-Use Office Centers shall create a sense of place and establish
the Route 28 Corridor as a premier employment location. In particular, development of a
gateway at the southern end of the corridor shall convey a positive and welcoming sense
of arrival for visitors and business travelers to the Route 28 employment corridor and into
Loudoun County. Unique design shall occur within or proximate to a Mixed-Use Office
Center, including iconic buildings, structures, and monuments, significant signage, and
public art/sculptures that are visible from the gateway crossroads of Route 28 and the
Dulles Greenway/Toll Road.

4. Design commitments for proposed developments within the Route 28 Core and Route 28
Business areas shall demonstrate conformance with the standards of the plan.

5. The County shall consider incentives for property owners to upgrade their existing
developments to meet the Route 28 Corridor design standards.

6. Developments within the Route 28 Corridor shall have minimal impact on
environmentally-sensitive areas and surrounding residential uses and exhibit design
consistent with the Green Infrastructure and land use policies of the Plan. Existing
historic sites, as well as the natural environment, should be incorporated and highlighted
in the overall architectural and landscape design.

7. Office Clusters and Mixed-Use Office Centers within the entire Route 28 Corridor shall
be subject to specific design standards contained herein.
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8. Developments proposed in the Route 28 Business area shall be subject to the applicable
design standards for Office and Flex uses. Generally, Flex developments in these areas
should be designed within a park-like atmosphere, exhibiting a high curb appeal through
the use of extensive landscaping and coordinated building architecture. Office uses
should be located to the front of the building along the roadways, with Flex uses and
parking to the rear of the property.

9. Developments proposed in the Route 28 Industrial area shall be subject to the applicable
design standards for General Industrial uses.

10. Developments on small parcels that may not be able to achieve the full vision of an
Office Cluster may be considered if proposed developments are able to meet the intent of
the design standards and can demonstrate compatibility and integration with adjacent
developments.

Office Cluster and Mixed-Use Office Center Design Standards

The Route 28 Core supports a development pattern of mid to high-density, compact, and
pedestrian oriented Class A Office developments through Office Clusters and Mixed-Use Office
Centers.

Adherence to the base design standards listed below for Office Cluster and Mixed-Use Office
Center developments establishes a consistent development pattern along Route 28 that supports a
viable, cost-effective planned transit system. Thebase design standards also establish a more
predictable development environment for businesses seeking to develop and locate into the
corridor; ensure that developments are compatible with adjacent land uses; contribute to the
character of the neighborhood and larger community; create vibrant, pedestrian-oriented places;
and support developments that are high quality and visually appealing from adjacent streets and
surrounding neighborhoods with an emphasis on building placement and orientation as well as
site design.

The development pattern for Office Clusters shall be highly-integrated, compact, mid- to high-
rise employment settings. Buildings in Office Clusters shall be four or more stories and shall
provide both structured parking and minimal surface parking. It is envisioned that larger-scaled
buildings with building heights of five stories or more shall be located along Route 28 with lower
density and building heights further away. Office Clusters feature buildings arranged around
squares, greens, plazas, forecourts, and courtyards on blocks formed with a rectilinear street
pattern. Office Clusters also include landscaped, walkable streets that can feature buildings with
storefronts offering ground floor Commercial Retail and Services. Office Clusters are
encouraged to provide Parks and Open Space features such as pedestrian promenades, linear
parks and trails, outdoor amphitheatres, and similar design features that invite additional
pedestrian activity, recreation, and socialization.
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The development pattern for Mixed-Use Office Centers calls for a higher intensity of
development than Office Clusters. Office buildings within Mixed-Use Office Centers contain
seven or more stories. Parking within Mixed-Use Office Centers at full build-out shall consist
primarily of structured parking. The centers should have a lively, robust character with an
integrated mix of uses that include Office, Commercial Retail and Services, Residential,
Parks/Open Spaces and Public/Civic Uses. The design of Mixed-Use Office Centers is similar to
Office Clusters and features a compact urban design with pedestrian-oriented building and
parking garage facades, ground-floor shops, and distinctive public spaces. Pedestrian and transit
circulation are enhanced by short blocks arranged in a rectilinear grid-street pattern.

Site Design Standards:

1. Office Clusters and Mixed-Use Office Centers shall be designed as higher density,
compact, and highly integrated developments that foster pedestrian activity.

2. Developments shall enhance the existing character of the area, and build upon an
established sense of place in the surrounding neighborhoods.

3. Heritage and environmental resources shall be preserved and incorporated into the overall
design of developments.

4. Pedestrian and bicycle facilities shall be incorporated into all new developments.
5. Transit stops shall be incorporated into the layout of all Mixed-Use Office Centers.
Street and Block Standards:

1. Internal streets shall follow a grid-street pattern to maximize pedestrian connectivity,
improve traffic movement along multiple transportation routes and encourage shorter
trips, unless precluded by natural and topographical barriers.

2. <A hierarchy of streets shall be identified, both internal and adjacent to a development,
with street design standards that are context-sensitive to adjacent developments. Street
hierarchy shall include primary streets where there shall be a focus of pedestrian activity,
along with key areas of ground-floor retail activity where there is a high percentage of
planned Commercial Retail and Service uses.

3. The street network shall provide for the efficient movement of vehicles while minimizing
conflicts with pedestrians and bicycles.

4. The street network shall provide connections to adjacent existing and planned
developments. The street network shall also connect to the surrounding street network.

5. Blocks shall be configured at a pedestrian-scale that encourages walkability.
“Superblocks” should be avoided. Perimeter block sizes within Mixed-Use Office
Centers and Office Clusters generally should not exceed 2,000 feet.

6. Blocks in Mixed-Use Office Centers should not exceed 400 linear feet. To mitigate the
impact of longer blocks, any one block with a linear length of 400 feet or greater should
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provide in the middle of the block an alley, driveway, pedestrian way or other significant
pedestrian feature such as a plaza, park, or promenade.

Streetscape Standards:

1.

Streetscape design shall ensure the space between the buildings and the roadways
contribute to a comfortable pedestrian environment providing adequate space for
efficient, safe, and accessible pedestrian circulation and a sense of enclosure that supports
useable pedestrian spaces. Street trees and plantings should be considered to enhance the
character of the street.

Large-lot commercial developments shall provide both vehicular and non-vehicular
linkages to surrounding areas and between office buildings and other uses.

Transit stops not integrated into buildings, shall be provided with safe, covered bus stops
and waiting areas to shelter pedestrians from the elements.

Building Standards:

1.

Office Clusters shall feature buildings of four or more stories, except adjacent to Route
28 where buildings of five or more stories are envisioned. Mixed-Use Office Centers
shall feature buildings of seven or more stories with a general stepping down of densities
towards the periphery of developments when mnecessary to be compatible with
surrounding communities and developments.

Where not incorporated into mixed-use buildings, residential buildings within Mixed-Use
Office Centers shall be urban in character and compatible in form and scale with
surrounding commercial buildings.

Distances between buildings shall be minimized to create safe, pleasant, and active street-
level environments and support pedestrian connectivity between buildings, thereby
reducing the need for residents, employees, and visitors to drive their automobiles to
reach supportive uses, including Commercial Retail and Services.

Buildings shall be placed close to streets with minimal setbacks and include planting,
pedestrian, sidewalk, and frontage zone standards appropriate to the context of adjacent
developments. Buildings should adhere to build-to-lines.

Primary building entrances shall be oriented towards the street or a common gathering
place such as a plaza, green, park, square, or pedestrian passageway. Pedestrians should
be able to easily identify primary entrances into commercial establishments.

Buildings greater than 12 stories shall be designed to include fagade articulation with
design details and features such as building step-backs, to reduce visual massing and
mitigate impacts to adjacent properties.
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7. Building materials and colors shall exhibit high-quality designs with articulation on all
sides of the building.

8. Mixed-Use Office Center service areas, including refuse and loading areas, should be
enclosed within the principal building. Doors for access to the service areas should
blend with the architectural treatment of the building.

9. Office Cluster service areas, including refuse and loading areas, should be screened
from view by visitors and passers-by through landscaping or screening.

Parking Standards:

1. To encourage compact, pedestrian-oriented developments, structured parking is
supported within Office Clusters and Mixed-Use Office Centers. Office Clusters may
contain both surface and structured parking, depending on the density proposed on-site,
whereas Mixed-Use Office Centers shall contain predominately structured parking at full
build-out.

2. Phasing of surface to structured parking during the construction of Office Clusters and
Mixed-Use Office Centers shall be considered through the application process.

3. The joint use of drive aisles and parking areas should be encouraged to reduce overall
parking needs.

4. Parking should be located to the rear of buildings, within the interior of blocks, with
access from alleys or streets which do not conflict with pedestrian access.

5. Structured parking should be conveniently or centrally located, but visibly minimized
from arterial streets and public spaces. Surface parking should not occupy lots which
terminate a street vista or abut street intersections

6. In Mixed-Use Office Centers and Office Clusters with supportive uses, primary
pedestrian streets with ground-floor structured parking should include ground-floor uses
or liner buildings with retail, services, restaurants, and offices.

7. Surface parking lots should be avoided along primary pedestrian streets. Surface parking
lots should be adequately screened from the street side.

8. Within Mixed-Use Office Centers, parking at full build-out shall not be located along
blocks where it is the sole use.

Parks and Open Spaces Standards:

1. Parks and Open Spaces include pedestrian-scaled outdoor areas such as greens, squares,
plazas, courtyards, forecourts, and playgrounds. Parks and Open Spaces also include
open spaces in their “natural” state, such as forests, wetlands, or meadows; trails and trail
connections and active and passive recreational spaces.
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2. Parks and Open Spaces shall be integrated purposefully into the overall design of a
development and not merely residual areas left over after buildings and parking lots are
sited.

3. Parks and Open Spaces designed to function as gathering places should be clearly
identified and accessible to pedestrians and bicyclists.

4. Parks and Open Spaces shall be dispersed so that all residential dwellings and non-
residential buildings are located within 1,500 feet of such spaces.

5. Greens, squares, plazas, forecourts, and courtyards shall be designed as appealing places
to gather with the type of amenities that foster informal social interaction among users.
Examples of amenities within these areas include ponds, fountains, ornamental lamps,
terraces, waterfalls, sculptures and other public art, planted beds, benches, drinking
fountains, and clock pedestals.

6. Within Mixed-Use Office Centers, greens, squares, and plazas are encouraged to consider
outdoor seating areas, amphitheatres, and other design elements that support more
structured, formal activities.

7. Small-scale single or two story commercial retail buildings, such as restaurants, coffee
shops, bakeries, and public markets, are allowed within greens, squares, plazas,
forecourts, and courtyards.

8. Heritage and environmental resources shall be incorporated into Parks and Open Spaces
and pursuant to the Heritage Preservation Plan.

9. The preservation of environmentally fragile and valuable land and habitat shall be given a
priority for Open Space set-aside.

10. Parks and Open Spaces should connect with and provide views to natural amenities.
11. Developments should identify linkages to the existing or planned trail network.

12. Mixed-Use Office Centers should provide active Open Space to serve the concentration
of residents within the center.

Public and Civic Standards

1. Public and Civic Uses shall be integrated into the community with maximum visibility
and accessibility.

2. Planned transit stops shall be provided at all Public and Civic buildings.

3. Prominent and highly visible sites should be prioritized for Civic and Public uses.
Prominent sites include a location along a primary pedestrian street or at the terminus of a
street vista.
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4. Parks and Open Spaces should be considered in combination with public and civic
buildings that include seating areas, public art, planted beds, benches, drinking fountains,
etc.

Landscaping Standards:

1. Landscaped areas should be used to frame and soften structures, to define site functions,
to enhance the quality of the environment, and to screen undesirable views.

2. Tree and plant selection and location should promote safety and security, enhance natural
environment and stormwater management, provide shade for vehicles and pedestrians,
reduce heat islands, and minimize maintenance requirements.

3. Low water use plants and native vegetation shall be used to landscape new developments.
4. No invasive plant species shall be allowed.in the landscaping design.

Signage Standards:

1. Visitors and residents should be able to locate and identify major attributes of a
development through a unified signage concept.

2. Signage should contribute to the overall architectural and landscape theme.
3. Signage should be used to clearly identify public versus private/residential areas.

4. Streetscape signage should be appropriately scaled for pedestrians.

SUSTAINABLE DEVELOPMENT

Sustainable development is the relationship between people, the built environment, management
practices, and green infrastructure. Sustainable. development calls for practices that are
economically cost-effective, enhance human health and well being, and protect and restore the
environment. The Route 28 Corridor Plan supports opportunities and incentives for sustainable
development so that land development is at the forefront of such practices, including green
building techniques and technologies which include sustainable site design and integrated
energy management planning.. The Route 28 Corridor also includes older, developed areas that
do not meet today’s current stormwater management requirements. As a result, stormwater
management facilities in these areas do not achieve adequate pollution filtration and control.
Sustainable landscaping strategies can help correct these deficiencies and retain and treat
stormwater, reduce stormwater runoff pollution, provide habitats for insects and migratory birds,
and retain open space.

Given the diversity of Green Infrastructure within the Route 28 Corridor, the opportunity exists
for development at full densities while promoting stewardship of natural areas. The defining
natural feature of the corridor is the Broad Run, which drains to the Potomac River. The
remaining forested lands in the corridor are primarily associated with the Broad Run and its
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floodplain. The Broad Run watershed also includes numerous streams, including Cabin Branch,
Indian Creek, and various unnamed tributaries. The quality of these waters and the surrounding
riparian areas are important not only to aquatic life and wildlife, but when integrated into
development, can be an amenity for businesses, employees, and residents in the corridor. Other
Green Infrastructure resources associated with the Broad Run include a heron rookery, the State-
threatened Wood Turtle within upstream tributaries of Broad Run, and habitat along portions of
and areas surrounding Bles Park.

Significant standing heritage resources in the Route 28 Corridor include the W&OD trail along
with the Toll House and its associated Broad Run Bridge temnants, or Stone Bridge, both of
which date to 1820. Other heritage resources in the area include portions of the Vestal’s Gap
roadbed, of which a small segment remains in the vicinity of the Dulles Town Center and a
continuous segment survives through the Claude Moore Park, and historic sites in the Old
Sterling area. Archaeological village and encampment sites can also be expected at the
confluence of major streams with smaller settlements expected along contributing streams. Other
Green Infrastructure elements within the Route 28 Corridor.include planned and existing trails,
and noise contours associated with Washington Dulles International Airport. In addition, steep
and moderately steep slopes are present, primarily within or adjacent to the stream valleys and
surrounding the Loudoun Quarry.

Energy Policies

1. The County  shall encourage opportunities for efficiency through consumption,
transmission and localized production. These opportunities can include increased
building weatherization ‘and system  efficiencies, micro-grid development, and
renewable/alternative energy installations.

2. /The County shall encourage benchmarking the energy use of existing and planned
buildings in the Route 28 Corridor to establish a baseline for energy demand estimates in
the corridor.

3. The County expects localized, integrated energy management systems, such as recovery
waste heat from high output uses like data centers to provide heating and cooling to
nearby properties

and promote the use of non-traditional energy sources.
Stormwater Policies
1. The County expects the harvesting of rainwater for non-potable use, such as landscape
irrigation, within all projects.

2. To mitigate the effects of impervious cover within the Broad Run watershed and to
update older stormwater facilities the County shall encourage efforts such as retrofitting
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stormwater systems and rehabilitating degraded areas to enhance their pollution removal
capabilities and enable these facilities to become open space amenities.

3. The County promotes the use of low-impact development to replicate natural hydrologic
patterns and alleviate the strain on centralized systems. Low-impact development
practices can include stormwater planters, rain gardens, and wetlands to convey, retain,
and treat rainwater.

Green Building Policies

1. The County shall establish a green building program to assist the private sector in
implementing the recommendations outlined in this plan.

2. The County shall establish standards and promote green building within the Route 28
Corridor.

3. All county-constructed facilities shall.be constructed to a minimum of LEED Silver, or
equivalent standards.

4. The County shall support Loudoun Water in the expansion of the reclaimed water
network.

Landscaping Policies

1. The County encourages landscape approaches that conserve energy, treat stormwater
runoff, minimize yard waste, control the spread of invasive species, and improve the
health of site users.

2. The County promotes the use of salvaged materials whenever possible, restoration of
degraded areas, the reintroduction of native vegetation, the use of street trees to reduce
energy and stormwater treatment costs, and practices to decrease soil compaction and
increase the soil’s nutrient content and its ability to absorb water.

3. Habitat and recreational paths shall be encouraged along utility and abandoned rights-of-
way and natural features such as streams and wetlands.

Green Infrastructure Policies

1. The Green Infrastructure is a critical framework of the corridor that shall guide where and
how development and redevelopment occurs. Green Infrastructure resources shall be
protected and enhanced.

2. The stream corridors associated with the Broad Run and its tributaries shall be used as its
primary organizing element. As the main organizing feature of the Route 28 Corridor, the
Broad Run shall be protected and enhanced to provide ecological benefits while being an
amenity for employees and residents.

3. The Broad Run and its floodplain is envisioned to serve as a linear park that protects the
river as a natural resource while integrating it into development as an amenity for
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businesses and their employees - including providing the opportunity for employees to
bike and walk to work.

4. The Broad Run’s tributaries, including Cabin Branch, Indian Creek, Russell Branch,
Beaverdam Run, Stallion Branch, and Horsepen Run, should be used as Green
Infrastructure links that connect employment centers with neighborhoods and other hubs
of activity both within and adjacent to the corridor, including parks, heritage resources,
and Public/Civic buildings. Current and planned hubs include the Urban Center, Claude
Moore Park, and the Toll House and Broad Run Bridge. Connections should include
recreational trails with permeable surfaces similar to the C&O Canal Path.

5. Development activities should assess the condition of Green Infrastructure resources,
enhance these resources, and create links to other arcas to create a Green Infrastructure
network.

6. For degraded forested areas close to the Broad Run and its tributaries, the County
promotes reforestation.

7. The County shall collaborate with the Department of Environmental Quality on any
pollution impairment issues that become apparent within the Broad Run and its tributaries
and shall support volunteer water quality monitoring efforts and coordination of these
efforts with federal, state, and local water quality data collection.

8. The County shall support public access through the Broad Run floodplain using methods
that protect sensitive features, including the use of pervious trail surfaces.

9. The County shall coordinate with the Metropolitan Washington Airport Authority
regarding water quality protection within the Broad Run watershed.

10. Unique heritage resources within the corridor, including the Broad Run Toll House and
Bridge, the remaining segments of Vestals Gap Road, and the W&OD Trail should be
preserved and considered in the design, construction, operations, and maintenance of
development within the corridor. Preserving and enhancing these resources fosters an
appreciation for their role in the built environment.

IMPLEMENTATION

The Route 28 Corridor Plan envisions the corridor as an airport-anchored international gateway
into eastern Loudoun County that supports significant job growth and economic activity within
varied settings. The County also envisions the corridor evolving into a premier location for
regional, national, and international businesses. The policies contained in the Route 28 Corridor
Plan are therefore intended to induce development towards this vision. Expected outcomes
include the acceleration of the timing and absorption of Class A office and an increase in the
overall rate of commercial development in the corridor. This will also provide the revenue
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required for the County to meet or exceed the ability to pay Tax District Bonds. The Countywide
outcome will be a growth in the commercial tax base; thereby improving the revenue balance
between commercial and residential, offsetting the greater costs of services for residential
development, and relieving the tax pressure on County residents by maintaining an affordable
real property tax rate.

The County shall form a temporary Route 28 Implementation Committee of public and private
experts to assist the County with the marketing, development and monitoring of the Corridor’s
strategic implementation plan, including the metrics used to assess the impact of the Route 28
Corridor Plan on expected outcomes. The Implementation Committee shall establish three work
groups related to plan implementation:

a.

Design: The work group will assist with: the development of an illustrative
design handbook and architectural standards for property owners and developers
in the corridor, coordinate with the Zoning work group on the development of
design regulations and performance standards as part of revisions to the Loudoun
County Revised 1993 Zoning Ordinance, and-identification and planning of high
priority gateways, bridge enhancements, landscaping projects, and other roadway
beautification efforts;

Zoning: The work group will advise the County with the development of the
zoning mechanisms (regulations and performance standards) that will be used to
implement corridor plan policies;

Transportation: The work group will assist with: Coordination with VDOT to
develop priorities and_implementation plans for road improvements that create
better efficiencies and reduce traffic congestion within the corridor, develop
guidelines for context-sensitive street designs, identify opportunities for greater
bicycle, pedestrian, and transit accessibility from employment areas to existing
and planned neighborhoods within and outside the corridor, identify additional
locations for Route 28 bicycle and pedestrian cross-connections, including bridges
and decks, which will decrease the barrier of the highway to bicycle and
pedestrian movement, and develop Travel Demand Management strategies with
assistance from the private sector to reduce the use of single-occupant vehicle
trips and optimize transportation system performance during peak and off-peak
periods.
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Implementation Policies

1.

The County shall develop metrics, such as absorption rates and assessed values, to be
used on a regular basis to assess the impact of the Route 28 Corridor Plan on the expected
outcomes as defined in the Plan.

The County shall amend the Zoning Ordinance by developing Land Use Patterns as an
alternative development option within specific Zoning Districts as well as create a new
Mixed-Use Zoning District to implement the policies of this Plan. The County shall
establish a Coordinated Review Committee comprised of representatives from various
County agencies to ensure consistency with the Use Pattern design controls and
standards.

The County shall develop a user-friendly, illustrative design handbook that reflects the
Route 28 base design standards contained herein. The handbook shall convey a high
quality image for the Route 28 Corridor and promote-an overall sense of place through
design elements that relate to block size, circulation and connectivity, streetscape and
street sections, building form, placement (setbacks), orientation, articulation, Parks and
Open Spaces, Public and Civic uses, landscaping and sustainability.

The County supports the development of a Public/Civic Facilities Plan specific to the
corridor that includes the identification and location of planned public facilities, including
parks and open spaces, and civic uses unique to the corridor and at a scale that is
compatible with planned development. Such a plan shall also include the identification
of mechanisms for development contributions of such uses off-site and within the Route
28 Corridor that may also count toward projects’ required Parks and Open Spaces and
Public and Civic use components.

The County shall develop a “fine-grained” road network map of the corridor for the
purpose of developing and implementing a preferred corridor street pattern to advise and
guide proposed developments.

The County shall explore opportunities to encourage the consolidation of existing smaller
properties to promote-more unified use patterns within the Route 28 Corridor. Potential
incentives for lot consolidation include:

a. Development intensity bonuses in the form of increased Floor Area Ratio (FAR)
densities for developments initiating a lot consolidation to a certain minimum
overall size, including different tiers of increased FAR bonuses based on the
overall size of the consolidated parcels, location of the project site, and/or type of
development proposed (Office Cluster, Mixed-Use Office Center, Route 28
Business) and

b. Fee assistance and other financial incentives to encourage lot consolidation such
as permit fee assistance (waivers, reduced fees, etc.)
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7. The County shall designate specific commercial revitalization target areas in the corridor
and identify potential revitalization opportunities for property owners to upgrade under-
utilized properties to their highest and best use, such as property tax abatements for real
and personal property taxes over a specified time period and established a commercial
revitalization program that provides financial assistance in the form of exterior rebates
and commercial loans for physical improvements to commercial properties, including
improvements to exterior building fagades (storefronts, awnings, exterior lighting),
renovations to correct code violations or improve handicap accessibility, etc.

8. The County shall develop potential opportunities and incentives to encourage legacy
industrial businesses to relocate to designated industrial areas, including consideration of
the following:

a. County property acquisition to land bank properties within or proximate to the
Route 28 Corridor for a planned Industrial Park;

b. Development of an Incentive Zone that includes County investment in industrial
park infrastructure, including roads and utilities, subsidizing a portion of the
relocation costs; and

c. Business tax relief such as property tax discounts over a specified time period or
alternatively, a one-time tax credit for an industrial business within the Route 28
Corridor moving or expanding into an Incentive Zone.
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Chapter 4
Economic Development

Business Land Use and Corridor Development

Office and industrial land use expanded rapidly along the highway-oriented business corridors in the 1990s
and the land use pattern for future economic development is now well established. Route 28 is the major
north-south business corridor that intersects with the five east-west business corridors (Route 7, Route 625
[Waxpool Road], Route 606 [Old Ox Road], the Dulles Greenway, and Route 50). Route 607 [Loudoun
County Parkway] is an emerging north-south corridor, generally paralleling Route 28 that will play an
important role as a business corridor. The following is a brief description of the development activity in
those corridors and the challenges ahead:

A. Route 28

The Route 28 eCorridor is planned to be a major economic and employment center within the County that
will be developed with suburban, lower-density office and flex settings; medium-density, compact,
pedestrian-oriented office clusters; and higher-density, transit-oriented mixed-use office centers. Other
parts of the corridor more immediate to the Washington Dulles International Airport and Route 606, west
of Route 28, are planned for Industrial uses. fer—a—mﬂee{leﬁﬁe%hetels—ﬂae&ndnsmal—and—desﬂnaﬁen—femﬂ

eﬁie%bnﬂd-mgs— Older ex1st1ng land uses and several aging small reta1l areas that need rehab111tat10n
present challenges to the ultimate definition of development in the corridor.

Route 28 is considered one of the County’s primary transit corridors. Like many of the major roads in
Loudoun County, Route 28 does not stop at the Loudoun County line, but continues into Fairfax County.
Just a few miles south of the Loudoun-Fairfax border is the Smithsonian Linstitution’s will-locate-the-new
Dulles Air & Space Center at Dulles Airport. Planned-te-epenOpened in 2003, the Center wiH houses about
15 times the number of air and spacecraft as the National Air and Space Museum on the Mall in
Washington, D.C.. Atleast-three-million-visitors-are-anticipated-during-the-first-year- Continued support for
and study of road and transit improvements in the corridor, such as light rail, are intended to accommodate
such growth.

The County supports and is committed to the continuing growth of and need for an economically vibrant
Route 28 Transportation Improvement District, both for the District’s contribution to the transportation
improvements to Route 28 and to the economy of the County. The Route 28 Corridor Plan in Chapter 8 of
the Revised General Plan; which provides policy guidance regarding economic, land use, housing,
transportation, design and sustamable development within the tax d1strlct w1ll help the corridor achieve
hesegoals arther—pla catte 3 ey e o in o

| il for . bi | Is.
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Economic Development Policies

10.

11.

Loudoun seeks and promotes a diverse economic base in a multitude of industries so that it is not
entirely dependent upon any single employer or employment sector.

The County encourages the development of high-quality public education, higher education, and
training opportunities, and promotes enhanced relationships between the business community,
universities, and the public school system to address workforce needs.

Loudoun County will promote a favorable business environment by providing a consistent and user-
friendly regulatory environment that responds to the needs of established businesses in all policy areas
and supports the development of small and large businesses, spin-offs, start-ups, home-based
businesses, and other entrepreneurial activities.

The County recognizes that economic policy and land use policy must be coordinated. The County
seeks to implement the economic goals as adopted and subsequently amended by the Board of
Supervisors in Loudoun County’s Economic Development Plan and Growth Strategy within the
framework provided by the Comprehensive Plan.

The County will provide for an adequate amount of land to accommodate the growth of a variety of
industry sectors.

The County supports appropriate and desirable nonresidential development in business corridors and
related to the development of the larger communities.

The County will develop both regulatory and incentive-based aesthetic enhancement and environ-
mental protection of business corridors, communities and gateways. For this purpose it may use
incentives such as density credits, property tax credits, adjustments in zoning or other requirements,
and priority processing of applications.

The County will facilitate broad bandwidth infra-structure availability for all residential and business
segments of the Loudoun economy. The County will identify alternatives to using the VDOT right of
way for broad bandwidth infrastructure for the purpose of reducing costs.

The County supports the continued growth and expansion of Washington Dulles International Airport
and will ensure that provision is made for land uses and County infrastructure consistent with that
expansion.

The County will prohibit residential encroachment into the existing Ldn 65 noise contours to ensure
that residential development will not create pressure for reductions in the intensity of service or
prohibit the expansion of service at the airport.

The County supports transportation plans that provide improved access to the Washington Dulles
International Airport consistent with the Revised Countywide Transportation Plan.
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14. Outside of Existing Villages (See Chapter 10), the County intends to limit the establishment of the

15.

Rural Commercial (RC) zoning district to the following:
a. those properties with RC uses established on or before January 7, 2003;
b. properties in the Ryans Corner area of the County designated RC prior to January 7, 2003; and

c. the core of the village of Arcola, west of Dulles Airport, pending conversion of those properties to
other uses conforming to the long-range plan for that area.

In limiting the location of RC districts, the County places particular emphasis on the following
considerations:

o

traffic safety concerns, including sight distances and safe ingress and egress;

o

compatibility with surrounding land uses and zoning;
c. the most appropriate location for such districts; and,
d. limiting strip commercial development, particularly along major highways.

Loudoun County will exercise the power of eminent domain only for the development of public
facilities, as defined in the State Code.
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Chapter 5
The Green Infrastructure: Environmental,
Natural, and Heritage Resources

Green Infrastructure Policies

The County recognizes its Green Infrastructure as a collection of natural, cultural, heritage, environ-
mental, protected, passive, and active resources that will be integrated in a related system. It will
provide the framework for strategic land use planning policies, provide the context for all development
and ensure quality of life throughout the County. It includes major rivers, stream corridors, floodplains
and wetlands; lakes; reservoirs and impoundments; limestone conglomerate, mineral resources and
prime agricultural soils; steep slopes; ridges and mountain-sides; protected forests and vegetative
landscapes; wildlife and endangered species habitats; heritage resources; scenic corridors, parks,
greenways, trails, and recreational facilities.

The County will use integrated management strategies in using the Green Infrastructure to ensure that
all land use planning and-development respect and preserve the holistic nature of the elements of the
Green Infrastructure.

The County recognizes that much of its Green Infrastructure is made up of natural resources that are
fragile and irreplaceable and, therefore, will protect and preserve these resources in perpetuity. All
natural resources will be protected and preserved to the extent that such protection and preservation is
consistent with other policies of this Plan. The County’s watersheds are the key natural resource
element in the Green Infrastructure and will be used as its primary organizing unit.

The County will prepare and maintain a map of the Green Infrastructure and its elements, and identify
the location of future Green Infrastructure elements as part of an integrated system and contiguous net-
work of natural and passive open spaces, and active recreational sites.

A conservation design method will be applied during the land development and redevelopment
processes. Elements of the Green Infrastructure will be identified with the initial submission of each
proposal, as a guide to the placement of structures, drainage, utilities, and roads. Regulations will be
developed with performance standards that will direct their placement.

The County will develop a form of conservation easement to protect open space areas in subdivisions
and to ensure long-term maintenance and protection of the area. Such easements will be recorded as
part of the subdivision process.

The Facilities Standards Manual, the Land Subdivision and Development Ordinance, and other
pertinent administrative documents will be revised to implement management strategies and to model
development principles based on the Green Infrastructure.

The County will develop reasonable criteria for open-space dedications and will expect all landowners
to dedicate land, or provide fees in lieu, for general open space and/or parks. These criteria will be
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designed to mitigate the impacts of their development and provide open space resources for the future
users and occupants of the development.

9. The County will proactively promote private, state and federal conservation programs and their
allocated resources to advance conservation programs within the County through public and private
means such as grants, voluntary easements, dedications, etc.

10. In addition to Countywide Green Infrastructure policies contained herein, all development within the
Route 28 Corridor will comply with the Green Infrastructure policies in the Route 28 Corridor Plan in
Chapter 6 of the Revised General Plan.

Built Environment Policies

1. The County will achieve and sustain a Built Environment of high quality, recognizing the importance
of this for the heath, safety, convenience and general welfare of the County’s residents and visitors and
its importance for the vitality of the County’s economy in attracting and sustaining private investment.

2. In implementing its program for achieving and sustaining a Built Environment of high quality, the
County will emphasize its role as leader and facilitator; and as a source of information on
environmental design options and procedures, rather than as a regulator. It also will emphasize the use
of incentives for innovation and good design.and collaborative public/private/community partnerships
for program implementation. These incentives will include provision for two annual awards of
certificates of excellence in environmental design. One for the private enterprise meeting standards of
excellence established for this award and one for the’community group achieving analogous standards
of excellence in community-based environmental design and maintenance.

3.  The County supports and encourages opportunities and incentives for sustainable development in the
Route 28 Corridor.. The Route 28 Corridor Plan‘in Chapter 6 of the Revised General Plan contains
specific _goals and strategieS for the area for. oreen building design techniques which include

sustainable site design and integrated energy management planning.
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Chapter 6
Suburban Policy Area

Land Use Pattern and Design Policies

1.

The County’s vision for the Suburban Policy Area is self-sustaining communities that offer 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 conforms to the County’s Green
Infrastructure and incorporates Conservation Design.

Suburban Policy Area communities will be developed as efficient, compact, mixed-use and pedestrian-
oriented communities with a range of residential lot sizes, in accordance with the community design
policies of this Plan, will provide a measurable standard open space (active, passive, and natural) as
specified in the land use matrix, and will fully integrate the County’s Green Infrastructure.

The County, in collaboration with other govern-mental agencies and the private sector, will ensure
through a variety of measures that all public spaces in residential and commercial areas are pedestrian
friendly. These measures may include the construction, improvement, and maintenance of public
squares, parks, and pedestrian malls, and the attention to street design details such as landscaping,
lighting, and provision of attractive street furniture.

The County will develop four Community Plans that will provide for the development of the Suburban
Policy Area. The four communities are Sterling, Potomac, Dulles, and Ashburn, as shown on the
Suburban Community Boundaries Map.

All new development proposals in the Suburban Policy Area will be designed using the “conservation
design” approach as detailed in the Revised General Plan.

The development phasing plan for a mixed-use project will establish a build-out relationship between
the residential and non-residential components of the project that is consistent with the County’s goals
for the project area.

Alterations to approved land use projects will conform to the land use and design goals and policies of
the Revised General Plan.

For properties up to 50 acres outside of Keynote Employment designations, the land use mix attributed
to the various land uses may not be achievable due to the small size of the parcel. In such cases, an
applicant for rezoning may vary from the land use mix specified in the Plan by showing that an
alternative is more appropriate to the specific site. This can be accomplished by providing the County
with a survey of land uses within a 1,500-foot radius of the site.

Development proposals proceeding through the legislative and site planning process will conform to
the County’s community design guidelines. The design guidelines will be implemented as a part of
legislative applications (e.g., rezonings and special exceptions) and incorporated into regulatory
documents such as the Zoning Ordinance, Facilities Standards Manual (FSM), and Land Subdivision
and Development Ordinance (LSDO) where applicable.
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10.

11.

12.

13.

14.

To protect and enhance the historic character and cultural importance of the historically significant
areas in the Suburban Area, the County shall work with the local communities towards the designation
of County Historic and Cultural Conservation Districts. Other historically significant areas within the
Suburban Area shall be identified and protected/enhanced. Pedestrian access to and from existing and
future neighboring residential communities also shall be encouraged for any new development.

The County will discourage strip development of any type and accordingly will develop zoning
performance standards to discourage this pattern of development.

The County will pursue state enabling legislation for the establishment of a Transfer of Development
Rights (TDR) Program within suburban communities to assist in the development of open space.

There will be one (1) Transit-Oriented Development (TOD), one (1) Transit-Related Employment
Center (TREC), and one (1) Urban Center in the Suburban Policy Area, and up to three (3) Mixed-Use
Office Center areas in the Route 28 Corridor. Town Centers may be considered for development west
of Route 28 or south of Route 606 in the Suburban Policy Area.

Undeveloped or minimally developed parcels shown on the Land Use Map for non-residential uses but
zoned residential will be remapped to a corresponding non-residential district. Likewise, undeveloped
or minimally developed parcels shown on the Land Use Map for residential uses, will be remapped to a
density of 1.0 dwelling units per acre, if not currently zoned at a higher density. (Also see Economic
Development Policy 15, page 4-10.)

Infill, Redevelopment, and Revitalization Development Policies

1.

The County will evaluate proposed infill development applications during the legislative and/or
regulatory process based on how the proposed use functions on the site relative to the established
development pattern, rather than simply based on the use itself. Evaluation criteria established to
determine the relationship of surrounding uses with the proposed infill use will include the following:

a. Size of the infill parcel relative to surrounding parcels,
b. Residential densities established on adjacent parcels,

c. Ability of the infill parcel to provide a compatible site design with or without buffering from the
existing development pattern,

d. Amount of open space and impervious surface,
e. Use intensity,

f.  Development pattern and scale,

g. Road and pedestrian network, and

h. Impact of noise and light generated on the site.

Redevelopment of existing uses will be based on the availability of adequate public facilities,
transportation facilities, and infrastructure. The County desires the assemblage of small, adjacent
under-utilized sites to achieve a consistent and compatible development pattern. Established residential
communities will be protected and enhanced through revitalization plans.

Infill projects that propose substantially different uses from one or more of the adjoining properties
will provide for an adequate transition through buffering, fencing, and setbacks to mitigate any
negative impact.
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4. The Zoning Ordinance will promote the development of interim uses on vacant infill properties (i.e.,
which are initially interim but may become permanent such as community gardens, playgrounds, park-
and-ride lots, and farmer’s markets), provided that these uses are compatible with the surrounding
neighborhood.

5. The County will ensure that new development projects provide inter-parcel vehicular and pedestrian
access opportunities to adjacent vacant parcels so that future infill projects may be efficiently
connected and served.

6. The County will work actively with residential development applicants to facilitate the integration of
proposed homeowner’s associations (Hoes) into an adjoining HOA to maintain economies of scale and
to augment the availability of amenities.

7. Higher density development as defined in the Revised General Plan will occur asredevelopment in the
Suburban Policy Area in the Transit-Oriented Development, Urban Center, and in the Town Centers,
or “community cores”, of the communities west of Route 28 or south of Route 606, and the Mixed-Use
Office Center areas in the Route 28 Corridor. These areas will have the highest densities in the
Suburban Policy Area. Town Centers should be identified through a community planning process.

8. The four Community Plans will identify the needs of each specific community such as where and what
type of traffic calming is needed, and target specific areas for revitalization and redevelopment.

9. Redevelopment and revitalization plans will include the recapture of the Green Infrastructure through
methods such as the PDR program; the strategic purchase of infill sites for parks, athletic fields, and
open space; and assisting homeowners’ associations to purchase open space.

10. To provide for the sensitive redevelopment of existing areas to new uses, the County desires that small
lots and tracts be consolidated into larger parcels that can support a more comprehensive design and
servicing approach.

11. The County will direct public investment and resources and give priority to the redevelopment and
enhancement of existing infrastructure, capital facilities, and services. The County also will implement
an incentive program for redevelopment of the above.

12. The County will provide incentives and resources for the revitalization of established neighborhoods to
preserve the quality of life in these areas through the provision of community amenities, such as, but
not limited to, pedestrian/bicycle facilities, traffic calming, street lighting, sidewalks, and improved
retail and commercial establishments.

13. The County will direct public investment and resources toward completing and recapturing the Green
Infrastructure in the developed areas of the four communities and providing alternative transportation
modes within the four communities.

14. Loudoun County will exercise the power of eminent domain only for the development of public
facilities, as defined in the State Code.

Land Use Categories

The Suburban Policy Area has four primary land uses: Residential, Business, Industrial, and Retail (see
Planned Land Use Map, pg. 7-23). Retail policies are established in the Countywide Retail Policy Plan
amendment. Within these primary land uses are subcategories. The County’s overall land-development
strategy is to encourage compact, mixed-use developments that provide people with the opportunity to live,
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work, recreate, and shop in a pedestrian- friendly environment. The exceptions are for Keynote
Employment areas and General lndustrlal areas in the County and%%m%s—land—tm&are—as%%h%the

Develepmen%?aﬁems%\%p Because much of the Suburban Pol1cy Area is already developed th1s Plan
envisions that new projects will be modest in scope and therefore will be evaluated based on their
compatibility with the larger community of which they will be a part. The land use categories and policies
guiding their development are described below and summarized in the matrix on pg. 6-33.

B. Business

Business land use policies address the location and character of large-scale office and light-industrial uses
in the Suburban Policy Area. The County encourages a mix of uses in most of its office and light-industrial
business developments. In addition to offices, Business land uses generally may feature housing and/or
commercial/retail uses, and all of the uses have a component of public/civic uses and parks and open space.
A mix of uses creates an environment where individuals not only can work, but where they can live and
have convenient access to services, shops, and recreation. Policies guiding retail development are found in
the Countywide Retail Plan amendment. Policies in Chapter Eleven of this Plan guide the design of these
developments.

Business land uses include Urban Centers, Keynote Employment Centers, Regional Offices, Light
Industrial uses, and Transit Nodes. Generally, such regional uses should be near the Washington Dulles
International Airport, the Route 28 Highway Transportation Improvement District, the Dulles Greenway
Corridor, and the Route 7 Corridor. This section also addresses parking policies relating to Business land
uses.

General Business Land Use Policies

1. Business land uses will be located in accordance with the Land Use Map and the goals and policies of
this Plan.

2. Office and Light-Industrial uses requiring markets outside the immediate neighborhood should locate
in compact nodes at intersections of major collector and arterial roads in locations designated on the
Land Use map.

3. Inevaluating Business land use proposals, the following will be considered:

a. The market area and population threshold (which should be large enough for the proposed
business use to financially support itself and not depend upon that portion of the population that
is already served by existing and proposed competing projects);

b. Steps taken to mitigate the impact of parking, signs, and other associated activities on the
surrounding community;

c. The available capacity of utilities and roads;
d. The potential fiscal and environmental impacts of the proposal;

e. The relationship of the proposed use to the land use and community design policies of the Plan;
and

f.  Other matters that may determine how the proposal relates to County policy.

4. All Business land use developments will be located in planned-development zoning districts to ensure
the design and compatibility of new development with adjacent land uses and allows flexibility in site
design.
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5. Business land uses will possess adequate on-site parking, storage, and loading areas as well as
landscape screening of these functions from surrounding neighborhoods. Designers should seek to
reduce the potential impact of building size, exterior cladding of the building, signs and other features
of an employment use that may create negative visual impacts on the surrounding community.
Pedestrian and vehicular circulation systems in and around the business uses will form a safe and
convenient network. Outdoor lighting will be designed for effective nighttime use of the facility and to
reduce off-site glare to a minimum.

6. Access to Business land use areas will provide safe and efficient movement of traffic into the centers,
without impeding traffic movements also on the adjacent roadways. Generally, entrances to and exits
from the centers will be made from the minor arterials serving the center to cause the least disruption
to traffic on the major arterials.

7. The County’s CLI commercial zoning district allows for a wide variety of commercial uses, which
generate high traffic volumes and which do not promote the coordinated and efficient land use or
traffic pattern envisioned by the County for the U.S. 50 Corridor. Therefore, the County will consider
alternative methods for addressing the conformance issue, such as modification of the by-right and

special exception uses provided in the district to those more appropriate to achieve the objectives of the
Plan.

9. Business land use policies will be updated by Community Plan policies.

9a. The County may choose to apply the Business Land Use, Office and Light Industrial Land Use mix
ratios on a sub-area wide basis for the sub-area depicted on the CPAM 2004-0008 map (dated August
31, 2004) when such applications further the business and land use goals of the Revised General Plan.

(1) Development proposals requesting a sub-area based application of the land use mix should include
the following: (i) a sub-area concept plan that demonstrates how the Plan’s land use mix goals for
either a Regional Office or Light Industrial community are achieved, and (ii) an inventory of
existing land uses to be considered as part of the land use mix calculations. An individual project
that would consume all of a single land use from the land use matrix is discouraged.

(2) Development proposals requesting a sub-area based application of the land use mix should
demonstrate compatibility with the Planned Land Use community type (Regional Office or Light
Industrial) that exists or has already been proposed.

Insert Route 28 Corridor Plan Here

Business Community

The County envisions a mix of uses in the modified Business area. While the predominant use is office
and/or light industrial the area may also feature housing and/or commercial/retail uses with the exception of
those areas designated Destination Retail Overlay and Hybrid Retail Center, which are prohibited by policy
from having a residential component. The County may support additional commercial retail and services
uses within the modified Business area when specific criteria is met. In addition, all of the uses will have a
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component of public/civic uses and parks and open space. Policies guiding retail development can also be
found in the Countywide Retail Plan amendment.

3. Keynote Employment Centers

Keynote Employment Centers are 100-percent premier office or research-and-development centers
supported by ancillary retail and personal services for employees. They do not permit a residential
component. Keynote Employment centers have high visibility along major corridors, their structures
accented with heavily landscaped greens and tree-lined boulevards, and reflect the County’s growing
prominence as a global crossroads for business. Keynote Employment Centers house headquarters for
businesses such as America Online and MCI/WorldCom.

The preferred location for Keynote Employment Centers is along Route 7; and the Dulles Greenway;-and-a
pertion-of Reute28. The Route 7 corridor will maintain its campus-like appearance and continue to be one
of the primary locations for Keynote Employment Centers. The County should vigorously attempt to locate
regional and nationally oriented office centers on Route 7 and Route 28 and in the Dulles Greenway
corridor.

Keynote Employment Center Policies

1. Keynote Employment uses are defined as large-scale regional office developments that feature high
visual quality and high trip-generating uses, including office parks, research and development parks,
corporate headquarters, and similar uses of a large scale (e.g., 40,000 gross square feet or greater).
Keynote Employment areas will be single-use with the ancillary services necessary to support the
predominant office use.

2. Keynote Employment along Route 7 should be set back a minimum of 300 feet from the right of way,
with green buffering, preferably native vegetation.

3. Keynote Employment areas are identified on the Land Use Map and generally are located along Route
7:-Reute28; and the eastern end of the Dulles Greenway. These roads are prominent corridors in the
County and are intended to be the location of premier office sites for high-visibility.

4. The land use mix (measured as a percentage of the land area) in a Keynote Employment area generally
will comply with the following ratios:

Minimum Maximum
Land Use Category* Required Permitted
a. Regional Office 70% 85%
b. Commerslal Retail & 0% 10%
Services
c. Public & Civic 5% No Maximum
d. Public Parks & Open 10% No Maximum
Space

* Retail Policy guidance provided in Countywide Retail Plan

5. The County encourages the use of structured parking in the Keynote Employment areas.

6. The Zoning Ordinance will distinguish Keynote Employment areas from other Office Districts.
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4. Regional Office Uses

Regional Office uses support a variety of office employment in the convenience of a mixed-use setting.
Large Regional Office uses outside of an Urban Center are to be developed along major collector roads
such as-the-easternend-of Route-606, Route 607, and Route 625. They are to have a mix of housing and
pubhc and civic space, as well as a llmlted amount of retail and li ght/lndustrlal flex uses w&th—t—h%aeeepﬂoﬂ

eompoﬂeﬁt The County supports the contmued growth of educatlonal and 1nst1tut10nal uses as
complementary uses to regional office development.

Regional Office Use Policies

1. High-Density Residential uses may be permitted in conjunction with a larger Regional Office
development that exceeds 75 acres in buildable area. These residential areas will be subject to the
density and design criteria outlined in the High-Density Residential policies of this Plan and contingent
upon the availability of utilities, transportation facilities, and public services and implementation of the

community design and growth management objectives of this Plan.

2. The land use mix (measured as a percentage of the land area) in a Regional Office area generally will
comply with the following ratios:

Minimum Maximum

Land Use Category* Required Permitted

a. High Density Residential 15% 25%

b. Regional Office 50% 70%

c. Commermal Retail & 0% 10%
Services*

d. Light Industrial/Flex 0% 20%

e. Overall Commercial & o o
Light Industrial (¢ plus d) 0% 20%

f. Public & Civic 5% No

Maximum
g. Public Parks & Open No
10% .

Space Maximum

* Retail Policy guidance provided in Countywide Retail Plan
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Chapter 11
Implementation

7. Light Industrial and Regional Office

a.

Function

In most cases, the design features of a Light Industrial area are much like those in a Regional
Office area. The principal issue is the relationship of a mix of residential and non-residential uses
to form a sustainable community. The following design guidelines are. intended to address
concepts in both the Regional Office and Light Industrial areas where a mix of uses is encouraged.
The primary purpose of Light Industrial or Regional Office communities is to accommodate a mix
of similar and compatible office, light industrial, related business uses, and accessory commercial
uses in conjunction with compatible residential development. Such developments will exhibit a
conservation design and have minimal impact on the natural environment or surrounding uses and
exhibit the highest quality in site and building design consistent with the Green Infrastructure and
land use policies of the Plan.

These communities advocate a mix of High Density Residential uses as a means of promoting a
sustainable and localized living and working environment. Where residential uses are appropriate,
a range of housing opportunities, including multi-family dwelling units and single-family attached
dwelling units should be accommodated. However, such housing is to be provided as a
subordinate use to the primary business function of the development.

The Revised General Plan acknowledges the benefit of promoting Keynote Employment
developments. . Keynote Employment development is intended to be a pure land use
accommodating prominent, high-quality, high-traffic-generating uses comprised of 100 percent
office and research and development parks located along the County’s primary employment
corridors including Reute28; Route 7, and the eastern end of the Dulles Greenway. Although
Keynote Employment developments do not have a residential component, they should have the
general characteristics of Regional Office developments.

Regional Office or Light Industrial developments will emulate the key traditional design concepts
of the Revised General Plan by addressing the design and function of exterior spaces, pedestrian
access from adjoining residential areas, and architectural cohesiveness and environmental
conservation. The Regional Office and Light Industrial uses will be the prominent features of the
community when viewed from periphery roads as well as the predominant use in terms of
percentage of site occupied. Within the Route 28 Corridor, all development will comply with
specific base design standards contained within the Route 28 Corridor Plan in Chapter 6 of the
Revised General Plan.

Chapter 11: Implementation
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CPAM 1996-0001, Countywide Retail Policy Plan Amendment
BOS Adoption February 19, 1997

General Plan,

BACKGROUND

The purpose of this Comprehensive Plan Amendment is<to update existing retail
commercial policies to accommodate changing trends and to provide consistent policy
guidance for retail development in the County's Eastern'Urban Growth Area. Loudoun
County's Comprehensive Plan consists of the' General Plan, several area
management plans, strategic plans and related documents. The General Plan
provides Countywide goals and policies for managing growth and development while
area management plans and strategic plans outline more specific strategies for local
planning areas or particular issues.

This plan amendment is a strategic plan for retail commercial development in the
County's Eastern Urban Growth Area. It'is intended to provide policy guidance to
enable the County to capture the retail expenditures of Loudoun's citizens without
having the County become a retail center for the Washington Metropolitan Area. It
provides specific and comprehensive guidance about the function, location and design
of commercial retail centers and uses. As such, these policies supersede General
Plan and area plan policies relating to retail commercial development.

The initial recommendations. for revisions to the County's retail planning policies were
prepared by the Zoning, Comprehensive Planning Committee of the Loudoun County
Planning Commission. The full Planning Commission reviewed the Committee's
recommendations and certified the final plan amendment language on September 25,
1996. Relevant background data and key findings that shaped the proposed
amendments are summarized below.

A. Retail Development Issues

Initial concerns about the County's current retail policies grew out of a series of
recent applications seeking commercial retail development in the Route 7
Corridor. These applications raised fundamental questions about how retail
centers are classified, where retail development should be located, how much
retail development the County can support, and the impact of new retail
commercial development on existing retail areas. As discussion of the
applications evolved, it became evident that the County needed to take a
comprehensive look at its retail policies to ensure that they remain a basis for
sound and consistent decision making.

In May 1995, the Board of Supervisors committed to undertake work on a plan
amendment to evaluate the County's retail policies. However, recognizing the
need for additional information about the County's retail sector, the Board also
requested that the Economic Development Commission (EDC) expand the
scope of its annual retail study to include a retail demand analysis for Loudoun
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County. This retail demand analysis provided the technical and analytical
framework for evaluation of the County's retail commercial policies and
subsequent recommendations by the EDC and the Planning Commission. Key
findings of that report and the EDC recommendations based on their findings
are summarized below. The August 9, 1995 Retail Demand Analysis and
Supporting Tables and Worksheets are Appendixes B and C of this plan
amendment. The EDC's, November 9, 1995 Report - A Review of Loudoun
County Retail Policies is Appendix D.

B. The Current Retail Environment

Retail sales in Loudoun County have increased substantially in the past several
years, reflecting rapid growth and an increase in shopping choices. In 1994,
retail sales in the County topped one billion dollars for the first time in the
County's history. However, many Loudoun County citizens continue to shop
outside of the County for comparison goods (apparel, home furnishings and
fixtures, general merchandise, etc.) since there are limited opportunities to
purchase these goods in Loudoun County today. The Retail Demand Analysis
report prepared by Economic Development staff estimated "leakage" of retail
sales to other jurisdictions for this type of merchandise at $78 million in 1995.

According to the Retail Demand Analysis, the majority of existing retail space in
the County is neighborhood or community-oriented. Loudoun County (including
the incorporated towns) contained approximately 3.7 million square feet of
constructed retail space in June 1995. Based on the definition of regional retail
center used in that report, none of the County's existing shopping centers are
classified as regional commercial centers. The County's first regional
commercial center, Potomac Run Center (470,000 square feet of retail
anchored by several big box users) is currently under construction. An
additional 400,000 square feet of large, freestanding commercial uses (Home
Depat, Price Club, WalMart, Best) are also classified as regional in nature.

C. Loudoun's Retail Future

The 1995 EDC report recognized that relatively high income levels, rapid
growth and ‘other demographic characteristics have made the County
increasingly < attractive to many established and emerging retailers and
heightened pressures on the County to allow additional retail commercial
development. Loudoun has become a retail "hot spot", particularly for
destination oriented retailers.

Based on 20 year population and income forecasts from the County's recent
Zurn Initiative, the Retail Demand Analysis study concluded that an additional
7.1 million square feet of retail space would be needed by the year 2015 to
satisfy retail demands within the County. An additional eight million square feet
of retail space is already zoned but undeveloped. These projections are based
on the assumption that within the Metropolitan Washington Area, a typical
household can support 50 to 100 square feet of retail space.
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Approximately one-third (2.9 million square feet) of the County's approved, but
unconstructed, retail space is regional in nature and comprised of three projects
in the Route 28 corridor: Dulles Town Center Mail (1.2 million square feet),
Nattak Mall (850,000 square feet), and Dulles 28 Centre (833,000 square feet
excluding the auto park). The remaining square footage is planned in
neighborhood or community-oriented centers.

Taking this information at face value, it appears that Loudoun County has
sufficient land zoned for commercial development to satisfy projected
consumer demand through 2015; however, the County continues to hear from
the retail community that the areas currently zoned for retail development are
not located where the retailers want to be and that site selection is limited.

The EDC reviewed the Retail Demand Analysis information and reviewed the
County's current planning policies to determine how well the County is prepared
to address future retail development. The EDC concluded that the County's
current retail policies were fundamentally sound but a few key policy revisions
were needed. The EDC's key recommendations included:"

e Emphasizing the Route 7/Route 28 intersection as the focus of the County's
destination retail development to spur the synergy provided by the clustering
of retail uses and allowing them to season before additional uses are
approved;

e Defining the function and limiting the amount of retail uses allowed in
Business Communities to protect the County's vision of Route 7 and other
major corridors for Keynote Employment development.

e Defining retail relative to its function and market responsiveness and
ensuring consistency in County documents;

e Broadening the combinations of retail uses allowed in certain areas (i.e.,
industrial) to provide flexibility and reflect retail trends;

e Developing retail corridor identities by establishing design guidelines
affecting'signage and landscaping;

e Providing certainty to protect existing and zoned retail uses when land use
changes occur.

D. Key Findings/Recommendations

" The full text of the EDC recommendations can be found on pp. 4-7 of Appendix D - "A
Review of Loudoun County Development Policies" Loudoun County Economic Development
Commission, November 9, 1995.
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The Zoning, Comprehensive Planning Committee received input and
recommendations from a variety of sources during its policy deliberations. Key
resources included the recommendations of the EDC, public input and
discussions with members of the development community. The Committee
also allowed public input at the beginning of each Committee meeting. The
comments of all of these groups helped to shape the final recommendations of
the Committee. In making its recommendations, the Committee sought, among
other issues, to balance public and private sector interests; to assess traffic and
visual congestion versus the need for visibility and access; to maintain sight of
broad economic development objectives in the face of the short-term, "hot"
retail market; to seek viable, supportable’ commercial retail and avoid
speculative development.

The Planning Commission held a public hearing on July 10, 1996, to receive
public comment on the proposed plan amendment language. The Commission
forwarded the plan amendment to the Board of Supervisors with a
recommendation of approval on September 25,1996.

Key policy recommendations are summarized below:
1. Revise the County's Retail Hierarchy

The General Plan's current hierarchy of retail centers is not consistent
with area plan documents-and emphasizes center size rather than
function.  The revised policies emphasize function as the most important
characteristic defining retail centers. A new retail matrix is proposed that
recognizes the fundamental difference between retail uses that serve a
regional market and need to be located along major corridors and those
that are community-serving and that should be located within the areas
they serve.

2. Destination Retail needs to be Directed to Appropriate Areas in
Principal Arterial Corridors

The policies clarify the definition of "destination retail" uses and provide
specific policies regarding the Ilocation of these uses to keep
inappropriate retail development out of residential areas. Policies
limiting the development of destination retail to specific areas in the
Dulles Greenway, Route 7 and Route 50 corridors will protect these
areas as office/ employment corridors consistent with the County's long-
term vision. Atthe same-time policiesreinforcethe Route 28 corridoras
Itlle plelel_neel; Ieeatlenl_ Ie-n destination—relall—uses,—emphasizing—a

3. The County needs to Recognize and Provide Opportunities for New
Forms of Retail Commercial Development
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The EDC report highlights changing retail trends that will affect retail
development in the future. The revised policies seek to accommodate
limited accessory retail commercial uses in industrial zoning districts.
The policies also clarify the intent of retail uses in non-residential
communities and provide specific guidelines to accommodate big box
and other large format retailers to ensure that uses are as attractive as
they can be and appropriately located.

4. Channel Community Serving Retail to Appropriate Locations and
Consider Market Area As a Factor in Future Retail

The policies provide specific design-and location criteria for retail uses
located in residential areas to ensure that retail development does not
negatively affect residential neighborhoods. Community-serving retail
applications would also include a market analysis to help avoid market
saturation and development of non-viable retail uses.

5. Provide Incentives to Keep Existing Retail Areas Viable and
Encourage Other Uses for Less Viable Retail Sites

New policies are recommended to expand the County's support for
existing retail areas. A key policy recommendation is to allow for
reduced fee rezonings or a waiver of rezoning fees to allow less viable
retail sites to be rezoned to a more appropriate commercial use.

Il. GENERAL RETAIL POLICIES

Convenient, well designed, attractive shopping centers can act as activity centers for
residential neighborhoods that contribute to community identity, sense of place and
overall quality of life.  Large scale retail centers that, by their nature, draw shoppers
from a wide market area act as economic assets that augment and diversify the local
tax base. For these reasons, the County intends to provide a full range of shopping
opportunities within'its boundaries to meet the consumer needs of its citizens.

Since there are differences of scale and function between retail uses that serve an
immediate area and those that depend on a wider market, the County has divided
retail activities into two broad categories that reflect these fundamental differences:
Corridor Based Retail and Service Area-Based Retail. Corridor-Based Retail uses are
automobile oriented and require a supporting road network that can accommodate
high traffic volumes. Corridor-Based Retail activities will be directed to non-residential
areas in existing and planned principal arterial corridors. Service Area-Based Retail
will be designed and scaled for the intended service population and will act in a
support capacity to the residential or employment area it serves.

1. Loudoun County seeks to maintain a robust retail sales sector to meet the
needs of the growing population, while mitigating impacts on residential areas,
traffic, and other forms of economic development.

5
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2. The County seeks to capture 100% of Loudoun's retail sales expenditures.

3. Retail commercial development in the Eastern Urban Growth Area includes a
variety of retail types divided into seven broad functional classifications. Four
of these retail types are community serving, or Service Area-Based Retail and
will be designed to respond to the particular characteristics of the residential or
employment community being served: Neighborhood Convenience,
Neighborhood, Community, and Employment Supportive. The other three retail
types are broadly described as Corridor-Based Retail Uses. Destination,
Freestanding, and Flex Retail uses are oriented along, but will not have direct
access to, principal arterial corridors since they are auto-oriented. The Retail
Types matrix on p. 22 provides a broad overview of these retail classifications.
More specific descriptions, policies relating to each type of retail, and criteria for
evaluating retail proposals by retail type are included on pp. 7-18.

4. Each application for a commercial retail rezoning must include a statement
describing the catchment or market area to be served and a statement of
justification that contains an analysis by the applicant of existing and proposed
competing projects.

5. The County seeks to differentiate between Service Area-Based retail uses that
serve specific residential or employment communities and Corridor-Based
Retail which provides locations for destination retail. The size, format, and
tenant makeup of retail uses will depend on the size of the catchment area and
the characteristics of the site (i.e., access, type of community, location,
function) as well as the nature of existing and planned retail uses serving the
catchment area. The Retail Types Matrix (p. 22) summarizes guidelines for
evaluating retail use proposals.. The individual components of the matrix should
be used as general guidelines for future retail development in conjunction with
the policies contained herein. The text of these policies controls in cases of
differences between the policies and the matrix.

6. The County seeks to prohibit strip commercial development. Strip commercial
development is characterized by multiple entrances serving individual uses,
minimal setbacks and landscaping, multiple signs and structures without a
unified design scheme.

7. The County may consider rezonings of properties in the Village of Ashburn, the
Village of Arcola, and the OId Sterling mini-plan area to allow for individually
owned, small scale specialty or local commercial and business uses provided
that the proposed use is designed to be compatible with the character of the
village or the OlId Sterling area.

[ll. CORRIDOR-BASED RETAIL POLICIES
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Large scale retail uses demand a regional market, relying almost solely on automobile
access. Therefore, they will be located outside of Residential Communities along
planned and future principal arterial corridors where the County's transportation
network can best accommodate auto intensive retail uses (see maps pp. 23-26).
Corridor-Based Retail uses include Destination Retail Centers, Freestanding Retail
uses and Flex Retail uses, all of which act as destinations that attract customers from
a regional market. Policies pertaining to Corridor-Based Retail uses are focused on
mitigating the negative impacts of large scale retail development, accommodating new
retail forms such as big box retail and warehouse clubs, and expanding opportunities
for appropriate retail development in industrial areas-

A. General Policies

1. Corridor-Based Retail uses will' not be permitted outside the County's
designated Eastern Urban Growth Area.

2. Corridor-Based Retail uses will be prohibited in Residential Communities
in the Eastern Urban Growth Area.

3. Corridor-Based Retail uses will be located in existing and planned
principal arterial corridors subject to specific location, transportation,
design and development criteria set forth below:

a. Appropriate transportation infrastructure is or will be available to
minimize disruption of traffic flows on principal arterials;

b. The negative impacts of Corridor-Based Retail uses will be
minimized;
C. Development of Corridor-Based Retail uses will be promoted at

appropriate sites as designated on the maps on pp. 23-26.

B. Destination Retail

1. Destination Retail uses should be clustered to achieve a pattern of
coordinated and complementary retail areas offering a wide range of
retail services. Destination Retail areas offer a variety of comparative
and specialty retail shopping goods and may include an entertainment
component such as theaters. Destination Retail areas may include a
variety of building configurations including multi-tenant shopping centers,
enclosed malls or freestanding large superstores and big box retail uses.
Destination Retail centers (generally ranging from 250,000 to 1.5 million
square feet) typically serve a market area of 5,000 to 30,000 households
that may include communities within or outside the County.

2. The Destination Retail land use designation specifies those areas where

the development of Destination Retail uses can occur. (See the maps on
pp. 23-26). Destination Retail areas overlay the existing land use
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designations of the General Plan (as amended), and applicable area
plans (as amended) providing development options for properties located
within the destination retail areas. For example, a property located in the
Destination Retail overlay may be developed either in Destination Retail
uses or in a use that conforms with the land use designation underlying
the Destination Retail use designation.

3. The County encourages the clustering of Destination Retail uses in
locations where planned and existing intersections and interchanges can
support high traffic volumes.

4. The transportation implications of Destination Retail development will be
evaluated on a site specific, corridor specific basis. However, all new
Destination Retail uses must meet the following minimum criteria:

a. No direct access to-a principal arterial will be permitted. Access
will be provided via major or minor collector roads or minor
arterials.

b. A minimum of two ingress and egress access points with two in-

out bound lanes will be required. Additional access points may be
required depending on the size of the proposed Destination Retail
Center.

C. Transportation impacts attributable to the proposed use need to be
mitigated.

5. Destination Retail Centers will be designed and sited to mitigate impacts
on adjoining land uses. Destination Retail Center traffic will not be
routed through a residential development.

6. Buildings visible from principal arterials will incorporate recesses, off-
sets, and other architectural details and building materials, and the like
to avoid presenting blank walls to the roadway.

7. The County should consider the following criteria in the review of a
Destination Retail Center application:

a. The proposed use respects the ultimate arterial or major collector
road proposed in the Countywide Transportation Plan .

b. Utilities are available to accommodate the use.

C. Detrimental impacts on adjoining residential communities are
mitigated.

d. The use does not interfere with the function of adjoining light

industries or offices.
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C.

Corridor Policies

The Route 28 Corridor

1.

All retail development within the Route 28 Corridor will conform to
policies contained in the Route 28 Corridor Plan in Chapter 6 of the
Revised General Plan. Retail proposals in the Route 28 Business areas
will comply with the design quidelines contained herein. Fhe—area

|| F I . | F B |. |. R | .| |. .|.. - || R | z . | i
A smaller-node of Destination Retail is located at the southeast quadrant
of the Route 7/Cascades Parkway interchange.

The Route 7 corridor, west of Route 28, is intended to develop as the
County's premier keynote office corridor. Therefore, no new Destination
Retail uses will be permitted west of Route 28 in the Route 7 corridor.

No new direct access to Route 7 west of Route 28 will be allowed for any
type of retail uses.

Provisions should be made for construction of the planned Route 7 north
and south parallel roads (Riverside Parkway and Russell Branch
Parkway) for Service Area-Based Retail Center applications. Primary
access with connections to other arterial and collector roads should be
provided.
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5.

10.

11.

12.

13.

14.

The first occupancy permit for the Destination Retail center on Tax Map
80, Parcel 102 shall not be issued until after the issuance of the first
occupancy permit for Phase | (which includes the 3 anchor stores) of the
Dulles Town Center Regional Mall.?

A 150' building setback will be established along the Route 7 frontage of
the Destination Retail center site unless the Applicant shows and the
County agrees that allowing buildings within the 100' to 150" setback is
permissible. The setback will be measured from the Route 7 six-lane
right-of-way.

A 100' landscaped buffer will be established along the Route 7 frontage.
The buffer should include trees, shrubs, and berming that will effectively
and reasonably minimize the visibility of the Retail center and associated
parking areas, dumpsters, and loading areas from Route 7.

Adequate building and parking setbacks, and buffers will be provided
along the Algonkian Parkway interchange and/or ramps to shield the site
from Algonkian Parkway.

Any side or rear building elevations which have their surface area
parallel to Route 7 will have the facade covered generally with the same
building materials as those used on the front of the building.

Dumpsters will be enclosed and the enclosures should be constructed of
building materials that are compatible with the main structures.

Loading areas will be oriented to reduce their visibility from public roads
and will .be shielded. by architectural features, walls, fences, or
landscaping to minimize their visibility.

The site design and architecture of the Destination Retail center will be
generally compatible with the planned Town Center adjacent to it. They
will be generally compatible in setbacks, massing, height, scale,
materials, facade treatments, landscaping, and signage. Sidewalks and
street trees should be incorporated into the site design.

The additional trips associated with converting the land use on the
Destination Retail site from planned office uses to retail will be mitigated,
requiring improvements beyond those already proffered for the approved
Dulles Town Center.

The ultimate planned road network may not accommodate the traffic
generated by adding Destination Retail uses to the uses currently
approved on the entire Dulles Town Center property. In which case,

2

A definition and clarification of what Phase 1 entails will be provided by the property-owner.
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improvements beyond those currently included in the Countywide
Transportation Plan will be required.

The Dulles Greenway Corridor

1.

Destination Retail uses will be located in the eastern end of the Dulles
Greenway corridor, extending east from the Route 772/Dulles Greenway
interchange to the Dulles Airport property as depicted on the map on p. 25.
Destination Retail uses will be located within approximately 2000 feet of the Toll
Road interchanges in the area designated as Business Community and
Business Employment Community on the Toll Road Plan land use map.
Destination Retail uses will be located outside of potential node zones and will
be subject to the land use, design, and transportation policies of the Toll Road
Plan.

Destination Retail Centers will have access to a through, parallel, major
collector road which connects to an arterial and/or major collector road.

Improvements and upgrades to the existing and planned Dulles Greenway
interchanges should be provided by the applicant through the retail application
process as warranted by the applicant's pro-rata share of such improvements
or upgrades.

D. Freestanding Retail Policies

1.

Freestanding Retail uses are comprised of single-tenant, individual stores
larger than 50,000 square feet and located on individual parcels not part of a
retail center. Freestanding Retail uses will be located in areas the County has
designated for Destination Retail Centers and share similar characteristics with
such. uses, including access points, market area, land use compatibility and
floor area ratios, as described on the Retail Types Matrix on p. 22.

Freestanding Retail uses will be subject to the transportation policies for
Destination Retail uses outlined on p. 8, and will be located in areas identified
for Destination Retail as specified in the maps on pp. 23-26.
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SERVICE AREA - BASED RETAIL POLICIES

Service Area-Based Retail uses are located within or between the neighborhoods or
the employment centers they serve and are not intended to attract customers from
outside that area. They provide a community focus while fulfilling the convenience or
routine shopping needs of the County's residents<and workers. Service Area- Based
Retail uses include Neighborhood Convenience, Neighborhood, and Community
Retail centers located in Residential Communities, and Employment Supportive Retail
centers located in Business and Industrial Communities. Policies pertaining to Service
Area-Based Retail uses focus on the relationship of the retail use to the surrounding

community.

A. General Policies

1.

Service Area-Based Retail uses, including Neighborhood Convenience,
Neighborhood, Community, and Employment Supportive types, will be
located in the areas they serve since they are not intended to attract
"drive-by" shoppers or function as destination retail.

Service Area-Based Retail uses will not have direct access to a principal
arterial.

Service Area-Based Retail uses will be designed at a pedestrian-friendly
scale, providing convenient internal pedestrian access for neighborhood
residents or workers. Safe pedestrian access will be provided on-site
with a clear separation between vehicular and pedestrian traffic.

Service Area-Based Retail uses will be separated from each other to
prevent strip commercial development. Neighborhood Convenience and
Neighborhood Retail Centers must generally be separated by a minimum
distance of 4000' from any other Service Area-Based Retail Center to
prevent the consolidation of centers into a larger commercial complex.
Community Retail Centers must generally be at least 10,000 feet away
from another Destination or Community Retail Center. The separation
distance shall be measured between the two closest points. This
distance may be reduced where a permanent natural or man-made
barrier provides clear visual separation and eliminates the potential for
retail uses to merge.

The General Plan, the Toll Road Plan, and the Dulles South Area
Management Plan include land use ratios defining the mix of uses to be
incorporated into the development of mixed-use communities. The
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percentage of commercial retail and service uses included in the land
use mix ratios should generally guide the amount of commercial retail
and service uses appropriate to develop in mixed use communities.
However, the Service-Area Based retail policies included in CPAM 1996-
0001, Countywide Retail Policy Plan Amendment define the
characteristics of the commercial retail and services component of the
land use ratio and may limit the commercial retail and service
component in order to achieve the County's retail development
objectives.

B. Neighborhood Convenience Retail Centers and Neighborhood Retail

Centers

1.

Neighborhood Convenience and Neighborhood Retail Centers will be
located in Suburban, Traditional, Urban, and High Density Residential
Communities generally internal to the residential neighborhood being
served.

Neighborhood Convenience Centers are intended to serve immediate,
convenience (sporadic or as needed) shopping needs for a limited
variety of items or personal services.  Although Neighborhood Retail
Centers may also service convenience needs, these centers are
intended to fulfill the planned routine daily and weekly shopping needs of
neighborhood residents for items such as groceries as well as personal
services. Neighborhood Retail Centers will be larger than Neighbor-
hood Convenience Centers (generally 30,000-150,000 sq. ft.), but will
offer limited comparative goods shopping. Specific characteristics
defining the County's objectives for the development of Neighborhood
Convenience and Neighborhood Retail Centers are included on the
Retail Types Matrix on p.22.

There are a few differences between the two neighborhood retail types.
For example, Neighborhood Convenience Centers can be comprised of
an individual, freestanding store (generally not over 5,000 sq. ft.) or a
group of small stores (generally up to 30,000 sq. ft.) and typically serving
a market area of between 500 and 3,000 households. Only carry-out or
delivery restaurants will be permitted in Neighborhood Convenience
Centers. Pad sites, full service fast food establishments and restaurants
will be permitted in Neighborhood Retail Centers. Neighborhood Retail
Centers (generally serving up to 3,000 households) will be developed as
a focal point of the neighborhood, providing services that reinforce the
neighborhood identity and may include civic uses.

Neighborhood Convenience and Neighborhood Retail Centers can
include such uses as convenience stores, restaurants, gas stations,
drycleaners, banks, medical offices and similar uses.

13
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5.

The design and siting of Neighborhood Convenience and Neighborhood
Retail Centers will mitigate the impacts of parking, signs, lighting, waste
storage, and loading on the adjacent neighborhood.

Access to Neighborhood Retail Centers will be provided by means of a
minor collector or major collector road. Access to Neighborhood
Convenience Centers will be provided via major collector roads, minor
collector roads and major subdivision streets.

All new Neighborhood Convenience and Neighborhood Retail Centers
must meet the following minimum transportation criteria:

a. Access will be provided at existing and planned median breaks,
intersections or at consolidated access points, where appropriate.

b. Entrances on undivided roads will be located at least 250 feet
away from the centerline of the nearest arterial or collector road
unless otherwise approved by VDOT.

Neighborhood Convenience and Neighborhood Retail Centers will be
visually and acoustically buffered from the surrounding residences and
traffic volumes and accessibility requirements will not conflict with
residential vehicular and pedestrian traffic.

The retail component of a Neighborhood Core as described in the Dulles
South Area Management Plan will be consistent with the primary
characteristics of Neighborhood Commercial Centers outlined in the
Retail TypesMatrix, p. 22.

C. Community Retail Centers

1.

Community Retail Centers are envisioned as focal points for civic and
commercial activities serving several residential neighborhoods with a
market area generally ranging from 2,000 to 8,000 households.

Community Retail Centers, which generally range from 100,000 to
400,000 square feet are intended to address a wide variety of daily and
weekly shopping and personal needs (such as grocery shopping,
drycleaning, video rental). However, these centers will also offer
opportunities for comparison goods shopping such as clothing,
household items, shoes and books. These centers may include pad
sites such as banks, gas stations, etc. Specific characteristics defining
the County's objectives for Community Retail Centers are included in the
Retail Types Matrix on p. 22.

Community Retail Centers will be permitted in Residential Communities
and in mixed use Business and Industrial Communities that include
residential development. Community Retail Centers will generally be
encouraged to locate at the edge of residential neighborhoods or
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between residential and non-residential areas to minimize potential land
use conflicts and maximize convenient access from surrounding areas
that will provide the market for such centers.

The transportation implications of Community Retail Centers will be
evaluated on a site specific basis. However, all new Community Retail
Center proposals must meet the following minimum criteria:

a. No direct access to a planned or existing principal arterial will be
permitted. Access will be provided via major or minor collector
roads at existing and planned median breaks and/or intersections.

b. A minimum of two points of access will be required to better
disperse traffic.

The retail component of a Town Center as described in the General
Plan, the Toll Road Plan, or. a Community Core as described in the
Dulles South Area Management Plan will be consistent with the primary
characteristics of Community Retail Centers outlined in the Retail Types
Matrix, p. 22.

The retail component of a Node as described in the Toll Road Plan and
urban center and Transit-related Urban Center as described in the
General Plan will be consistent with. the primary characteristics of
Community Retail Centers outlined in the Retail Types Matrix (p. 22) and
with the design policies included in the Toll Road Plan and the General
Plan.

D. Employment Supportive Retail Centers

1.

Employment Supportive Retail Centers are generally intended to provide
convenient retail and personal support services such as office supply
stores,  copying/mailing facilities, restaurants, daycare centers,
drycleaners, banks and similar uses to employees and businesses in
adjacent office and industrial parks. Destination Retail and Freestanding
Retail’ uses will not be permitted in Employment Supportive Retail
Centers. Pad sites may be included in an Employment Supportive Retalil
Center. Specific characteristics defining Employment Supportive Retail
Centers are outlined in the Retail Types Matrix on p. 22.

Regional Office Community and Business Employment Communities
may include a retail component. The retail component will be limited to
5% of the gross floor area (measured in square feet) of the non-
residential uses in the development.

The retail component of a Regional Office or Business Employment
Community will be developed on a pro-rata basis in proportion to the
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nonresidential development as construction occurs. For example, for
every 100,000 square feet of office space constructed, 5,000 square feet
of retail space may be constructed.

V. EXISTING RETAIL AREAS POLICIES

Established shopping centers in Sterling Park, at Herndon Junction, CountrySide and
individual retail establishments in the Route 28 and Route 7 corridors have served the
shopping needs of eastern Loudoun residents for years. These older commercial
areas will remain a visible and viable part of Loudoun's retail future, particularly if
these areas are improved and well maintained. The County will provide incentives to
encourage improvements that enhance the appearance of existing commercial areas
and that keep these areas competitive in a changing retail environment. Where retail
commercial development has occurred in-a linear pattern along major transportation
corridors, the County will encourage public and private investments to improve
transportation safety.

1. Existing retail commercial areas will be protected and reinforced by County plan
and practice where such uses are compatible with existing and planned land
uses.

2. The County will implement a multi-faceted incentive program to encourage

owners of existing retail commercial centers. and businesses to renovate
facilities on a routine basis and to add amenities that will modernize and
improve the appearance and function of older retail centers and businesses.
The incentive program will include:

a. Waiving site plan requirements for retail commercial centers and
businesses seeking improvements such as additional landscaping, treed
islands in parking areas, street trees along sidewalks and roadways, and
retrofitting parking lots with pedestrian walkways, sidewalks and similar
features that will make older centers more attractive and pedestrian
oriented.

b. Encouraging new pedestrian-friendly, small scale, personal service and
local .office uses to locate in conjunction with established commercial
centers where such improvements would enhance the function and
appearance of the center and better serve the community. New
structures should be located at the perimeter of existing parking areas to
reduce the visual impact of large parking lots. The County will consider
modifications of parking standards with appropriate justification (for
example, reduced standards, shared parking) to facilitate such
development.

3. The County will consider reducing or waiving rezoning application fees for
owners of undeveloped commercially zoned property if the landowner desires
to rezone the property to another non-residential use that is compatible with
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surrounding planned and zoned uses and that better implements the County's
Comprehensive Plan goals (i.e., from CLI to PD-1P or from PD-SC to PD-OP).
The County's intent is for less viable existing commercial sites to be re-
evaluated at the owner's request for conversion to a more appropriate land use
that expands the County's tax base.

4. The County will encourage existing retail centers and individual retail
establishments to consolidate access points and share entrances and exits
where feasible to minimize traffic congestion and conflict.

5.  The County will encourage developers of non-retail projects, adjacent to
established retail commercial areas, to consider the presence of the existing
centers/businesses in the design of their projects by meeting with business
owners and landowners from the adjacent retail area to discuss the proposed
project. Additionally, the applicant shall address how the new project relates to
the existing commercial area in.terms of pedestrian access (if appropriate);
providing buffers to reduce the potential for incompatibility between land uses
and nuisance complaints; and coordinating’ and consolidating access points
where appropriate.

VI. DESIGN GUIDELINES

The following guidelines apply to the development of any retail center. The guidelines
are intended to emphasize the site development of retail uses that accommodate the
customer, the retail business, and the adjoining land uses. They are also intended to
enhance the physical development of the County's principal transportation corridors as
well as the County's neighborhood and office centers.

A. Building Placement and Design
1. All retail centers should include a site design that is compact and makes
buildings the prominent feature of the site as viewed from adjoining
roads.
2. It is desirable to have a green space to separate parking lots from
sidewalks.
3. Buildings within a multi-building retail center should exhibit a unity of

design through the use of similar elements such as rooflines, materials,
window arrangement, sign location and architectural details.

4. Large freestanding stores, retail centers and restaurants should be
encouraged to provide usable outdoor spaces.

5. Required drainage and stormwater management facilities, such as
holding basins, drainage swales and culverts should be incorporated into
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the site design of the project. Natural drainage features should be
conserved to the greatest extent possible.

6. Building massing should be varied to break down the scale of large
buildings and retail centers. Long, flat facades are strongly discouraged.
It is desirable that building facades should incorporate recesses, off-sets,
angular forms or other features to avoid presenting a "blank side" to
neighboring properties.

7. Pitched, mansard and other distinctive roof forms are strongly
encouraged.
8. Rooftop mechanical equipment ~should be screened. Preferably,

screening should be incorporated into the roof form.. Ground mounted
mechanical equipment should be screened.

9. Retail buildings should incorporate continuous arcades over the front
walkway to provide weather protection for shoppers and create a
pedestrian-oriented environment.

B. Circulation, Parking, and Loading

1. Pedestrian traffic, internal to the retail center, should be provided with a
safe travel route from the parking area to the building with a demarcated
pathway and clear directional signage. Trees and other plantings should
be provided along the walkway.

2. Sidewalks should be provided to Neighborhood Convenience and
Neighborhood Retail Centers to accommodate benches, bikes, strollers,
and planters.

3. Parking areas should be visually screened from adjacent streets and
residential areas by heavy landscaping, depressing the parking area
and/or by constructing earthen berms.

4. All loading and storage areas must comply with Zoning Ordinance
regulations and must be screened from adjacent residential areas by
earthen berms, masonry walls, permanent wooden fencing, or dense
landscaping.

C. Landscaping and Buffer

1. Large parking areas should be landscaped with trees and shrubs to
reduce the visual impact, provide shade, and reduce the heat absorption
of the parking area.

2. The street frontage of retail centers should be landscaped with trees to
help create a green edge on both sides of the street.
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3. Existing natural environmental features such as hedgerows, mature
trees, and berms should be integrated into the landscape plan for retail
centers, when feasible.

4. Retail buildings and parking areas should be sufficiently screened and
buffered from adjoining residential areas by distance, transitional uses,
landscaping and/or natural vegetation to mitigate the effects of noise,
lighting and traffic on the surrounding residences.

5. Residential areas should be buffered from adjacent retail uses by trees,
fences and hedges.

D. Signs and Lighting

1. Signs for retail centers should be developed as an integral part of the
overall center design. A unified graphic. design scheme is strongly
encouraged.

2. Lighting should reduce glare and spillage of light onto adjoining
properties and streets. Fixtures should be attractive site elements that
are compatible with the architecture of the retail center.

RETAIL PLAN, DESTINATION RETAIL, ROUTE 28 MAP
DELETED.
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NOTE: The individual components of this matrix should be used as general guidelines for future retail developments in conjunction with the policies contained herein.

Februrary 19, 1997

Types of Retail

Service-Area Based Retail

Corridor Based Retail

Neighborhood Employment

Characteristics Convenience Neighborhood Community Supportive Destination (Regional) Freestanding Flex Retail

1. Function Serves immediate, convenience | Serves routine (generally planned) Serves a wider variety of daily & | Serves convenience retail Offers the widest variety of A single tenant individual e e
shopping needs for a limited daily & weekly shopping needs for weekly shopping and personal and personal service needs comparative and speciality store of 50,000 sq. ft. or B e e
variety of items (such as milk, items such as groceries as well as service needs, but also offers of employees in adjacent goods and may offer an greater that is located on a B
bread, gas) and personal personal service needs. May also some comparative goods business or industrial parks/ entertainment component. Not | separate parcel of land thatis | warehoused-distributed-andlor
services (such as dry cleaning). serve convenience needs. Offers shopping for items; such as, areas. May include pad sites intended to fulfill daily or not part of a shopping center. | whelesaled-on-sitewithin-the
Fulfills sporadic or Aas little or no comparative goods apparel, shoes, and books. such as banks, gas stations, convenience shopping needs. S e
needed= shopping needs. Can shopping. Fulfills Adaily= shopping Fulfills Aweekly= shopping convenience stores, etc. Fulfills Acomparative or
be a stand alone use such as needs. May include pad sites such needs. May include pad sites entertainment= shopping
convenience store, bank, gas as banks, gas stations, convenience | such as banks, gas stations, needs. May include pad sites
station, etc. stores, etc. convenience stores, etc. such as banks, gas stations,

convenience stores, etc.
2. Center Size Generally stand alone uses up Generally 30,000 - 150,000 Generally 100,000 -400,000 Square footage depends on Generally 250,000 - 1.5 million Not applicable. Not-applicable:
Range to 5,000 sq. ft.; multi-tenant sq. ft. sq. ft. total non-residential square sq. ft.
center up to 30,000 sq. ft. footage.

3. Location Generally internal to Generally internal to Residential Generally at the edge of or Generally internal to In existing and planned In existing and planned In areas zoned PD-IP in the
Residential Neighborhood Neighborhood that is being served. between Residential Business or Industrial principal arterial corridors, principal arterial corridors, Route 28 Taxing District.
being served. Neighborhoods or between a Community being served. outside of Residential outside of Residential

Residential and Non-Residential Community (see maps and Community (see maps and
Community. corridor specific policies). corridor specific policies).
4. Transportation Via minor collector, major Via minor or major collector roads at | Via minor or major collector Via access points serving the || Along a principal arterial, but Along a principal arterial, but Access via roads serving the
Access Points collector roads, and major a median break. roads or minor arterials at Business or Industrial accessed via major collector accessed via major collector primary-use.
subdivision streets at a median median break. Community. roads or minor arterials at a roads or minor arterials at a
break. No direct access to median break proximate to a median break proximate to a
minor arterials or principal planned or existing planned or existing
arterials. interchange (see maps pp. 22- | interchange (see maps pp.
25). 22-25).
5. Market Area Immediate Residential Immediate Residential Several Residential Surrounding Business Several communities within Several communities within Not applicable.
Size Neighborhood generally 500 - Neighborhood generally less than Neighborhoods generally 2,000 Community. County as well as communities | County as well as
3,000 households. 3,000 households. - 8,000 households. outside County; generally communities outside County;
5,000 - 30,000 households. generally 5,000 - 30,000
households.

6. Compatibility Suitable as a component of Suitable as component of Suitable as component of Suitable as component of Incompatible in Residential Incompatible in Residential Incompatible in-Residential
With Residential Community. Residential Community. Residential or mixed use Business or Industrial Community. Community. Community:
Surrounding community. Community.

Land Uses

7. Floor Area 2-3 2-3 2-3 2-3 2-3 2-3 Not applicable.

Ratio (FAR)
NOTE: For the purposes of the matrix, 50 - 100 sq. ft. of retail is assumed for each household.
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Date of Meeting: May 2, 2012

BOARD OF SUPERVISORS

ACTION ITEM # 6
SUBJECT: CPAM 2012-0001, Northstar Boulevard/Belmont Ridge
Road
ELECTION DISTRICT: Ashburn, Blue Ridge, Broad Run, Dulles

CRITICAL ACTION DATE: June 26, 2012

STAFF CONTACT: Marie Genovese, AICP, Project Manager, Department of
Planning
Julie Pastor, AICP, Director, Department of Planning

RECOMMENDATIONS:

Planning Commission:

At their March 28, 2012 Public Hearing the Planning Commission voted 9-0 to forward CPAM
2012-0001 to the Board of Supervisors with the recommendation of approval (amending the
2010 Countywide Transportation Plan to show an ultimate condition of six lanes within a 150-
foot right-of-way for Northstar Boulevard from the Prince William County line to Braddock
Road and an ultimate condition of six lanes within a 150-foot right-of-way for Belmont Ridge
Road from Croson Lane to Route 7). The Commission recognized that both road segments have
been planned as six lane facilities for many years and discussed the need to plan ahead for the
future north/south access with Prince William County.

Staff:
Staff concurs with the Planning Commission.

While not subject to review or public hearing, technical edits and updates that reflect changes
that have occurred through CPAMs, development applications, or VDOT processes will be
completed concurrent with CPAM 2012-0001. They include changes to Chapter 2, County Road
Network Figures 2-la through 2-1g, Appendix 1, Planning Guidelines for Major Roadways
Countywide, and the Revised 2030 Countywide Transportation Plan Map and were provided in
an Attachment to the April 10, 2012 Board of Supervisors Public Hearing Staff Report.

BACKGROUND:

The 2010 Countywide Transportation Plan is a companion document to the Revised General
Plan. While the Revised General Plan addresses the timing, character, and location of new
development, the 2010 CTP provides for adequate transportation services and facilities to serve
both the existing and future development as identified by the Revised General Plan.




Recognizing the importance of transportation as a means of linking people to their jobs, schools,
recreation, and shopping, the 2010 CTP seeks to ensure the mobility needs of the County
continues to be met over the long-term. The 2010 CTP is a long-range vision for the County’s
transportation network which seeks to address future transportation concerns, reflecting
vehicular travel needs through 2030. This allows the County to ensure necessary right-of-way is
preserved as development occurs along these roadways.

The 2010 Countywide Transportation Plan (CPAM 2005-0009, Revised Countywide
Transportation Plan Update), was adopted by the Board 5-4 (Burk, Burton, Kurtz, McGimsey,
Waters — yes; Buckley, Delgaudio, Miller, York — no) at their June 15, 2010 business meeting.
Some transportation corridors were revised as part of the review and update to the CTP including
the ultimate condition for Northstar Boulevard (Route 659 Relocated) to be two lanes in a 70-
foot right-of-way from the Prince William County line to Braddock Road. Also, on January 19,
2011 the Board of Supervisors amended the 2010 CTP (CPAM 2010-0001, Belmont Ridge
Road) revising the ultimate condition for Belmont Ridge Road from Croson Lane to Route 7
from six lanes in a 150-foot right-of-way to four lanes in a 150-foot right-of-way.

The Planning Commission held their public hearing on the current Plan Amendment (CPAM
2012-0001, Northstar Boulevard/Belmont Ridge Road) on March 28, 2012 and voted 9-0 to
forward the item to the Board of Supervisors with the recommendation of approval (amending
the 2010 CTP to show an ultimate condition of six lanes within a 150-foot right-of-way for
Northstar Boulevard from the Prince William County line to Braddock Road and an ultimate
condition of six lanes within a 150-foot right-of-way for Belmont Ridge Road from Croson Lane
to Route 7).

At the Board of Supervisors public hearing on April 10, 2012, thirty-nine members of the public
spoke. Fourteen speakers were in favor of the proposed amendments, while twenty-five were
opposed. Of the twenty-five opposed to the proposed amendments, the majority were residents
from communities along Belmont Ridge Road who expressed concerns regarding the Belmont
Ridge Road segment.

Board members acknowledged that these road segments have long been planned as six lane
facilities and that right-of-way has in large part been dedicated in accordance with these plans.
At the same time Board members expressed an interest in finding compromise particularly with
respect to the Belmont Ridge Road segment (Croson Lane to Route 7). Draft motion 2 below
provides an option for the Board’s consideration to achieve this goal. The Board voted 8-0-1
(Buona, Delgaudio, Higgins, Letourneau, Reid, Williams, Volpe, York — yes; Clarke — absent) to
forward CPAM 2012-0001 to the May 2, 2012 Board Business Meeting for action.

SUGGESTED MOTIONS:

1. I move that the Board of Supervisors amend the Revised 2030 Countywide Transportation
Plan Map as well as text and figures in Chapter 2, Appendix 1, Appendix 2, and Appendix
3 of the 2010 Countywide Transportation Plan to show an ultimate condition of six lanes
within a 150-foot right-of-way for Northstar Boulevard from the Prince William County




line to Braddock Road and Belmont Ridge Road from Croson Lane to Route 7 as provided
in Attachment 1.

Or,

2. I move that the Board of Supervisors amend the Revised 2030 Countywide Transportation
Plan Map as well as text and figures in Chapter 2, Appendix 1, Appendix 2, and Appendix
3 of the 2010 Countywide Transportation Plan to show an ultimate condition of six lanes
within a 150-foot right-of-way for Northstar Boulevard from the Prince William County
line to Braddock Road.

Or,

3. I move an alternate motion.

ATTACHMENTS:

1. 2010 Countywide Transportation Plan Edits
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where forecasted volumes warrant additional capacity). Presently, gaps remain in each of these
roadways, though construction is underway and/or programmed on some of these missing links.
Currently, Riverside Parkway (VA Route 2401) (the VA Route 7 North Collector Road) has been
completed from west of Goose Creek east through Lansdowne to Janelia Farm Boulevard (VA Route
2020 Extended). East of this point, Riverside Parkway (VA Route 2401) is planned to follow a new
alignment east to the existing VA Route 7/Lexington Drive intersection (an alignment study will
determine the ultimate location of Riverside Parkway and Lexington Drive in this vicinity ). Further to
the east, within the University Center development, existing George Washington Boulevard (VA
Route 1050) serves as a segment of the VA Route 7 North Collector Road between Loudoun County
Parkway (VA Route 607) and existing Riverside Parkway (VA Route 1052). Regarding Russell
Branch Parkway (VA Route 1061) (the VA Route 7 South Collector Road), the roadway is currently
constructed from within the Belmont development east to Ashburn Road (VA Route 641) (Belmont is
anticipated to construct the roadway from its current western terminus west to Belmont Ridge Road in
conjunction with future development). The County is currently undertaking a project to construct the
segment of Russell Branch Parkway from Ashburn Road (VA Route 641) east to Ashburn Village
Boulevard (VA Route 2020), where the roadway is in place through the Ashbrook development. The
One Loudoun development has constructed the road from Ashbrook east to Loudoun County Parkway
(VA Route 607). East of Loudoun County Parkway (VA Route 607), a gap remains to be constructed
from east of Richfield Way across Broad Run to connect with the planned alignment of Pacific
Boulevard (VA Route 1036) (the VA Route 28 West Parallel Road) in the Sterling Community. This
segment is anticipated to be constructed as part of the approved Kincora development.

Belmont Ridge Road (VA Route 659) is a critical north-south corridor along the western boundary of
the Ashburn Community. Currently, Belmont Ridge Road (VA Route 659) is largely a two-lane rural
road from VA Route 7 south to the future intersection with Croson Lane (VA Route 645), just north of
the Brambleton development. The roadway is planned to ultimately be widened to six fewr lanes,
though an interim four lane divided condition is anticipated to be in place for a significant length of
time prior to completion of construction of the ultimate six lane section. Eunding Interim widening to
four lanes is anticipated to be funded through a combination of public sector funds and private sector
development proffers; some segments of four-lane divided roadway have already been constructed just
north and south of the Dulles Greenway (VA Route 267) interchange in conjunction with adjacent
developments.

Waxpool Road (VA Route 625) is currently a six-lane divided roadway from VA Route 28 (in the
Sterling Community) west to Loudoun County Parkway (VA Route 1950), and a four-lane divided
facility west to Smith Switch Road (VA Route 607) (the corridor continues west from this point as
Farmwell Road (VA Route 640), which is also a four-lane divided roadway). Waxpool Road (VA
Route 625)/Farmwell Road (VA Route 640) are ultimately planned to be widened to six lanes as far
west as Ashburn Road (VA Route 641), though no funding for this future widening has been identified.

Loudoun County Parkway (VA Route 607/VA Route 1950) is currently a four- to six-lane divided
facility throughout the Ashburn Community, from George Washington Boulevard (VA Route 1050)
south to Ryan Road (VA Route 772), with the exception of a short two-lane segment just north of the
W & OD Trail. Ultimately Loudoun County Parkway (VA Route 607/VA Route 1950) is planned to
be widened to six lanes from George Washington Boulevard (VA Route 1050) south to Old Ox Road
(VA Route 606) (in the Dulles Community).

The Gloucester Parkway (VA Route 2150)/Nokes Boulevard (VA Route 1793) connection, between
Loudoun County Parkway (VA Route 607) and VA Route 28, is another critical east-west roadway
link across Broad Run to the Sterling Community. Completion of this segment, ultimately to be six
lanes, is anticipated to be constructed in conjunction with future development and would provide the
last missing link in the Gloucester Boulevard (VA Route 2150) corridor. The remainder of Gloucester
Parkway (VA Route 2150), from Belmont Ridge Road (VA Route 659) east to Loudoun County
Parkway (VA Route 607), has already been constructed to its ultimate four-lane condition.
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US Route 50 (John Mosby Highway) within the Transition Policy Area is currently a four-lane
divided facility from the Suburban Policy Area (Dulles Community) boundary (at the planned
alignment of Northstar Boulevard (VA Route 659 Relocated)) west to a point between existing Goshen
Road/Fleetwood Road (VA Route 616) and Lenah Road (VA Route 600)/Lenah Farm Lane, and a two-
lane rural section from that point west into the Rural Policy Area. US Route 50 is planned to be
widened to four lanes from the point where the existing four-lane section ends (west of the Goshen
Road/Fleetwood Road intersection) and the Lenah Road/Lenah Farm Lane intersection (which is also
the alignment of the planned Lenah Loop Road). Funding for this widening has not been identified.
West of Lenah Road (VA Route 600), US Route 50 is planned to remain as a two-lane rural section,
consistent with the US Route 50 Traffic Calming Project just to the west within the Rural Policy Area.

The US Route 50 Parallel Roads (Glascock Boulevard & Tall Cedars Parkway (VA Route 2200))
are each planned to extend west from the Suburban Policy Area (Dulles Community) as two-lane
undivided rural sections as far west as the Lenah Loop Road. Forecasts have determined that the
segment of Glascock Boulevard (the Route 50 North Collector Road) west of the Lenah Loop Road is
no longer necessary, and therefore this segment has been removed from the CTP.

Braddock Road (VA Route 620) forms much of the boundary between the Suburban Policy Area
(Dulles Community) and the Transition Policy Area. Currently, Braddock Road (VA Route 620) is
built as a two-lane section from the Fairfax County line west to the vicinity of Northstar Boulevard
(VA Route 659 Relocated). West of Northstar Boulevard (VA Route 659 Relocated), Braddock Road
(VA Route 620) is planned to remain as a two-lane facility but be improved to a continuous paved
section.

Northstar Boulevard (VA Route 659 Relocated), a new north-south corridor extending south from
the Suburban Policy Area (Dulles Community), enters the Transition Policy Area at US Route 50. It is
planned to continue south into Prince William County where it would connect with a planned

extension of the VA Route 234 Bypass. Seuth—ef Braddeck Reoad (VA Reoute—620); Northstar
Boulevard is ultimately planned to be a six-lane divided facility. eenstructed—as—a—two-lane—rural

seetion: Tthe southernmost segment of Northstar Boulevard within Loudoun County is planned to
generally follow the ahgnment of ex1st1ng L1ghtr1dge Farm Road (VA Route 705) Neftlﬁke#Bfaddeek

Constructlon of Northstar Boulevard is ant1c1pated in conjunctlon w1th future development along the
corridor.

Existing Gum Spring Road (Existing VA Route 659 / VA Route 606 Extended / West Spine
Road) follows the alignment of Existing VA Route 659 (Gum Spring Road) south from the Suburban
Policy Area at Braddock Road into Prince William County, where it connects to VA Route 234 north
of Manassas National Battlefield Park. An approximately one-mile segment of the existing two-lane
roadway in Loudoun County has been approved for realignment and reconstruction to the west of its
present location in order to accommodate an approved expansion of the Luck Stone Bull Run Quarry.
The entirety of this roadway within the Transition Policy Area is ultimately planned to be a four-lane
divided facility.

Loudoun County Parkway (VA Route 606) is planned to extend south from the Suburban Policy
Area at Braddock Road (VA Route 620), continuing through the Transition Policy Area and through
western Fairfax County to Prince William County and the City of Manassas. Within the Transition
Policy Area, Loudoun County Parkway (VA Route 606) is planned to ultimately be a six-lane divided
roadway. No funding for construction of this roadway within Loudoun County has been identified.

The Lenah Loop Road is a planned roadway that would connect Evergreen Mills Road (VA Route
621) (near the existing Evergreen Mills Road/Fleetwood Road (VA Route 616) intersection) in the
north to Northstar Boulevard (VA Route 659 Relocated) in the south, intersecting Glascock Boulevard,
US Route 50, Tall Cedars Parkway (VA Route 2200), and Braddock Road (VA Route 620) along the
way. The segment of the Lenah Loop Road between the Glascock Boulevard and Tall Cedars Parkway
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Description

Bicycle/Pedestrian Facilities
Ultimate Condition

Functional Class

Lanes/Right of Way

Description

Bicycle/Pedestrian Facilities

U4M. Controlled access median divided urban collector. Refer to
VDOT Road Design Manual for median crossover spacing
requirements. Left and right turn lanes required at all intersections. 50
mph design speed.

Refer to Table A in Appendix 6 and to Loudoun County Bicycle and
Pedestrian Mobility Master Plan for facilities requirements.

Major Collector

6/120 feet — Additional ROW may be needed for interchange(s), turn
lanes and bicycle/pedestrian facilities

U6M. Controlled access median divided urban collector. Grade-
separated interchange at VA Route 7 (Harry Byrd Highway). Refer to
VDOT Road Design Manual for median crossover spacing
requirements. Left and right turn lanes required at all intersections. 50
mph design speed.

Refer to Table A in Appendix 6 and to Loudoun County Bicycle and
Pedestrian Mobility Master Plan for facilities requirements.

88. VA Route 659 - Belmont Ridge Road

Segment

Policy Area

Existing Condition
Functional Class

Lanes/Right of Way

Description

Interim Yltimate Condition
Functional Class

Lanes/Right of Way

Description

Bicycle/Pedestrian Facilities

VA Route 7 (Harry Byrd Highway) south to ¥AReute—645Croson
Lane-VA Route 659 Relocated (Northstar Boulevard)

Suburban (Ashburn)

Major Collector
2-4/Varies

R2/U4M. Local access undivided rural and divided urban collector.
Grade-separated interchange at VA Route 267 (Dulles Greenway).
Four-lane divided (U4M) section from just north of VA Route 642
(Hay Road) to VA Route 267 (Dulles Greenway) interchange and from
VA Route 267 (Dulles Greenway) interchange to just south of
Broadlands Boulevard. Design speed varies.

Minor Arterial

4/150 feet — Additional ROW may be needed for interchange(s), turn
lanes and bicycle/pedestrian facilities

U4M. Controlled access median divided urban arterial. Grade-
separated interchanges at VA Route 7 (Harry Byrd Highway) and VA
Route 267 (Dulles-Greenway). Refer to VDOT Road Design Manual
for median crossover spacing requirements. Left and right turn lanes
required at all intersections. 50 mph design speed.

Refer to Table A in Appendix 6 and to Loudoun County Bicycle and
Pedestrian Mobility Master Plan for facilities requirements.

Al -55

Appendix 1 will be renumbered and reconfigured to reflect changes (primary and
secondary road segments will continue to be in order of their route number or name).
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Ultimate Condition
Functional Class

Lanes/Right of Way

Description

Bicycle/Pedestrian Facilities

Minor Arterial

6/150 feet — Additional ROW may be needed for interchange(s), turn
lanes and bicycle/pedestrian facilities

U6M. Controlled access median divided urban arterial. Grade-
separated interchanges at VA Route 7 (Harry Byrd Highway) and VA
Route 267 (Dulles Greenway). Refer to VDOT Road Design Manual
for median crossover spacing requirements. Left and right turn lanes
required at all intersections. 50 mph design speed.

Refer to Table A in Appendix 6 and to Loudoun County Bicycle and

Pedestrian Mobility Master Plan for facilities requirements.

Al-55a

Appendix 1 will be renumbered and reconfigured to reflect changes (primary and
secondary road segments will continue to be in order of their route number or name).
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Interim Condition
Functional Class

Lanes/Right of Way

Description

Ultimate Condition
Functional Class

Lanes/Right of Way

Description

Bicycle/Pedestrian Facilities

Minor Arterial

4/120 feet— Additional ROW may be needed for turn lanes and
bicycle/pedestrian facilities

U4M. Controlled access median divided urban arterial. Refer to
VDOT Road Design Manual for median crossover spacing
requirements. Left and right turn lanes required at all intersections. 50
mph design speed.

Minor Arterial

6/120 feet — Additional ROW may be needed for interchange(s), turn
lanes and bicycle/pedestrian facilities

U6M. Controlled access median divided urban arterial. Grade-
separated interchange at US Route 50 (John Mosby Highway). Refer
to VDOT Road Design Manual for median crossover spacing
requirements. Left and right turn lanes required at all intersections. 60
mph design speed.

Refer to Table A in Appendix 6 and to Loudoun County Bicycle and
Pedestrian Mobility Master Plan for facilities requirements.

94. VA Route 659 Relocated - Northstar Boulevard

Segment

Policy Areas

Ultimate Condition
Functional Class

Lanes/Right of Way

Description

Bicycle/Pedestrian Facilities

VA Route 620 (Braddock Road) south to Prince William County Line

Transition

Minor Arterial

62/76150 feet — Additional ROW may be needed for interchange(s),
turn lanes and bicycle/pedestrian facilities

U6MR2. Controlled access median wndivided urban rural-arterial.
Will follow portions of VA Route 705 (Lightridge Farm Road)
alignmnent. Road to connect with an extension of the VA Route 234
Bypass in Prince William County. Left and right turn lanes required at
all intersections. 60 mph design speed.

Refer to Table A in Appendix 6 and to Loudoun County Bicycle and
Pedestrian Mobility Master Plan for facilities requirements.

95. VA Route 662 - Clarkes Gap Road

Segment

Policy Area

VA Route 9 (Charles Town Pike) north to VA Route 665 (High Street)
in Village of Waterford

Rural

Al1-59

Appendix 1 will be renumbered and reconfigured to reflect changes (primary and
secondary road segments will continue to be in order of their route number or name).
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J. Corridor 10 — Ashburn/Broadlands

Corridor Description — This radial corridor spans the area from Route 7 to Route 606 including Claiborne
Parkway, Ashburn Road, Ashburn Village Boulevard, and most of Loudoun County Parkway. In the 2001
CTP, these roads were planned as six-lane thoroughfares serving as major circulators for the newer and
planned subdivisions and commercial centers of the Ashburn/Broadlands area.

Corridor Adequacy — As envisioned in the 2001 CTP, all of the roads in this corridor would have adequate
capacity to meet demand in 2030. During corridor demand analysis, it was noted that the removal of
bottlenecks and/or increased capacity in the Dulles South area would add demand to the portion of
Loudoun County Parkway between the Greenway and Route 606. There do not appear to be major
constraints to widening Loudoun County Parkway in this area.

Recommendations:

e  Widen the ultimate cross section of Loudoun County Parkway to eight lanes between the Dulles
Greenway and Route 606.

e To preserve the functional network of collectors in this corridor and encourage planning measures
to reduce the impact of development on these routes. These measures include preparing small area
plans that ensure the networking of local streets in and between suburbs as well as land use mixes
that reduce trips and trip lengths.

K. Corridor 11 — 659/659 Relocated (North Star Boulevard)

Corridor Description — This corridor extends from Route 7 to the Prince William County line, following
Belmont Ridge Road to Route 659 Relocated (North Star Boulevard). This corridor serves several
communities in the Suburban and Transition Policy Areas, providing access to Route 50, the Dulles
Greenway and Route 7. This corridor was envisioned to have six lanes in the 2001 CTP.

*Corridor Adequacy — As planned in the CTP, this corridor has adequate capacity to serve 2030 demand,
except for a small link immediately north of the convergence of North Star Boulevard and Belmont Ridge
Road. This localized bottleneck can likely be addressed with local operational improvements. In the
alternatives analysis, the portion of North Star Boulevard between Evergreen Mills Road and Braddock
Road demonstrated moderate congestion in scenarios where the greatest capacity was added to area
roadways such as Route 15 and Route 606 / Loudoun County Parkway. With the CTP update
recommendations, this entire corridor is projected to perform adequately.

Recommendations — Corridor preservation strategies to maintain operations on these routes, such as access

management and networking of local roads in new developments along the corridor, are all that is needed
to maintain the sufficiency of this corridor.

L. Corridor 12 — Route 15

Corridor Description — This corridor spans the entire county from Frederick County, Maryland, to Prince
William County, Virginia. Roadways included in the corridor are Route 15, Business Route 15 and
Battlefield Parkway in Leesburg. While not officially included in the corridor, Route 860 south of
Evergreen Mills Road is also relevant to this corridor. Route 15 is planned in the 2001 CTP to have two

A2-10
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2. Intermediate Projects

Route 606: Dulles Greenway to Route 50. Expand from four lanes to six lanes. Estimated Cost:
$18,000,000

3. Long-Term Projects
Route 606: Route 28 to Route 50. Expand to eight lanes. Estimated Cost: $22,000,000

G. Loudoun County Parkway Corridor

1. Near-Term Projects

Loudoun County Parkway: From Creighton Road to Route 606. Construct a four-lane median divided
road including a bridge over Broad Run. Estimated Cost: $27,000,000

2. Intermediate Projects

Loudoun County Parkway: From Route 7 to Waxpool Road. Expand from four to six lanes. Estimated
Cost: $14,000,000

Loudoun County Parkway: From Dulles Greenway to Ryan Road. Expand from four to six lanes.
Estimated Cost: $8,000,000

3. Long-Term Projects

Loudoun County Parkway: From Ryan Road to Braddock Road. Expand to six-lane median divided.
Estimated Cost: $24,000,000

Ashburn Village Boulevard: From Route 7 to Dulles Greenway. Expand to six-lane median divided.
Estimated Cost: $18,000,000

Loudoun County Parkway (formerly designated as Tri-County Parkway): From Braddock Road to
Fairfax County line. Construct six-lane median divided road. Estimated Cost: $38,000,000

H. Route 659 Corridor (Route 659 and Northstar Blvd)

1. Near-Term Projects

Route 659 (Belmont Ridge Road): Route 7 to Dulles Greenway. Expand to four-lane median divided
road. Estimated Cost: $91,000,000

Route 659 and Route 606 Extended: Braddock Road to Route 50. Expand to four-lane median divided.
Estimated Cost: $19,000,000

Route 659: Dulles Greenway to Northstar Boulevard. Expand to a four-lane median divided road.
Estimated cost: [not yet available]

2. Intermediate Projects

Route 659 (Gum Springs Road): Braddock Road to Prince William County line. Expand to four-lane
median divided road. Estimated Cost: $40,000,000

Northstar Boulevard: Route 50 to Prince William County line. Construct four-lane median divided road.
Estimated Cost: $43,000,000

3. Long-Term Projects

Route 659 (Belmont Ridge Road): Reute-645-(Creson-Lane) Route 7 to Northstar Boulevard. Expand
from four to six lanes median divided. Estimated Cost: [not yet available]

A3 -7












DEPARTMENT OF PLANNING Date of Hearing December 11, 2013
STAFF REPORT

# 8

BOARD OF SUPERVISORS PUBLIC HEARING

SUBJECT: CPAM 2013-0001, NORTH LOWER SYCOLIN
COMPREHENSIVE PLAN AMENDMENT

ELECTION DISTRICT: Catoctin
CRITICAL ACTION DATE: January 13, 2014

STAFF CONTACTS: Pat Giglio, Planner Ill, Department of Planning
Julie Pastor, AICP, Director, Department of Planning

Purpose: At the November 7, 2012 Board of Supervisors Business Meeting, the Board
affirmed the September 24, 2012 direction on their strategic pPlan ,which called for the
initiation of a Comprehensive Plan Amendment (CPAM) for the North Lower Sycolin area
of the Transition Policy Area (8-0-1, Supervisor Letourneau absent) (Figure 1). The
purpose of this CPAM is to amend the land use policies and revise the Planned Land Use
designation for the northern portion of the Lower Sycolin subarea of the Transition Policy
Area in the Revised General Plan (the Plan), and considers the alignment of Cochran Mill
Road (Route 653) in the 2010 Countywide Transportation Plan (CTP) to better reflect the
emerging industrial character of the area. Specifically, the proposed CPAM adds text and
policies as well as changes the Planned Land Use map in the Revised General Plan to
permit Industrial uses in the northern portion of the Lower Sycolin subarea of the Transition
Policy Area (Attachment 2) and amends the CTP to depict the alignment of Cochran Mill
Road relocated further to the northwest to correspond with right-of-way reservation
provided to the County through approved rezonings (Attachment 3).

Recommendation: On October 15, 2013 the Planning Commission forwarded the
Comprehensive Plan Amendment, CPAM 2013-0001, to the Board of Supervisors with a
recommendation of approval (9-0).

Staff recommends approval of CPAM 2013-0001, revisions to the Revised General Plan
and 2010 Countywide Transportation Plan (CTP) as contained in Attachments 2 and 3.
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SUGGESTED MOTIONS

1. I move that the Board of Supervisors forward CPAM 2013-0001, North Lower Sycolin
Comprehensive Plan Amendment to a future Board of Supervisors Business Meeting
for action.

OR

2a.l move that the Board of Supervisors suspend the rules.
AND

2b.1 move that the Board of Supervisors approve CPAM 2013-0001, North Lower Sycolin
Comprehensive Plan Amendment amending the Planned Land Use Map and
appropriate text and policies of the Revised General Plan as included in Attachment 2
and the 2010 Countywide Transportation Plan as included in Attachment 3 to the
December 11, 2013 Board of Supervisors Public Hearing staff report.

OR

3. I move an alternate motion.
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. PROJECT REVIEW

BACKGROUND

The purpose of this CPAM is to amend the land use policies and revise the Planned Land
Use designation for the northern portion of the Lower Sycolin subarea of the Transition
Policy Area in the Revised General Plan, and consider the alignment of Cochran Mill Road
(Route 653) in the 2010 Countywide Transportation Plan (CTP) to better reflect the
emerging industrial character of the area.

LAND USE

The northern portion of the Lower Sycolin subarea located northeast of Sycolin Road
(Route 625) and the Dulles Greenway (Route 267), east of the Leesburg Joint Land
Management Area (JLMA) and west of Goose Creek is emerging as an industrial area with
the legislative approval of several rezonings between 2008 and 2011 that permit the
development of a natural gas fueled electric power plant (ZMAP 2009-0005-Stonewall
Hybrid Energy Park), data centers (ZMAP 2008-0017 Stonewall Secure Business Park),
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an expansion of the Luck Stone Quarry (ZMAP
2009-0003-Luck Stone Quarry), and a water
treatment plant (ZMAP 2009-0004 Luck Stone and
Loudoun Water) (Attachment 1). The approved
rezonings converted approximately 700 acres of land
that was previously zoned TR-10 (Transitional
Residential-10) to MR-HI (Mineral Resource-Heavy
Industry), PD-GI (Planned Development-General
Industrial) and PD-IP (Planned Development-
Industrial Park). The properties are located partially
within the FOD (Floodplain Overlay District) of
Sycolin Creek and Goose Creek, within the QN
(Quarry Notification) Overlay District for the Luck
Stone Quarries, and partially within the Al (Airport
Impact) Overlay District, within the Ldn 60 and Ldn
60 one (1) mile buffer noise contour for the Leesburg
Executive Airport.

The Board of Supervisors in their findings for approval for these rezoning applications
identified the unique circumstances that apply to this area: the coexistence of a major
underground natural gas transmission and a high-voltage overhead electric transmission
line corridor that offer an exceptional industrial opportunity, concentrations of diabase rock
in proximity to existing quarrying operations, which the Revised General Plan, recognizes
as a “substantial economic resource”, and the long range plans of Loudoun Water to make
the County more self-sufficient by developing a reliable water supply system and treatment
plant.

The policies of the Revised General Plan currently envision that the Lower Sycolin subarea
of the Transition Policy Area will have a more rural character, with lower residential
densities of one dwelling unit per ten acres in a clustered pattern or non-residential uses
that achieve a visual and spatial transition between the Suburban and Rural Policy Areas,
that fully integrate the elements of the Green Infrastructure, and that establish natural open
spaces as a predominant visual element (Revised General Plan, Chapter 8, Community
Design, Lower Sycolin and Middle Goose Subareas, text). The approved rezonings in the
northern portion of the Lower Sycolin subarea acknowledged the unique man-made and
natural features of the subarea. The CPAM is intended to amend the existing Revised
General Plan policies to better reflect the emerging industrial character of the northern
portion of the subarea.
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PROPOSED CHANGES

Policies and Planned Land Use Map

The proposed CPAM adds language and policies to the Revised General Plan, in Chapter
8, Transition Policy Area, section entitled General Characteristics, General Policies and
adds a section entitled General Industrial which includes an introduction and policies for
Industrial uses in the northern portion of the Lower Sycolin subarea of the Transition Policy
Area. The implementation policies in Chapter 11 of the Revised General Plan provide
design guidelines for General Industry which have remained unchanged and would
continue to be used by the County to evaluate applications for Industrial uses in the
northern portion of the Lower Sycolin subarea of the Transition Policy Area. The map
entitled “Planned Land Use”, has been amended to identify the northern portion of the
Lower Sycolin subarea of the Transition Policy as an area planned for Industrial
(Attachment 2).

TRANSPORTATION

The 2010 Countywide Transportation Plan (CTP) calls for the segment of Cochran Mill
Road (Route 653) between Gant Lane (VA Route 652) and Sycolin Road (Route 625) to
be realigned to avoid the Sycolin Creek floodplain with a new intersection being created
south of the existing Cochran Mill/Sycolin Road Intersection. Cochran Mill Road realigned
is planned as a four lane local access undivided urban collector (2010 CTP, Appendix Al-
54). Cochran Mill Road realigned has been included in the CTP since 1995. The planned
roadway alignments shown in the CTP are conceptual and subject to further engineering.
Alignments will be further refined as part of the planning process and through the land
development application processes.

The approved drawings and proffers for ZMAP 2008-0017 Stonewall Secure Business
Park and ZMAP 2009-0005 Stonewall Hybrid Energy Park reserved a 70’ right-of-way for
Cochran Mill Road realigned further to the northwest than the planned alignment depicted
in the 2010 CTP to avoid the potential loss of several existing homes on Sycolin Road.
The realigned segment is an extension of existing Cochran Mill Road, which provides
access to a variety of industrial and other uses between Russell Branch Parkway and
Sycolin Road. The roadway is necessary to provide a second means of paved road access
between the existing and planned industrial uses along the Cochran Mill Road corridor and
Sycolin Road. Cochran Mill Road realigned is a vital link in the County transportation
network that addresses current and future traffic demand in the area.

PROPOSED CHANGES

Countywide Transportation Map

The proposed CPAM amends the Revised Countywide Transportation Plan map and the
Leesburg Area map (Figure 2-1C) to depict the alignment of Cochran Mill Road relocated
further to the northwest to correspond with the right-of-way reservation provided to the
County through the approved rezonings (Attachment 3).
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II. PLANNING COMMISSION REVIEW

The Planning Commission held a public hearing on the CPAM, on October 15, 2013. Two
speakers provided comment at the hearing in support of the proposed CPAM. Following
the public speakers, the Commission questioned why a portion of the CPAM area, which
was rezoned to permit the expansion of the Luck Stone Quarry, was not being designated
as “Extractive Industry” on the Planned Land Use Map, similar to the properties to the
north owned by the quarry. Staff explained that the proposed Industrial planned land use
designation permitted the quarrying operation and that policies had been included to
protect the quarry use. Staff also noted that in the future Loudoun Water would construct a
water treatment plant which would utilize the abandoned quarries to store public drinking
water and that the planned Industrial designation better accommodated both uses. The
Commission also questioned how the recommended provision of 70% open space for the
Lower Sycolin Subarea would be applied in the CPAM area. Staff explained that the
majority of land within the CPAM area had already been rezoned for Industrial uses and
that only about 35 acres, comprising 9 parcels located in the southwest corner of the
CPAM area adjoining Sycolin Road, are currently zoned TR-10 and occupied by residential
uses. Therefore, due to the smaller size of these existing TR-10 parcels and the likelihood
that these lots would be consolidated as part of any future rezoning, the provision of
adequate open space would be considered on a case-by-case basis. The Planning
Commission forwarded CPAM 2013-0001, to the Board of Supervisors with a
recommendation of approval (9-0).

1. RECOMMENDATION

Staff recommends approval of CPAM 2013-0001, revisions to the Revised General Plan
and 2010 Countywide Transportation Plan (CTP) to reflect and help ensure the viability of
the emerging industrial character of the northern portion of the Lower Sycolin subarea of
the Transition Policy Area.

IV. ATTACHMENTS

1. Summary of Approved Applications in CPAM Area

2. Proposed changes to Revised General Plan text and
Planned Land Use Map

3. Proposed change to the Revised Countywide
Transportation Plan Map




A summary of the approved applications are provided below:

Application

Zoning

Description

Stonewall Secure Business Park

ZMAP 2008-0017
SPEX 2008-0068
SPEX 2008-0070
SPEX 2010-0034
CMPT 2010-0014

Approved July 19, 2011

Rezone approximately 193.59 acres
from TR-10 (Transitional Residential-
10) to PD-IP (Planned Development-
Industrial Park)

Develop a secure business park
consisting of up to 4.9 million square
feet of data center and office uses, a
water storage tank, a water treatment
plant, an indoor firearm range, and a
utility substation, transmission, at a
maximum Floor Area Ratio (FAR) up
to 0.60.

Green Energy Partners/Stonewall
Hybrid Energy Plant

ZMAP 2009-0005
SPEX 2009-0009,
CMPT 2009-0001

Approved April 20, 2010

Rezone approximately 101 acres from
TR-10 (Transitional Residential

- 10) and JMLA-20 (Joint Land
Management Area - 20) to PD-GI
(Planned Development - General
Industry)

Develop a natural gas fueled electric
power generating plant and electrical
transmission facility,

Luck Stone Quarry
ZMAP 2009-0003

Approved January 4 ,2011

Rezone approximately 323.27 acres
from the JLMA-20 (Joint Land
Management Area-20), TR-10
(Transitional Residential-10), and PD-
Gl (Planned Development-General
Industry) zoning districts to the MR-HI
(Mineral Resource-Heavy Industry).

Permit the expansion of the Luck
Stone Leesburg stone quarry,

Luck Stone and Loudoun Water
ZMAP 2009-0004

Approved January 4, 2011

Rezone approximately 101 acres from
TR-10 (Transitional Residential

- 10) to MR-HI (Mineral Resources
Heavy Industry)

Develop a water treatment plant and
expand the Luck Stone Quarry.
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A-1




CPAM 2013-0001, North Lower Sycolin Comprehensive Plan Amendment.

New text red font, underlined; deleted text red font, strike-through. Proposed revisions to the
Planned Land Use Map are attached.

Chapter 8
Transition Policy Area

The Transition Policy Area is envisioned as a distinct planning area to serve as a visual and spatial
transition between the Suburban Policy Area to the east and the Rural Policy Area to the west. It is
envisioned that the Transition Policy Area will afford some unique development opportunities within
Loudoun County at intensities greater than those typically permitted in the Rural Policy Area. New
development designs within the policy area will incorporate both suburban and rural features.

General Characteristics

The Transition Policy Area extends over an area of 22,813 acres, constituting approximately 6.8 percent of
Loudoun County’s total area of 333,558 acres. The policy area is comprised of six distinct subareas: Lower
Sycolin, Middle Goose, Upper Broad Run, Upper Foley, Lower Foley, and Lower Bull Run. These
subareas extend in an L-shaped configuration along the western and southern boundaries of the Suburban
Policy Area and serve as a separation between the Suburban and Rural Policy Areas. (Refer to Transition
Policy Area Subareas Map)

The western edge of the Transition Policy Area starts below Route 7 and extends along the Leesburg Joint
Land Management Area (JLMA) boundary, Sycolin Creek, Evergreen Mills Road and the western
boundary of the Broad Run watershed to the Prince William County line. The eastern edge of the
Transition Policy Area extends along Goose Creek, the Goose Creek and Beaverdam reservoirs, the 65 Ldn
Airport Noise Contours, the planned alignment for Route 659 Relocated to Route 620/Braddock Road. The
boundaries along the southern segments of the Transition Policy Area are comprised of Route
620/Braddock Road to the north, the Fairfax County line to the east and the Prince William County line to
the south.

Each of the six subareas in the Transition Policy Area has different characteristics. Much of the Transition
Policy Area exists with a rural, low-density residential and agricultural character. Existing businesses in the
Transition Policy Area include the Bull Run quarry, the Luck Stone Quarry and a limited number of
nurseries, private schools and institutions, commercial stables, kennels and veterinary services. Some
Planned Development-Housing (PD-H) Districts were previously approved that are partially within the
Transition Policy Area. The approved, but unbuilt, developments include parts of Brambleton, Kirkpatrick
Farm and Broadlands.

In the Transition Policy Area, there is the potential for 13,190 additional housing units, including 1,631
units in the pipeline. It is anticipated that by the end of the twenty-year planning period, 10,153 housing
units may have been absorbed, and a total of 10,681 housing units may exist. At that time, the Transition
Policy Area is projected to have a population of 30,525 persons.

The northern portion of the Lower Sycolin subarea located northeast of Sycolin Road (Route 625) and the
Dulles Greenway (Route 267), east of the Leesburg JLMA and west of Goose Creek is emerging as an
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Industrial area with the legislative approval of several projects that permit the development of a natural
gas-fueled electric power plant, data centers, expansion of the Luck Stone Quarry, and a water treatment
plant The approved projects reflect the unique characteristics of this portion of the subarea which include
proximity to a major natural gas transmission line and a high-voltage overhead electric transmission line
and concentrations of diabase rock in proximity to existing quarrying operations. In 2014 as part of
CPAM 2013-0001 the County changed the planned land use designation to Industrial for the northern
portion of the Lower Sycolin subarea and adopted General Industrial policies applicable to this portion of
the subarea.

Land Use Pattern

The Transition Policy Area is a permanently defined policy area to provide a visual and spatial transition
between the suburban development in the eastern part of the County and rural development in the west.

The County envisions that land uses in the Transition Policy Area will achieve a visual and spatial
transition between the Suburban and Rural Policy Areas. The Transition Policy Area will develop as a
unique planning area, incorporating an innovative blend of rural and suburban development features. The
Transition Policy Area will achieve a balance between the built and natural environments. All development
within the Policy Area will be clustered with 50 to 70 percent open space and the full implementation of the
Green Infrastructure policies.

The Plan reaffirms an Urban Growth Boundary (UGB) beyond which central sewer and water is not
allowed. Beginning in the north, the UGB follows the Suburban Policy Area boundary to the point where it
meets the Transition Policy Area. The UGB then follows the western edge of the Transition Policy Area to
meet the Prince William County line in the south. As such, central water and sewer lines are permitted in
the Transition Policy Area. Natural open spaces will be the predominant visual element and create a
contiguous network of green spaces consistent with the Countywide Green Infrastructure objectives.

Land uses within the Transition Policy Area will incorporate varying densities and development patterns in
response to surrounding development patterns, cultural resources and environmental constraints. Higher
density mixed-use villages will develop along with residential clusters at varying densities and large-lot,
low-density residential development. The Plan envisions that these mixed-use villages will foster
communities with a sense of place and community identity, supporting an integrated mix of residential and
non-residential uses, organized around community cores. Specific location criteria will guide the
development of these communities within the Transition Policy Area. The Plan also calls for the
development of an area plan to solidify the development scheme and continuity in the area.

The non-residential component of the Transition Policy Area will be comprised of uses that represent an
appropriate transition from suburban to rural land uses, such as golf courses, active recreation uses,
kennels, nurseries and similar commercial uses, public and private schools and other compatible
institutional uses. These uses will serve to promote a rural character while serving both rural and suburban
populations. The active quarries located at the southern and northern ends of the Transition Policy Area
will continue to be protected from encroaching residential development. New non-residential uses that
support residential development, such as schools, churches, small scale commercial retail and home
business occupations/local offices will be organized within the community cores of villages at appropriate
scales. Other commercial and institutional uses will be considered in this area if they are compatible with
the overall land use pattern.

Chapter 8: Transition Policy Area
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General Policies

The County will protect the drinking water resources of the Occoquan, Beaverdam, and Goose Creek
Reservoirs by limiting density in the Lower Bull Run, Middle Goose, and Lower Sycolin subareas.

The County’s vision for the Transition Policy Area is for land uses that provide a visual and spatial
transition between the suburban development in the east and rural development in the west. The
Transition Policy Area will be developed as a unique and innovative blend of rural and suburban
development features that fully integrate the elements of the Green Infrastructure, and establish natural
open spaces as a predominant visual element and enhancement to the area’s river and stream corridors.

Central utilities may be extended to the all subareas of the Transition Policy Area.

New developments proposed within the Lower Foley and Lower Bull Run subareas of the Transition
Policy Area will be required to connect to central water and wastewater utility lines.

New developments proposed within the Landfill Water Service District will be required to connect to
central water services. (See LCSA Water and Sewer Lines Map)

Where LCSA and the County determine that the extension of central water lines to a site cannot be
engineered, is not economically feasible and/or has adverse impacts on the environment, the County
promotes the use of communal water systems to protect groundwater quality by reducing the number
of wells.

The County will continue to protect the extractive industry (Bull Run and Luck Stone quarries)
through a quarry zoning overlay district.

The County supports the development of General Industrial uses in the northern portion of the Lower

Sycolin subarea on properties located northeast of Sycolin Road (Route 625) and the Dulles Greenway
(Route 267), east of the Leesburg JLMA and west of Goose Creek.

. To protect the historic character, surrounding landscape and cultural importance of Evergreen Mills

Road, as part of the “Old Carolina Road”, the County will seek its designation as a Historic Roadway
District as provided for in the Zoning Ordinance and in coordination with the long-term transportation
plans of the County.

109.The County will support a compatible road network in the Transition Policy Area based on the ultimate

planned densities established. Specific locations in the Transition Policy Area that maintain a low
density and rural character will have ultimate roadways matched for appropriate capacities and road
section type.

116.The County will discourage the use of individual wells and septic systems and drainfields to serve new

A.

developments in the Transition Policy Area. These individual systems may be considered only where
the proposed development densities, scale of development and location of public utility systems,
makes the extension of central utilities or connection to an adjoining communal system economically
infeasible.

Community Design

The Transition Policy Area seeks to create unique residential communities using conservation design
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techniques that fully implement Green Infrastructure policies and preserve substantial amounts of open
space. The open space and Green Infrastructure elements provided in developments will link developments
together and promote a transition in land development intensity between the Suburban and Rural Policy
Areas. The primary development options offered in the Transition Policy Area include Villages and
Residential Clusters.

Villages are envisioned as mixed-use communities with residential and non-residential uses integrated to
create pedestrian friendly self-sustaining developments and are intended to support a mix of housing types
and range of housing prices. Rural Villages with up to 300 residential units, as prescribed in the 1993
Zoning Ordinance, are envisioned for the Lower Sycolin, Middle Goose Creek and Lower Bull Run
subareas given their strong relationship to the Rural Policy Area and rural areas of the adjacent jurisdictions
of Prince William and Fairfax. Countryside Villages that are more likely to evolve into new towns and that
are more compatible with the suburban pattern are envisioned for the Lower Foley subarea. Non-residential
uses will consist primarily of civic and institutional uses, small commercial and retail services and home
businesses or local offices organized around a compact community core to serve an individual community
or a combination of Villages.

Countryside Villages will be permitted on central utilities in the Lower Foley subarea and Rural Villages
will be permitted on central utilities in the Lower Bull Run, Lower Sycolin and Middle Goose subareas.

The densities and open space requirements associated with Villages and Residential Clusters are directly
related to specific subareas. The desired density and development pattern for each subarea is provided
below.

1. Lower Sycolin and Middle Goose Subareas

The County envisions that the Lower Sycolin and Middle Goose subareas in the northern portion of the
Transition Policy Area will have a base density of one dwelling unit per ten acres in a clustered
development pattern. Clusters will be smaller developments supporting between 5 to 25 units,
predominantly single-family residential units in individual hamlets. Rezonings to Rural Villages with
incorporation of the design criteria for Rural Villages contained in the 1993 Zoning Ordinance at one
dwelling unit per three acres will be permitted when 70 percent of the site is maintained as open space. The
County envisions that these two subareas will have a more rural character, with lower densities and higher
open space requirements than that in the other subareas, to facilitate a transition to the Rural Policy Area.
Open spaces will be the dominant visual feature of the landscape.

All new developments within the Landfill Water Service Area District in the Lower Sycolin subarea will be
required to be served by central water lines. Central and communal water and wastewater systems are
preferred over individual utility systems in all other areas of the Lower Sycolin and Middle Goose
subareas. Wastewater systems proposing subsurface or surface discharge will be discouraged in these
subareas, given their proximity to the Goose Creek and Beaverdam reservoirs. Alternate sewage disposal
systems that ensure a high level of treatment and offer efficiencies in cost, operation and maintenance will
be encouraged.

Luck Stone Quarry, located within the Lower Sycolin subarea, will continue to be protected from
encroaching residential development. Also, the creation of a buffer and voluntary open space area that is
consistent with the RSCOD policies is a priority in this subarea.

The northern portion of the Lower Sycolin subarea located northeast of Sycolin Road (Route 625) and the
Dulles Greenway (Route 267), east of the Leesburg JLMA and west of Goose Creek as depicted on the
Planned Land Use Map will develop as a General Industrial area in accordance with Plan policies (CPAM

2013-0001).
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2. Lower Foley Subarea

It would be most appropriate if the Lower Foley subarea developed with Countryside Villages on central
utilities, at densities of up to two dwelling units per acre. However, development in a clustered pattern at
existing zoning of one dwelling unit per three acres or one unit per acre would also be appropriate and
reasonable. The variation in parcel sizes and base densities within this subarea provides opportunities for an
innovative blend of development patterns. Further, as a potential receiving area for density transfer from
the Lower Bull Run subarea, densities in the Countryside Villages could be up to three dwelling units per
acre. A 300-foot buffer is required from the Bull Run to provide additional protection to the Occoquan
watershed and reservoir.

3. Upper Broad Run and Upper Foley Subareas

Development in a clustered pattern at the existing zoning of one dwelling unit per three acres or one unit
per acre is reasonable and appropriate. The variation in parcel sizes and base densities within these subareas
provides opportunities for an innovative blend of development patterns. Central and communal water and
wastewater systems are preferred over individual utility systems. Alternate sewage disposal systems that
ensure a high level of treatment and offer efficiencies in cost, operation and maintenance will be
encouraged.

4. Lower Bull Run Subarea

Lower density, clustered development on central utilities at up to one dwelling unit per three acres will be
encouraged in the Lower Bull Run subarea. Rezonings to Rural Villages with incorporation of the design
criteria for Rural Villages contained in the 1993 Zoning Ordinance at one dwelling unit per three acres will
be permitted when 70 percent of the site is maintained as open space. The Lower Bull Run subarea is also
intended to serve as a sending area for density transfer to the Lower Foley subarea. Under this situation,
open space, with priority given to the land located along the Bull Run and the Fairfax County boundary,
would be acquired through easement or purchase and further protected in accordance with the Density
Transfer Guidelines provided in Chapter Eleven of this Plan. Overall, this will serve to promote
development patterns that are sensitive to the environment, the Bull Run and compatible with the lower
density areas in the adjacent jurisdictions of Prince William and Fairfax Counties. Further, residential
development encroaching upon the active Bull Run Quarry located at the southern end of the Transition
Policy Area in the Lower Bull Run subarea will be discouraged. In addition, rezonings at up to one
dwelling unit per acre (excluding affordable dwelling units) will be considered for the northern portion of
the Lower Bull Run. The northern portion of the Lower Bull Run sub-area is limited to properties lying
outside of the quarry Notification Overlay District as mapped prior to April 2004.

Community Design Policies

1. Residential uses within the Transition Policy Area will develop as Rural Villages, Countryside
Villages, and Residential Clusters, with base densities and rezoning options related to the conditions of
the specific subareas.

2. The County will establish a density of one dwelling unit per ten acres with development clustered on
lots up to three acres in the Lower Sycolin and Middle Goose subareas. The County will provide the
option to rezone to a Rural Village with a density of one dwelling unit per three acres in accordance
with the 1993 Zoning Ordinance. Development will be clustered to maintain a minimum of 70 percent
of a site as open space.

3. The County will retain the densities of one dwelling unit per three acres and one dwelling unit per acre
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10.

11.

12.

13.

as established in the current zoning patterns in the Upper Broad Run, Upper Foley, and Lower Foley
and Lower Bull Run subareas.

The County will revise the existing regulations in the Zoning Ordinance to require clustered
development patterns with a minimum of 50 percent of the site maintained as open space and no
minimum lot size to promote housing type diversity.

In the Lower Foley subarea, densities up to two dwelling units per acre can be developed in
Countryside Villages, with a minimum of 50 percent of the site maintained as open space. With density
transfers from the Lower Bull Run subarea, up to three dwelling units per acre may be possible.

The Lower Bull Run subarea is planned for one dwelling unit per three acres. The County will provide
the option to rezone to a Rural Village with a density of one dwelling unit per three acres in
accordance with the 1993 Zoning Ordinance. Development will be clustered to maintain a minimum of
70 percent of a site as open space. Density transfer to the Lower Foley subarea is encouraged in
accordance with the Density Transfer Guidelines of this Plan. The County will consider rezonings at
up to one dwelling unit per acre (excluding affordable dwelling units) for properties in the northern
portion of the Lower Bull Run. The northern portion of the Lower Bull Run sub-area is limited to
properties lying outside of the Quarry Notification Overlay District as mapped prior to April 2004.

The design guidelines for the Lower Sycolin, Middle Goose and Lower Bull Run subareas will
incorporate the design criteria for Rural Villages in the existing 1993 Zoning Ordinance, to foster
developments in the character of Rural Villages.

Residential Cluster development in all Transition Policy Area subareas close to the Rural Policy Area
will develop as clusters of 5 to 25 units with predominantly single-family detached residential units.
The Residential Cluster is intended to draw from the traditional development pattern of Rural Hamlets
and facilitate a transition in the scale of residential cluster developments from the Suburban to Rural
Policy Areas.

Residential Clusters and Villages will be developed with specific design criteria that help to form open
space (which may include active and passive recreation) surrounding the residential development.
Refer to the Design Guidelines contained in Chapter Eleven.

Residential Cluster developments allow landowners to group lots in a traditional rural community
pattern while preserving the majority of the land base in open space. A Residential Cluster is the
grouping of building units on small lots with the largest part of the site remaining in open land. There
is no minimum lot size for the clustered lots. The cluster is both visual and spatial with the dwellings
scaled and sited to maintain coherent relationships to each other and the surrounding landscape. The
residual open land accounts for the overall lower density of the site.

The County may consider a cluster to include the siting of houses in a group using conservation design
and not just the siting of lots on a parcel.

In locating the open space required in the conservation design of a Residential Cluster, the County will
consider the contiguity of the open space area to other designated open space and unique site features
and Green Infrastructure implementation.

Open space provided within developments will be located to accomplish the following:

a. Create and supplement the 300-foot buffer and 200-foot transitional area proposed along the Bull
Run in the Upper Foley, Lower Foley and Lower Bull Run subareas, consistent with the RSCOD
policies.
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14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

b. Create and supplement the 300-foot buffer and 1000-foot voluntary open space area proposed
along the Goose Creek and the Goose Creek Reservoir and the Beaverdam Reservoir in the Lower
Sycolin and Middle Goose subareas, consistent with the RSCOD policies.

c. Create a contiguous network of green spaces to supplement the Countywide Green Infrastructure.

Adding to the creation of the greenbelts and buffer will be credited to the satisfaction of open space
requirements.

The County will encourage the development of non-residential uses in the Transition Policy Area that
provide a transition from suburban to rural. Such uses may include but are not limited to equestrian
centers, golf courses, retail nurseries, boarding schools and kennels, large institutions provided they
meet specific criteria that address the nature, scale and intensity of the use, market area and design
characteristics.

Non-residential uses will serve to define the Transition Policy Area as a unique planning area. The
County will allow for a range of uses that are compatible with desired development patterns and the
rural landscape and are at intensities not permissible within the Rural Policy Area.

Small-scale commercial uses permitted through the home occupation and small business provisions of
the Zoning Ordinance are appropriate in the Transition Policy Area.

Villages exceeding 100 dwelling units should provide a community core that will serve as the focal
point within the development.

The community core can vary in scale, design and use depending on the scale of the community it
serves. The total area dedicated to the non-residential uses shall not exceed three percent of the area of
the proposed development. The following location and design criteria apply.

a. A Village Core is intended to create a sense of place and identity for the community.

b. A Village Core is intended to be a compact grouping of residential, business, commercial retail
and service and civic uses providing convenience goods and services to residents in adjoining
neighborhoods.

Approval of a request to rezone property to permit Villages shall be contingent on the provision of
appropriate civic uses and services, compatibility with existing neighborhoods, and compliance of the
proposal with the community design goals and policies of the County.

The County will require a variety of housing types and lot sizes in the Villages, such as single-family,
multi-family and townhouse units.

Civic and institutional uses will constitute the predominant component of the non-residential uses
within the Villages. Office and commercial retail uses will be permitted at scales necessary to foster a
self-sustaining community. Cores will not develop as destination retail centers.

Civic uses that are appropriate within Villages include houses of worship, community centers,
elementary schools, government human services offices and facilities such as senior cafés, branch
libraries and similar uses. In addition, the following location criteria apply.

a. Civic uses should be located at prominent locations within the core such as the end of a street or
street intersection.

b. Parking, signs, lighting and loading areas must be located and designed to have minimal
undesirable impact on surrounding areas and ensure that the standards and environmental impacts
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on surrounding areas conform to County requirements.

c. The scale of civic uses must be compatible with the residential and pedestrian nature of the
surrounding village. Large-scale civic or institutional uses requiring more than 15 buildable acres,
either individually or in a multipurpose facility, should be located on the periphery of an
individual neighborhood or in core areas on roads that can accommodate the anticipated traffic
volume.

Open space such as natural areas, tot lots, athletic fields, parks and greens should generally be
dispersed in Villages so that they are conveniently located to most people. In addition, the following
location criteria apply.

a. Athletic fields should be located, where practical, along collector roads and should be buffered
from adjoining residences, although trails and sidewalks should provide a connection with the
neighborhood.

b. Greens and other maintained passive parks should serve both a recreational and a design function.
They should be located in high-visibility areas or in conjunction with civic uses such as schools,
churches or community buildings and neighborhood commercial centers where the green can serve
as either a “mall” for the center or as a buffer for adjoining homes.

Equestrian facilities and trail networks will be promoted and enhanced within the Transition Policy
Area.

The County will protect the Bull Run Quarry in the Lower Bull Run subarea and the Luck Stone
Quarry in the Lower Sycolin subarea from incompatible uses by ensuring that encroaching new
development does not hinder the quarr