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PREFACE

The General Plan is guided by an overall mission statement that is
the fundamental goal of the Plan. The following mission
statement was developed by the Planning Commission using over
50 citizen gencrated statements submitted as part of the first
citizens’ “Choices and Changes” workshop meeting in January, 1990.

“The mission of the General Plan is to enhance the
quality of life and sense of community enjoyed by people
who live and work in Loudoun County by providing
guidelines and standards that ensure the orderly and
balanced distribution of growth, sound fiscal and
economic tnvestment and the preservation of a healthy,

Sfunctioning environment.”
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change in circumstances, without straying from the
basic goals of the plan. Therefore, the General
Plan is not a static decument and can be changed if
deemed appropriate. In fact, the Commonwealth
of Virginia requires that comprehensive plans be
reviewed at least every five years,

Although the General Plan sets the policy
which guides land use decisions, it is not a
development ordinance. ‘The General Plan sets
the framework and basis for the County’s
Zoning Ordinance and Subdivision Ordinance,
which regulate land use, subdivision, and site
development. The plan will also serve as the
basis for amendments to the Zoning Ordinance
and Subdivision Ordinance to ensure that the
Counrcy’s goals are implemented through the
regulatory process.

B. Legal Basis for the Plan

he County Planning Commission is

responsible for preparing elements of the
Counry’s Comprehensive Plan under the Code
of Virginia, Section 15.1.446.1 which states:

“The local commission shall prepare and recommend
a comprehensive plan for the physical development of
the territory within its furisdiction.” The code
states that the purpose of the comprehensive
plan is to achieve “z coordinated, adjusted and
harmonious development of the ierritory which will,
in accordance with present and prodable future needs
and resources best promote the health, safety, morals,
order, convenience, prosperity and general welfare of
the inhabitants.”

As set out in the Code of Virginia, Loudoun
County’s purpose is to achieve the “coordinated,
adjusted and harmonious development” of its
land. The General Plan, as a part of the
County’s Comprehensive Plan, sets out goals,
policies and implementation techniques that
allow the Councy to guide its future.

C. Relationship to Other County

Planning Documents

he County’s Comprehensive Plan consists
of several related documents. The General
Plan replaces the County’s 1979 Resounrce

Managemenr Plan (RMP) and the 1984 Rural
Land Management Plan (RLMP) as the “umbrel-
la” documents for the County’s planning efforts.
The General Plan establishes Countywide goals
and policies which will be the basis for develop-
ment decisions and for subsequent area plans,

Area plans are specific land use plans for
particular areas or communities, Between 1930
and 1990, the County adopted seven area plans
based on the broad policies established in the
RMP. The Loudoun County Board of
Supervisors has adopted the Eastern Loudoun
Area Management Plan (1980), the Leesburg Area
Management Plan (1982), the Rura! Land
Management Plan (1984), the Dulles North Area
Management Plan (1985), the Warerford Area
Management Plan (1988), the Cud Run Area
Management Plan (1989), and the Round Hill Area
Management Plan (1990). Many of the policies
included in these area plans coincide with
General Plan policies. However, as with any
update or revision of a major planning docu-
ment, conflicts may arise between previously
adopted policies and newly proposed policies.
The policies and guidelines contained within
the Gengral Plan will supersede any conflicting
policies and/or guidelines contained in any of
the area plans mentioned above.

In addition to area plans, the County also
prepares specific service plans for essential
County facilities and services such as parks,
libraries, and fire and rescue services. These
plans, prepared by various County agencies,
establish detailed service level guidelines. The
standards contained in each of these service
plans are referenced throughout the General
Plan and are also an essential part of the
Councy’s overall planning policy.

PORTRAIT OF
LoupounN CoUNTY: 1991

oudoun County has experienced

I unprecedented growth and change in

the last 40 years. Loudoun’s population

began to increase in the 1960’ and continued to
accelerate through the 1980%. At the same time,
the County changed from a self-contained, farm-

ing community to a diverse extension of the
metropolitan Washingron region. Today, the

Choices and Ghanges: Londoun Gounty General Plan
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County is a mix of suburban and rural develop-
ment {See Fig, 1, p. 3).

Eastern Loudoun in 1991 is a combination
of old and new suburban residential comrmuni-
ties and shopping areas, It is also emerging as a
premier business location. Expansion of
Washington Dulles International Airport has led
to substantial development interest and con-
struction in the Route 28 and Route 7 corridors.
The planned extension of the Dulles Toll Road
will further improve the accessibility of Eastern
Loudoun and L.eesburg to the Metropolitan
region. During the development boom of the
1980’s, the County approved numerous rezonings
for residential and non-residential development
in these corridors. Many of these rezonings
included agreements to improve roads or to
build new public facilities. Some of these
improvements arc already in place to serve new
development. Despite substantial development
activity, much of Eastern Loudoun remains
undeveloped bur zoned and ready for the next
development boom.

Western Loudoun remains rural in character
despite subtle changes in the County’s country-
stde. Western Loudoun is still known for rolling

A industrial truck ambles down ane of Lowdonn Connty’s rural roads,

hills, open fields and pastoral views even though
some farms were replaced by rural subdivisions
in the 1970°s and 1980°s. Agriculture and
tourism in Western Loudoun account for signifi-
cant portions of the County’s business economy.
In keeping with the historic settlement patterns,
most residents of Western Loudoun live in
rowns and villages. These towns are expected
to grow more rapidly in che future, as planned
sewer and water expansions are completed and
employment opportunities continue to increase
around Dulles Airport.

The County is at a crossroads. Population
projections predict that Loudoun will continue
to absorb an increasing share of the growth from
the metropolitan region. Never has concern
about growth, development patterns and the
future been so great, and never has the County
been confronted with such a variety of complex
development issues and citizen demands.
Rapid population growth in Eastern Loudoun
has brought concerns about traffic, adequacy of
services, and loss of community identity. In the
west, rural landowners are concerned about the
future of agriculcure, land values, traffic, and the
loss of the County’s scenic and historic resources
to scattered rural residential subdivisions.

The General Plan has been prepared to
address the complex issues and concerns facing
the County roday and to prepare the Councty for
the future. It secks to preserve our character
and most critical resources while still accommo-
dating inevitable regional growth pressures. It
seeks to balance conflicting needs and desires,
while fairly allocating the benefits and costs of
growth among all citizens. In the words of planner
Robert Lemire, Loudoun County must “save
what needs to be saved and must build what needs
to be buile.” A future built on the best of Loudoun’s
past and present will benefit all its citizens.

PORTRAIT OF LOUDOUN
COUNTY: 2040

f the goals and the policies of the Plan are
upheld and implemented, the following
description might apply to the County in 2040:
In 2040, thriving urban and suburban areas
are supported with funding adequate to main-

I Based on an excerpt from the Chesapeake Bay Foundation’s 2020 Panel Report.

Choices and Changes: Londoun County General Plan
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tain and enhance existing services. Growing
areas have existing or planned facilities. Prudent
public and private investment keep the towns
prosperous. Developers are offered incentives to
provide greater communicy services and miti-
gate environmental impacts. Densities in most
developed areas support mass transportation, van
pooling, or other forms of ride sharing to reduce
traffic.

Loudoun is an international business cen-
ter, accessible to all parts of the world via
Washington Dulles International Airport. Mass
transit carries travelers and business executives
to and from corporate centers along Route 7,
Route 28 and the Dulles Toll Road to downtown
Washington and other business centers in the
Metropolitan region. Most of the people who
live in Loudoun County also work here.

New, mixed use growth centers are sited ¢to
take advantage of existing or projected infras-
tructure. These centers are planned so chat
walking is a realistic and desirable alternative to
the automobile. A sense of place and communi-
ty is shared by residents of the centers, as in all
communities across the County, Affordable
housing is available so those who work in the
County are able to own or rent a home here.
Large open space areas are located within walk-
ing, bicycling, or short driving distances of most
people. Open space amenities are given the
same priority as infrastructure,

Sensitive environmental areas are protected
from encroachment and damage. These areas
have been defined and mapped by the County
and effective programs are in place to protect
these natural assets. Very sensitive areas are in
public ownership or under easement. Wetlands
and lakes, rivers, and other bodies of warter are
protected from upland impacts by undisturbed,
vegetated buffers. Goose Creek, Catoctin Creek,
Broad Run and their tributaries form a series of
vegetated corridors, They connect ro large forest-
ed areas and together allow for enhanced water
quality, ecological balance, and biological diversi-
ty. Water supply has become a statewide issue.
Safe and adequate supplies are available from
protected groundwater and surface water sources.

Resource industrics, such as agriculture and
quarrying, are protected from encroachment by
incompatible uses. These industries are impor-

tant parts of the local economy. Protection of these
areas through effective land use controls, reason-
able incentives, and innovative funding mecha-
nisms ensure a lasting, diverse economy and
future options for use of resources. Transfer of
development rights from one land parcel to one
better suited for development is common-place
and has proven to be an effective growth and
resource management tool.

Growth in rural areas takes place in compact
nodes. Towns are defined by service boundaries
and land is available for an appropriate mix of
land uses. Old and new rural villages and hamlets
dot the landscape, with thousands of acres of
permanently preserved farm and foresc land in
between. Use of on-site wastewater treatment
is limited in order to effectively protect surface
water and groundwater from pollucion,

Outside rural centers, residential develop-
ment is limited to retain the economic, ecolog-
ical, and scenic value of the countryside. Some
large wood lots and forests are retained and
selectively used for managed forestry, if not in
preserves and parks. Quarries exist but are
screened from neighboring uses, Roads are
planned to provide adequate capacity for rural
traffic.

The volume of waste produced in the region
is greatly reduced and will be effectively handled.
Energy and water use per capita is reduced as conserva-
tion programs are put into place. Stewardship of
the land and water is practiced by ordinary citizens
aware of how they affect these resources.

BACKGROUND DATA AND
PLANNING ASSUMPTIONS

o develop a meaningful plan, ic is

important to know what kinds of

growth pressures are expected to influ-
ence the County’s future. Trends, projections
and assumptions provide a numerical bench-
mark to help determine if the plan is realistic
and reasonable. A variety of information, in
combination with citizen input, was used as a
basis for the policies in this Plan, This material
has been compiled into a background document
that is available for public review. Important
trends, projections and planning assumptions
are summarized below.
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A. Population

Loudoun County’s population was
relatively unchanged berween
1790, the first year the U.S. Census was
taken, and 1960, remaining between
20,000 and 25,000 persons. Between
1960 and 1990, the population
increased more than 300%, from 24,549
to 86,129, This dramatic increase has
affected the overall character of the
County, from housing patterns and
racial balance to employment sectors.

Almost all of the County’s recent
growth is due to migration into the County, par-
ticularly into Eastern Loudoun (east of Goose
Creek) and Leesburg. In 1950, Leesburg had a
population of 1703, but by 1990, that population
had risen to an estimated 18,060. The popula-
tion of Eastern Loudoun, which hovered at
approximately 100 residents from 1930 to 1950,
rose to almost 40,000 by 1990. Western Loudoun
also experienced growth, More than 1600 hemes
were built in the rural area in the 1980%. Eastern
Loudoun’s population makes up 53% of the toral
County population, Leesburg’s population rep-
resents 18.8% of the total, while 4.9% live in the
County’s other incorporated towns and 23.3%
live in rural areas and unincorporated villages.

The new residents who have moved into
Loudoun differ in some ways from Loudoun’s
long term residents. The new population mov-
ing into Loudoun is less likely to be from
Virginia, with less than half (49%) of Loudoun’s
residents being Virginians by birth. The majority
of new residents are also commuters with white-
collar jobs in the Washington Metropolitan mar-
ket and have high incomes, comparable to other
suburbs in the region. New arrivals to the County
also tend to be voung couples with pre-school and
elementary age children.

Population growth has also affected school
enrollment. School age population rose steadily
during the post World War II baby boom, It
remained constant during the 1980°s following a
high of 13,193 students in 1981, This number was
only surpassed in 1990 by a fall enrollment of
14,255. Recent increases in the elementary
grades and the 1989 school census indicate immi-
nent increases in school enrollment.

Lowndoun Residents on their way ta work in Northern Virginia and Washington, D.C.

B. Housing

he number of housing units in Loudoun

County has increased greatly over the last
forty years, from 5,988 in 1950, to 32,917 in
1990. Approximately 13,000 of these units have
been built since 1980. During the 1980’%, the
County’s housing stock also became more
diverse. While single-family detached housing
remains the dominant housing type, it repre-
sents a smaller portion of the County’s overall
housing stock. Single-family detached houses
represented 71.9% of the overall markert in 1980
and declined to 65% in 1990. The number of
townhouses and apartments has also increased,
accounting for 19% and 14.4% of all housing
units respectively,. Home ownership rose from
53% to 72%, between 1950 and 1980. The num-
ber of people per household during the same
time period shrank from 3.94 in 1950, to 3.05 by
1980. The recent estimate of household size,
2.8 persons per houschold, is even lower.

C. Employment

he number of jobs in Loudoun County has

increased from 20,400 in 1985 to 33,500 in
1989, an increase of 13,100 employees, repre-
senting a percentage change of over 64% within
four years. During the same time period,
Loudoun saw commercial construction activity
of some 6,500,000 square feet and a total con-
scruction value of more than $350 million.
While this growth represented only about 5.8%
of the growth within the region, it more than
doubled Loudoun’s non-residential base in only
four years.

Choices and Changes: Londonn County General Plan
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The industries that grew most rapidly
between 1985 and 1989 in Loudoun County
were construction and transportation, which
grew by 112.2% and 86.3%, respectively. The
construction industry was driven by the massive
infrastructure improvements made on
Loudoun County highways, the 7.6 million
square feet of non-residential construction,
and the conscruction of over 10,300 housing
units during a period of rapid growth and
development. Increases in the transportation
secror resulted from the rapid growth of
Washington Dulles International Airport.

Berween 1985 and 1989, commercial pas-
sengers at Washington Dulles increased from 5
million to over 11 million. Air cargo increased sig-
nificantly, growing at a rate of 24% per year since
1982, ro 130,000 tons in 1989. It i1s anticipated
that air cargo growth will, in fact, outpace com-
mercial passenger growth over the next five
years as Dulles increasingly becomes an air
cargo hub, While most employment sectors
showed steady growth, employment in agricul-
ture, mining, government and wholesale trade
grew at levels significantly below the average
for all industries over the 1985 to 1989 period.

D. Loudoun’s Place in the Region

hough Loudoun has increased in popula-

tion, there are still nine jurisdictions in the
Washingron metropolitan area with larger popu-
lations than Loudoun County (See Fig. 2, p. 8).
Loudoun’s population growth rate over the last
decade was the second highest at 49.4%,
exceeded only by Prince William’s growth rate
of 50.2%. Loudoun County’s per capita 1990

income was approximartely $17,300, lower than
per capita incomes for Arlingron, Fairfax and
Montgomery Counties, but higher than all other
jurisdictions in the region. Loudoun’s 1990
median houschold income of $54,119 is exceeded
in Virginia only by Fairfax County. Loudoun’s
share of regionai employment is relatively small,
only 1.6% of the total. However, jobs in Loudoun
increased by 64.2% from 1985 to 1989, substan-
tially outpacing the growth of any other jurisdic-
tion in the region,

In general, the westward growth of the
Washington metropolitan area, in terms of popu-
lation and employment, has significantly affect-
ed Loudoun County over the past several years.
While some of the growth is actributable to the
expansion of Washington Dulles International
Airport, it can also be actributed to rapid growth
in Fairfax County and the construction of the
Dulles Toll Road, the widening of Route 28, as
well as the expansion of Route 50, all of which
have substantially increased aceessibility of the
County to the eastern metropolitan suburbs.
The growth and near build-out of the Reston
area and the Toll Road corridor have facilitated
rapid growth in the Route 28 corridor, which
extends from Route 7, south to Centreville in
Fairfax County. The radial expansion of the
Washington metropolitan area now clearly
includes eastern Loudoun County.

E. Planning Assumptions and
Forecasts

he Loudoun County Planning Commission
has accepted the Metropolitan Washington
Council of Governments (COG) Round IV

TABLE 1
COG RounND IV INTERMEDIATE FORECASTS FOR LoUDOUN COUNTY

Year Population Households Employment
1990 86,1292 32,917¢ 34,000
1995 117,000 41,000 46,000
2000 146,000 52,000 61,000
2005 177,000 64,000 78,000
2010 210,000 77,000 98,000

2 Estimare, U.S. Burcau of the Census, 1990,
3 Inid,
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FIGURE 2: REGIONAL LOCATION
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TABLE 2
CURRENT SUPPLY OF APPROVED DEVELOPMENT

Residential Non-Residential
Status Dwellings Sq. Footage
Zoning Approved
{bur not built) 19,000 170 million s.f.
Currenty under Review
for Zoning Approval 22,700 7 million s.f,
Expected to be Approved* 9,100 7 million s.f.
Net Supply 28,100 177 million s.f.

¥ Projects “Expected 1o be Approved” are those which most closely comply with the County’s adlopred area plans,

TABLE 3
PROJECTED SURPLUS OF DWELLING UNITS & BUSINESS S.FE

Residential Non-Residential

Year Dwellings Square Footage

1990 28,100 177 million s.f.

1995 18,100 165,000 million s.f.

1998 (assuming a 5 year “lead” time for review and approval, ctc., new dwelling units would have to enter the

pipeline in 1998 to prevent a deficit by 2003),

2000 7,100 153 million s.f.

2005 {4,600)' 141 million s.f,

2010 (18,000) 129 million s.f.

Intermediate Forecasts for population, house-
hold and employment as a basis to plan for
Loudoun’s growth. The following table outlines
the growth that is projected for Loudoun
County to 2010.

For planning purposes, the Round IV COG
forecasts were compared to what has been
approved by the County to date. Tables 2 and 3,
p. 9, indicate that the County will be able to
meet anticipated demands for residential and
non-residential development in the near future.

Based on the COG forecasts, the County
has approved enough new housing units to meet
projected needs until the year 2003. However,
to prevent a shortage of housing units in 2003,
the County would need to begin planning for
additional units by 1998. This lead time would
provide landowners the opportunity to design

and finance projects and allow the proposals to
move through the County’s review process.
Loudoun has approximately 177 million square
feet of zoned but undeveloped non-residential
space. Based on projected demand (and assuming
no additional non-residential rezonings), the
County will have a surplus of 129 million square
feet of non-residential zoning by the year 2010.

GENRAL PLAN PROGCESS

he General Plan was developed during

I 1990 and 1991. The Plan is the product

of citizens, the Planning Commissicn,

the Board of Supervisors, County staff and con-
sultants. The Plan evolved through a series of

public meetings, Planning Commission sessions
and public hearings.

1 All current and pipeline residential projects completed by the year 2003,
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A. Public Participation Process

he General Plan was prepared with exten-

sive citizen involvement. The CHOICES
AND CHANGES public outreach program,
conducted between January and March 1990,
was developed to fully involve citizens in plan-
ning the future of their community. Over 250
people, representing a wide vanety of interests,
attended eight public information and comment
meetings and an average of 80 people attended
one or more of the three General Plan work-
shops. In addition to these meetings, over 4000
residents participated in the process by respond-
ing to an opinion survey which was mailed to all
County house-holds. Every effort was made to
ensure that those people interested in participat-
ing in the General Plan process had the opportu-
nity o do so. Acceptance of the Plan by the com-
munity is essential to its implementation, The
acrive participation of County residents has
been and should continue to be developed as an
integral part of on-going planning efforts cutlined
in the General Plan.

During this public process, citzens idend-
fied major planning issues, goals and possible
implementation concepts. The overall strategy of
the General Plan and many specific concepts are
based on the ideas of Loudoun County citizens
who participated in the CHOICES AND
CHANGES process. The Plan’s three major
themes - Natural and Culcural Resources, Growth
Management and Community Design, and their
related goals are a direct result of public input.

! P

Following the public meetings, the
Planning Commission conducted regular worle
sessions with planning staff and the General
Plan consultant to analyze the results of the
CHOICES AND CHANGES process, review
technical data and develop the Plan itself.
These Commission work sessions also included
meetings with agencies such as the Virginia Depart-
ment of Transportation, the County Open Space
Advisory Committee, the County Agricultural
Advisory Committee, the School Board, and offi-
cials of the incorporated towns.

One of the principal tasks of the Commission
during its work sessions was to reach a consensus
on several key decisions which dictate the direc-
tion to be taken in formulating specific planning
strategies. These decisions are discussed at length
in the Priorities Report and the Interim Report
which were submitted to the Board of Supervisors
in April 1990 and July 1990 respectively.

B. Public Review and Adoption

he staff draft of the General Plan went to

public hearing in September and October
1990, Following the public hearings, the
County held a series of public “round table” dis-
cussions to provide citizens, landowners and
members of the development community with
an additional opportunity to provide input to the
Planning Commission about the policies in the
Plan. The Planning Commission considered the
public hearing comments and the results of the
round table discussions during several work ses-
sions held between Ocrober 1990
and February 1991, Based on these
comments, the Planning Commission
substantially revised the staff draft
and scheduled a public hearing in
April 1991 on the revised plan. In
April and May of 1991, the Planning
Commission made additional revi-
sions to the draft based on public
comment. The Planning Commis-
sion forwarded an approved version
of the draft plan to the Board of
Supervisors on May 9, 1991, Thbe
Commaission certified the final

k. . -V %h . b , Planning Commuission draft in June,
Active citizen participation was a large Jactor in determining the goals and objectives 1991.
of the General Plan,
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GENERAL PLAN GOALS

goal is a desired future state. The

General Plan goals are based on goals

eveloped by the citizens who partici-

pated in the CHOICES AND CHANGES public

workshops. These goals, in combination with

the Plan’s Mission Statement (see Preface, p. ix),
are the foundation of the Plan.

A. Goals for Natural and Cultural
Resources

During the CHOICES AND CHANGES work-
shops, discussion about the environment
focused on the most important resources and criti-
cal areas. Participants felt that “broad brush”
preservation plans would not be as effective as con-
centrating on the County’s most important
resources like water, open space, animal habitats,
trees and historic sites. Citizens and landowners
also stated, however, that property owners should
not lose “equity™ or value in their land as a result of
environmental or historic preservation activities,

The General Plan’s policies are aimed at
striking a realistic balance berween two views.
One view is that the environment is a collection
of precious and fragile resources, some of which
should be preserved for the good of the commu-
nity. The other view is that the environment is
a collection of economic commodities to be trad-
ed or developed. The General Plan secks to
soften the most extreme interpretations of both
these viewpoints through productive compromise.

The General Plan policies seck to protect
fragile resources by limiting development or mit-
igating disturbances that do occur. However,
these policies will be implemented so thac land
values are not unduly diminished. To accom-
plish this, the General Plan suggests mechanisms
that permit development to be adapred to
resource protection goals or, when necessary,
development potential could be shifted to less
environmentally sensitive areas

This Plan suggests the use of new tools and
infonmation to achieve a resource/ commodity balance.
For instance, the Plan will encourage the use of
such implementation approaches as shifting develop-
ment potential and acquiring conservarion easements
to create an environment in which the public

shares the cost of preservation with the individual
landowner. Also, the County will take advantage of
improved technical information to ensure more precise
and fair rargeting of resources to be protected.

Natural and Cultural Resources Goals

1. Maintain the high qualicy of Loudoun
County’s environment as a unique local and
regional resource,

2. Conserve the County’s renewable and non-
renewable resources to the greatest extent possible.

3. Coordinate human activities with the character
and limitations of the natural envirenment so as to
limit its disruption.

4. Focus efforts on the protection and conser-
vation of critical resources threatened by deve-
lopment related activities.

5. Seek public aquisition of critical environ-
mental areas to balance and enhance regulatory
efforts.

6. Distribute the cost of resource protection and
management fairly among all County citizens.

7. Implement land conservation programs that
balance the resource and commodity value of
the land.

8. Establish performance standards which set
desirable levels of protection for all resources.

9. Calculare the costs of mitigating the envi-
ronmental impact of development to ensure that
the true cost of development is fully considered
in the County’s development review process.

10. Preserve the County’s cultural and scenic
character by conservation of archaeological sites
and historic structures and their settings.

11. Establish land uses compatible with his-
toric, open space and scenic areas.

Chapter One: Tntroduction and Sunmary
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B. Goals for Managing Growth

During the CHOICES AND CHANGES work-
shops, some residents said they felt that
their communities are growing too fast and the
sense of community and security associated with
living in Loudoun is fading. However, many
also realized that cthe County benefits from
increased employment and business activity, tax
revenues, a socially diverse population and mod-
ernized services and facilities. Growth is not
bad, in and of itself. It is generally a lack of
sensitive design and growth management that
creates the negative impacts and fear of growth
in the community. The County needs to accom-
modate and manage its fair share of the regional
growth. Otherwise, new development may
sprawl over and around the County, exacerbat-
ing the very problems the County is attempting
to prevent.

The General Plan guides the locacion,
scale and rate of development to help the
County plan for public facilities and services,
provide residents and businesses with a level of
security regarding the furure of their communi-
ties and investments, protect environmentally
sensitive areas and support the County’s com-
munity design goals. The policies in the Plan
seek to distribute growth fairly so that new
development functions in harmony with exist-
ing communities.

The Plan also seeks to distribute the finan-
cial benefits and burdens of growth fairly among
all residents and businesses. Incoming residents
must pay for the incremental increase in capital
facility costs that they cause by moving to the
County. The General Plan seeks to minimize
this marginal cost of development in order to
provide an affordable environment for existing
and future residents.

Due to its location, the eastern third of
Loudoun County (cast of Goose Creek and Route
860) is expected to absorb the majority of the
County’s future population growth during the
next 50 years. Eastern Loudoun is at the fringe
of the Washingron mecropolitan area and faces
the same ourward development pressure that
affects Fairfax, Prince William and other locali-
ries surrounding Washington. The availability of
a major public warer and sewer system and the

planned development and improvement of major
roads in this area have minimized the most
significant constraints to development. The
County strives to ensure that projected growth in
Eastern Loudoun causes minimal fiscal impact,
minimal traffic impact and that substantial
amounts of open space and parkland are pre-
served, particularly in conjunction with creek
valleys and key scenic vistas.

The western two-thirds of the County will
absorb a substantial amount of growth during
the next 50 years but due to location, economic
trends, environmental conscraints and fiscal limi-
tations it will remain essentially rural in character
and function. Most growth is directed to existing
towns which are the principal providers of public
sewer and water. Urban Growth Areas, established
by the Plan to accommodate the anticipated
growth around the towns, provide substantial room
for new development. Western Loudoun will
be viewed as both an agricultural and open
space resource to be conserved and as a land
commodity with development potential, albeit
at low overall densities, and preferably in the tra-
ditional clustered pattern of towns, villages and
hamlerts.

Growth Management Goals

1. Provide the opportunicy for all persons who
live andfor work in Loudoun County to obtain
adequate housing priced wichin their means.

2. Encourage the development of a complete
range of housing opportunities located in sus-
tainable communities which accommodartes the
housing needs of existing and future county res-
idents and which accommodates Loudoun
County’s fair share of the region’s population
growth over the next 20 years.

3. Manage the location, scale and timing of
new growth to accommodate the County’s fair
share of regional growth while ensuring that
development does not exceed the capacicy of
public roads, utilities, services and facilities.

4, Develop a distinct plan for the councy’s urban-
izing areas, rural areas and arcas which are
changing from rural to urban.

i2
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5. Establish a long range plan for the next 20
years with a five year implementation and
review cycle and an ultimate vision of 50 years.

6. Establish guidelines for orderly expansion
of urban boundaries to ensure new development
that complements existing communities.

7.  Encourage infill development to establish a
comprehensive development pattern in the
urban areas of the county.

8. Encourage the assemblage of small parcels
to achieve a consistent and compatible develop-
ment pattern, which provides for adequate facil-
ities and services.

9. Maximize the beneficial impact of develop-
ment on taxes or other costs to County residents
by maintaining an economical balance of busi-
ness and residential uses and by directing
attributable costs to the users of new development.

10. Preserve the cultural, social, economic, envi-
ron-mental and aesthetic amenities provided by
agriculcural tand use to both Loudeun County
and the region.

11. Promote planning efforts in future urban areas
to help alleviate land use and economic burdens
on agricultural land so as either to aveid its prema-
ture conversion to urban or suburban non-agricul-
tural use or to direct any conversion in such a way
as to preserve large, usable agricultural areas.

12. Conserve agricultural resources and avoid
environmental pollution which would degrade
the farmland, the natural environment and the
surrounding communities.

13. Design and construct new roads and road
improvements that truly enhance traffic safery,
that provide for improved vehicular capacity
consistent with area land uses and regional
demands and that provide for safe and conve-
nient pedestrian movement in the urban areas.

14. Create a transportation system that is con-
siderate of natural and cultural environmental
features and the pedestrian.

C. Goals for Community Design

he citizens who participated in the

CHOICES AND CHANGES process
want to preserve and enhance the character of
Loudoun’s towns, villages and rural areas. They
are also concerned about maintaining a sense of
community and sense of place in rapidly urban-
izing areas. In 1988, the County developed a
planning philosophy, known as the VISION, to
address these concerns. In western Loudoun,
the VISION seeks to preserve open space and
the rural character of the County by encouraging
new growth to locate in compact clusters of
hamlets, villages and towns and encouraging
mixed use developments as a means of creating
distinct, viable communities modeled after tradi-
tional development. The urban VISION is similar
in that it seeks to concentrate growth in compact
urban nodes offering a variety of housing, business
and employment opportunities. The focus of
the VISION is on creating compact communities
with strong visual identities and convenient,
human-scaled street networlks.

The General Plan seeks to continue the
implementation of the VISION by establishing
performance standards and design guidelines.
The County’s VISION and the General Plan
policies recognize that healthy, vibrant commus-
nities and neighborhoods are made up of a vari-
ety of land uses. The General Plan uses a com-
munity character system to encourage compact,
mixed use development patterns. The policies
promote an affordable lifestyle wich reduced
reliance on the automobile, oppor-tunities to
live close to work, more efficient public services
and facilities and the protection of the natural
and cultural environment.

Community Design Goals

1. Provide sustainable and harmonicus living
and working environments, with a full range of
housing types, institutions and workplaces in
which all age and social groups are fully integrac-
ed and in which the bonds of authentic commu-
nities can be formed.

2. Shape new communities that offer the com-
bination of uses, the human scale, the visual

Chapter One: Introduciion and Suntinary

13



character and sense of place that are evident in
our older communities.

3. Provide a range of community types to
accom-modate a variety of lifestyles.

4. Develop community design standards and
guidelines which preserve the natural and cul-
tural resources of the County.

GENERAL PLAN STRATEGY
AND FORMAT

A. Planning Vision

he ultimate or very long-term plan is an

essential element of planning for Loudoun
County. The Plan is intended to provide a vision
of the County and a framework for future decision-
making. There is a difference between forecasting
specific population and employment numbers and
defining the character of a community. It is nec-
essary to consider the more technical analyses in
a vision of where the community is ultimately
going and how it will get there. An ultimate
strategy makes no attempt to forecast when it
will be achieved. It sets an ultimate framework
for planning. These are very [arge scale goals that
govern the more detailed planning for long- and
short-term objectives, It is a vision based on broad
goals that are not meant to be changed. The
planning vision for the County is the result of an
extensive public participation process as well as
long hours of work by the County’s Planning
Commission and Board of Supervisors. It is the
ultimate planning context within which the
Loudoun County General Plan’s policies have
been crafred.

The County’s ultimate development pat-
tern will be based on the County’s long-term
commitment to maintaining distinct urban and
rural areas (See Fig. 20, p. 58). West of Route 560
and Route 621 is the Rural Area. "This area is intend-
ed to remain predominantly rural, although
some areas may develop in compact clusters as
hamlets or villages. Denser nodes will include the
growth areas around the towns, where utilities
will be available to serve urban development
which is compatible with the existing towns.

The eastern portion of the County will

gradually urbanize. Dulles Airport and the
Dulles Toll Road will be the economic “drivers”
of this growth. Like other communities such as
Arlington and Fairfax, the County anticipates
that urban areas will develop in waves over the
course of several decades. The General Plan
anticipates at least ewo waves., The first wave is
already underway. It will eventually cover the
eastern portion of the County with a suburban
density development pattern of residential
neighborhoods, town centers and regional business
centers interconnected by a substantial networl of
roads, linear parks and open spaces following
creek valleys and high points.

The second and subsequent waves will rede-
velop Eastern Loudoun in nodes of higher density
land uses along major thoroughfares. These nodes
will be true urban centers with a mix of uses,
designed for pedestrian dominance, served by mass
transit and very compact in form. The first nodes
will probably appear along the Dulles Toll Road
Extended corridor where right-of-way exists for a
rail transit corridor, and in infill areas within built-
up developments., As existing neighborhocds
mature, the second wave will also occur in the form
of redevelopment proposals. The second wave is
not expected to begin until after 2010. The change
in development patterns associated with each wave
will be gradual, making it important that the county
plan should set the framework now for the ultimate
urban form of Eastern Loudoun,

B. Long-Range Planning

he long range plan is the subject of most of

this document. Although the Plan contains
a Specified Land Use map, Fig. 36, p. 96, the
more detailed maps and policies in this Plan
focus on those areas of the County that are
expected to develop over the next 20 years.
The Ultimate Development map designated in
the Plan, is large enough to accommodate market
flexibility (See Fig. 31, p. 95). Phasing policies
set guidelines for orderly develepment. This
map, used in ¢conjuction with the Specified Land
Use Map, Fig. 36 p. 96, provides long-term guid-
ance to landowners.

The effectiveness of the General Plan will
depend on a regular process of review and updat-
ing. Frequent updates to the Plan will ensure chat
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new growth arcas, within the boundaries of the
County’s Ultimate Urban Growth Area, are desig-
nated as needed. The long range policies in the
Plan can be adjusted over the next 20 years with-
out affecting the ultimate vision for the County.

C. Short-Range Planning and Actions

he County will concentrate the majoricy of

capital investments and improvements
where development is encouraged instead of
scattering public investments randomly.

Many of the General Plan’s objectives can-
not be adequartely addressed within the scope of
this document. Therefore, the nexc major step
in the community planning process, will be to
work with citizens and other key players in
determining more specific policies for geographical
subareas of the County (i.e.; Dulles South,
Middle Goose Creek,} as well as for topics that
are important, widespread and have repeated
land use implicanions (i.e.; open space, wastcwa-
ter treatment). To assist in establishing immedi-
ate short-range priorities for distinct geographic
areas of the County, the General Plan includes
recommended planning district boundaries
which will be a basis for more detailed planning
efforts (see Fig. 3 p. 15).

The Implementation section of the Plan,
Chapter Eight, includes a recommended sched-
ule for the next planning steps, including area

plans and special studies, revisions to the
Zoning Ordinance and other programs to aug-
ment the General Plan. This schedule will
assist in making the Plan an integral part of the
Board of Supervisors’ decision making process.

D. Plan Format

he General Plan policies are divided into

six major chapters. The first chapter con-
tains the Natural and Cultural Resources poli-
cies. These policies apply to any area of the
County where an important natural or cultural
resource is located. The Countywide Strategic
Management policies are broad policies that out-
line how the County will address growth issues
throughout the County. Because the appropriate-
ness of particular growth and community design
policies varies geographically, the County is divid-
ed into four policy areas: Eastern Urban Growth
Areas, Town Urban Growth, Rural Areas and
Existing Rural Village Areas. Figure 20, p. 58 identi-
fies the houndaries of these policy areas. Each of
the areas is the subject of a separate chapter that
outlines more specific policies and guidelines
for the particular policy area. The final chaprer
of the General Plan contains very specific rec-
ommendations about how the Plan will be
implemented. It also includes a schedule for
studies, ordinance amendments and area plans
that will follow adoption of the General Plan.
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WATER-RELATED RESOURCES

A. Surface Water Quality

Surfacc water is an important water source in
the urbanizing sections of eastern Loudoun. In
addition, it will increase in importance as a water
source in rural and western portions of the
County as groundwater sources in these areas
become less reliable because of increased demand
and resource contamination. Much of the water
that flows through Loudoun County is in streams
that originate within the County {Fig. 4, p. 18), pre-
senting the County with a good opportunicy to
control surface water quality through sound water-
shed (See Fig, 5, p. 20) management policies.
Wastewarter treatment plant discharge is a
source of concern in Loudoun. Many of the
County’s streams, most notably Broad Run, Goose
Creek, and Catoctin Creek, are used for waste
disposal. The County should implement a water
quality monitoring program to ensure that ade-
quate water qualicy is maintained in these streams.

Surface Water Policies

1. The County will develop long range plans for
wastewater treatment and water supply that estab-
lish criteria for siting future wastewater treatment
facilities and impoundment sites. The Counrty
will pursue this effort according to the sewer and
water policies of this plan (See Rural Water and
Wastewater Policies in Chaprer Six, p. 153).

2. County agencies and the public will work
together to develop standards for the use of
wastewater treatment technelogies involving
small, communal treatment plants and on-site
wastewater treatment alternatives to septic and
drainfield-based systems. The County intends
for these standards to encourage appropriate,
clustered development in Rural Areas while
maintaining high water quality.

3. Development will not be permitted wichin a
300 foot buffer around public water supply reser-
voirs. Development potential may be transferred
from this buffer area according to the density
transfer guidelines on p. 195 in Chapter Eight of
this plan. To mitigate the impacts of develop-

ment on water quality and flows, the Councy
encourages natural vegetation on all land adja-
cent to water bodies that are present or potential
water supplies.

4. Derailed floodplain studies (conducted by the
County) will establish specific regional stormwater
management parameters and policies for a given
watershed before it is opened to urban development.

5. Where development in urban communities is
allowed near the shorelines of streams and reser-
voirs, great care must be taken in controlling
stormwater flows.

6. The County will develop a local initiative and
plan to expand the State Water Control Board’s
water qualicy monitoring system in Loudoun.

7. The County will aquire, through easement
and fee simple acquisition, lands that are critical
o the quality of key water supplies. These areas
will be reforested if necessary to restore filtration
and eresion control funcrions.

8. The County will cooperate with the Loudoun
Councy Sanitation Auchoricy to study the feasibility
and desirability of preserving potential impound-
ment sites,

9. The County will work with the incorporated
towns, in conjunction with State Water Control
Beard programs, to establish overall water quality
goals and specific standards for individual streams
and stream segments.

10. The County will monitor implementation of
the Chesapeake Bay Act in nontidal portions of
other jurisdictions as part of an overall effort to
keep water quality regulations current.

11. The sewer and water policies in this plan
encourage water conservation. The County encour-
ages that this objective be achieved through
innovative reuse systems and through informed
household use.

1Z. The County encourages and supports com-
munity programs to keep shorelines and water-
bodies free from debris and litter.
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13. In suburban areas, water access should be pro-
vided for recreational uses. These areas will be des-
ignated in local area plans. Where paved surfaces are
needed, they should be constructed of pervious
paving materials when structurally feasible.

B. Groundwater Quality

Groundwatcr, supplied through wells and
springs, is the primary source of drinking
water for more than half of Loudoun County’s res-
idents. Factors such as poorly sited drainfields,
high water tables, lack of septic tank maintenance,
drainfield saturation, agricultural wastes, leaking
sewer lines, improper disposal of household haz-
ardous waste, and leaking or abandoned under-
ground storage tanks threaten groundwater qualiry.
These problems are particularly threatening in
the limestone conglomerate belt where rock out-
crops, sinkholes, and solution channels can function
as conduits for contaminated surface water and
septic tank effluent,

Groundwater quality is perhaps most crucial in
rural Loudoun where wells are the major source of
drinking water. In addition, on-site, in-soil sewage
disposal methods are the dominant rype of waste-
water treatment in this portion of the County
(Fig. 6, p. 22). Effluent from these systems is a
threat to the groundwater and the drinking water
it provides. As a result, groundwarter qualicy is an
important health issue in many rural areas. Finally,
underground and above ground fuel storage tanks,
which may also threaten groundwater qualicy, are
prevalenc in this portion of the County.

A wide range of pollutants that affect ground-
water quality are associated with urban areas.
These materials include motor oil, road salc, and
pollutants from underground storage tanks. Once
these find their way into the groundwater, they
may then be transported through the soil to con-
taminate important surface water supplies.

Groundwater Policies

1. Following completion of the groundwarer
resources inventory, the County will develop and
implement a comprehensive groundwater protection
strategy. This strategy will include requirements
that development be prohibited or substantially
limited in critical groundwater recharge areas.

Under this strategy, the County will acquire,
through easements and fee simple acquisition,
areas that are exceprionally vulnerable to ground-
water contamination. The County will give special
attention to those arcas that have been identified
as compoenents of another resource such as wet-
lands, floodplains, or wildlife habicac.

2. 'The County will develop and implement a
well-head protection program. This program will
protect groundwater from contamination and ensure
a safe level of drinking water qualicy for residents of
rural Loudoun and western Loudoun towns thar are
dependent on groundwater as a water source. In
addition, the County will refine and strengthen
existing water protection policies and regulations.

3. County agencies and the public will cooperate
to develop standards for wastewater treatment
technologies involving small, communal treat-
ment plants and on-site wastewater treatment
alternatives to septic and drainfield-based systems
in groundwater recharge areas. This will be done
in accordance with the warter and wastewater treat-
ment policies of this plan.

4. Many of the problems faced by small systems
are management and maintenance problems.
The County will address these issues with man-
agement and maintenance requirements rather
than discarding the technology.

5. The County will continue to require develop-
ments in urban and suburban areas to connect to
central water and sewer systems according to water
and wastewater treatment policies in this plan.

6. The County will establish a comprehensive
underground storage tank (UST) management
program that requires above ground installation
of fuel and other storage tanks containing potential
pollutants in the limestone conglomerate area. Fiber-
glass or other corrosion resistant tanks will be re-
quired in other critical groundwater protection areas.

C. Floodplains

loodplains offer nacural flood storage capacity
and locations for recreational facilicies and
wildlife habitats, Construction in floodplains is
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subject to flood damage resultng from inundation
and velocity of floodwarer flows. Construction in
the floodplain can also increase the risk of flood
damage by reducing the floodplain’s storage capacity.

Loudoun County has passed appropriate regu-
lations restricting development within cthe 100-
vear floodplain (Fig. 7, p. 24). Floodplains will
expand as new areas urbanize and impervious sur-
face area increases. As a result, the additional
impervious surfaces will then increase the volume
of surface runoff. The County should continue to
enforce and update its current floodplain policies
and expand its stormwater managemenct planning
to minimize future problems. Further analysis of
the impact that development will have on specific
floodplains will help to define and solve these
problems.

Floodplain Policies

1. The County will continue to enforce, and
refine when necessary, its current floodplain pro-
tection regulations.

2. The County seeks to minimize increased
demand for flood storage by:

a. Encouraging the development of compact
urban areas and permitting taller buildings to
minimize impervious surfaces in accordance
with other policies in ¢this plan;

b. Secking to design stormwater systems
using overland flow wherever possible;

¢. Secking to increase detention and storage
in stormwater systems where it will decrease
peak flow;

d. Designating and locating new wetlands
and wet meadows as parts of stormwater sys-
tems in arcas adjacent to appropriate land
uses to decrease stormwater run-off.

3. The County will develop an expanded storm-
water management strategy including considera-
tion of regional detention facilities. This strategy
will seek to minimize increasing demands on
floodplain storage capacity in developing areas by
coordinating floodplain protecticn efforts.

4. The County will recognize the interdepen-
dence of floodplains and preservation of open
space, wetlands, wildlife habitat, and scenic vistas
and corridors.

5. The County will not permit the channeliza-
tion and diversion of any stream draining an area
of 640 acres or more. The County will discourage
the channelization and diversion of streams drain-
ing an area less than 640 acres, and encourage the
restoration of natural floodplains and streams.
Channelization and diversion proposals for streams
draining an area greater than 100 acres but less
than 640 acres will require a stream rehabilitation
program and sediment and erosion control plan,
along with an environmental impact assessment,

6. CQCalculations of developable acreage will not
include areas in floodplains draining more than
640 acres.

D. Wetlands

etland areas are a valuable natural resource,

They reduce floodwater peaks by storing
the floodwarter and reducing floodwater velocity,
serve as groundwater discharge and recharge
areas, improve water quality, and provide food and
habitat for fish and wildlife. In addition, wetlands
are recreational and aesthetic resources. The
Federal Government, through the Army Corps of
Engineers, has adopted a policy of no overall net
loss of wetlands in its regulatory programs. These
programs are applied nationwide, including in
Loudoun County.

According to the Federal Manual for Identifying
and Delineating Jurisdictional Wetlands, wetland
areas consist of three components: vegetative
cover, hydrology, and hydric soils. Typical wet-
land vegetation consists of plants that are well
suited for or that have adapted to life in areas
where water saturates the soil or covers the
ground’s surface for extended periods of time,
Hydrology refers to the physical conditions that
cause an area to have poor drainage and/or which
promote water retention for extended periods of
time. Hydric soils are defined as soils that are
saturated or ponded long enough during the
growing season to develop anaerobic conditions
in the upper soil horizons. The presence of these
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The County has been srarking to preserve the scenic character of its Potomac shorefine and to establish a Potomac Heritage Trail using ease-

ments aind other open space preservalion fechunigues.

soils is one of the best indicators for identifying
wetlands (Fig. 8, p. 26). Work is continuing on
increasing the County’s knowledge of all three
factors so that a satisfactory wedlands inventory
can be completed.

Wetlands Policies

1. The Counrty will develop a reliable wetlands
inventory and associated map of countywide wet-
land areas. When complete, this inventory will
include identification and mapping of specific
vegetative cover and hydrology information.

Z. In accordance with Federal Policy and the
Federal goal of no net loss of wetlands, the County
will coordinate with Federal agencies to preserve
existing wetlands when possible and to mitigate
their destruction when necessary.

3. The County will identify criteria to evaluate
the location of new wetlands that are proposed to
be constructed in association with storm drainage
systems or required by Federal agencies under
wetland mitigation programs.

E. Scenic Rivers and the
Potomac River

atoctin Creek from Waterford to the Potomac

River and Goose Creek from the Fauquier/
Loudoun County Line to the Potomac are “Scenic
Rivers” as designated by the Commonwealth of
Virginia (Fig. 4, p. 18). 'The Scenic Rivers
Program provides these rivers special status
through legislative designation and aids in estab-
lishing appropriate protection and management
techniques to maintain their scenic qualities, The
Goose Creek Scenic River Advisory Board, which
is appointed by the Governor of Virginia, has pro-
posed setback limits for development along
Goose Creck. The County should accepr this
recommendation as a step toward active protec-
tion of these corridors.

The County is using a variety of management
practices to protect the shorelines of Scenic
Rivers and the Potomac. The County has been
working to preserve the scenic character of its
Potomac shoreline and to create Loudoun’s portion
of the Potomac Heritage Trail using easements and
other open space preservation vehicles. Open space
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casements have been placed on much of the Potomac
shoreline east of Route 28 as part of this effort. These
efforts should continue in cooperation with the
Leesburg/ Loudoun County Greenways Committee.

The Leesburg/Loudoun County Greenways
Committee considers the Potomac shoreline a
top priority in its effores to create a greenway sys-
tem in Loudoun County (also reference the
Open Space Policies, p. 63). Similar opportuni-
ties along the Goose Creek and Catoctin Creek
valleys also interest the Committee,

Scenic Rivers and Potomac
River Policies

1. The County will establish a 300 foot buffer
along Scenic Rivers and the Potomac River mea-
sured from the river bank (Fig. 9, p. 28).
Development potential may be cransferred from
this buffer area according to the density transfer
guidelines on p. 195 in Chapter Eight of this
plan. The Zoning Ordinance will be amended to
prohibit development in these buffers except for:

a. Water dependent or passive recreational
uses that do not involve land disturbing activ-
ities as defined in the Zoning Ordinance;

b. Improvements associated with historic,
cultural, or archeological sites;

¢. Sewer and water lines, which will be
located to minimize negative water quality
impacts according to standards to be agreed
upon by the County and the LCSA.

d. The County will consider approval of
one new residence for each parcel existing at
the time of the General Plan’s adoption as a
permissible use so/long as there is not an
existing residence on the property (within
the buffer) and the new residence will not be
within 150 feet of the stream bank nor in
floodplain, wetlands, or upon steep slopes.

e. The County will consider each resi-
dence existing ac the time of the General
Plan’s adoption as a permissible use so long
as such residence is not located within flood-
plain, wetlands or upon steep slopes.

2. Marinas, docks, and other shoreline develop-
ment will he Special Exception uses, designed
and built to maintain the existing natural and
scenic character of the shoreline.

3. The Zoning Ordinance will be amended to
prohibit building or disturbance of land within a
Scenic River buffer or within the Potomac
Shoreline buffer unless this activity is necessary
to alleviate an undue hardship that would other-
wise be suffered by the property owner (i.¢., a
drainfield or road crossing necessary to ensure a
property may develop to its potential under
County policy). In the consideration and adop-
tion of such zoning ordinance amendments, due
regard shall be given to subdivisions which have
been approved prior to the adoption of the
General Plan.

4. The County will define and identify the
viewsheds along these waterways and establish
policies for development in these areas. Once
these areas are idencfied, the County will
encourage that development be substantially
limired within them.

5. The County will complete and execute a
plan for acquiring and managing open space cor-
ridors along the County’s officially designaced
Scenic Rivers. The County will coordinate chis
effort with the efforts of the Leesburg/Loudoun
County Greenways Committee.

6. The County will worlt with adjacent jurisdic-
tions; local, state, and regional governments;
advisory hoards; and citizens’ groups to develop
a Potomac River Shoreline Management Plan.
This Plan should include:

a. The boundaries of the study area;

b. A comprehensive natural resources
inventory;

c¢. Policy recommendations for river corri-
dor management and protection; and

d. A process for integrating the participat-
ing groups,
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7. As part of the Potomac Shoreline Manage-
ment Plan, the County will complete and execute
a plan for acquiring and managing open space cor-
ridors along the Potomac River. Preference will
be given to mechanisms such as proffers, other
donations and purchase in efforts to acquire land
and/or easements.

8. The County will establish a strategy © expand
recreational use of Scenic Rivers and the Potomac
by developing parks and providing public access
sites.

9. The County will seek proffers from develop-
ers for public access trails along the Potomac
River and designated sections of Goose and
Catoctin Creeks.

10. The County will not permit diversion of
Scenic Rivers under any circumstances.

F. Stream Corridors

here are many valuable resources along the

County’s network of streams. Stream corridors
are relatively undeveloped because of the presence
of floodplains and steep slopes. In addition, these
areas are wooded, making them excellent buffers
for filtering our impurities in surface runoff moving
toward a stream, as well as good wildlife corridors.
Stream corridors also contain valuable historic,
archeological, and scenic features,

Stream corridors cut across physical and cul-
tural boundaries to connect the various commu-
nities of Loudoun and are critical constraints when
determining land use policy. These corridors also
buffer incompatible land uses, provide for storm-
waler management, structure urban development,
and link social activity sites via pedestrian green-
ways. Finally, stream corridors may provide oppor-
tunities for extensive open space that can provide
natural community boundaries.

Stream Corridor Policies

1. The County intends to establish an overlay
zoning district based on the concept of a 150 foot
minimum buffer from either shoreline of streams
that drain 640 acres or more. When floodplains,
wetlands, and steep slopes are present the buffer

may be extended as far as 300 feet (Fig. 9, p. 28).
Buffers along Bull Run will extend to 300 feet in
all cases because of that waterway’s connection to
the Occoquan watershed, an important regional
water source. Development potential may be
transferred from this buffer area according to the
density transfer guidelines on p. 195 in Chapter
Eight of this plan. The Zoning Ordinance will
be amended to prohibit development in these
buffers except for:

4. Water dependent or passive recreational
uses that do not involve land disturbing activ-
ities as defined in the Zoning Ordinance; and

b. Improvements associated with historic,
cultural, or archeological sites.

c. Sewer and water lines which will be
located to minimize negative water quality
impacts according to standards to be agreed
upon by the County and the LCSA.

d. The County will consider each resi-
dence existing at the time of the General
Plan’s adoption as a permissible use so long
as such residence is not located within the
floodplain, wetlands or upon steep slopes.

e. Golf courses meeting standards to be set
in the Zoning Ordinance.

2. Marinas, docks, and other shoreline devel-
opment will be Special Exception uses designed
and buil¢ to maintain the existing natural and
scenic character of the shoreline.

3. The Zoning Ordinance will be amended to
prohibit building or disturbance of land within a
stream corridor unless this activity is necessary to
alleviate an undue hardship that would otherwise
be suffered by the property owner (i.e., a drain-
field or road crossing necessary to ensure a prop-
erty may develop to its potential under County
policy). In the cosideration and adoption of such
Zoning Ordinance amendments, due regard shall
be given to property which has been subdivided,
rezoned or has had its status altered through
approval of some other land development appli-
cation prior to adoption of the General Plan.
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4. The Counry encourages that land in stream cor-
ridors be placed under permanent open space ease-
ment using one or more of the following programs:

a. Fee simple purchase;
h. Decnation of easements; or

c. As the result of a New Rural Hamlet or
New Rural Village development.

5. The County recognizes the importance of
stream corridors as water quality buffers, wildlife
habitat, community edges, and locations for
greenways and trails and encourages protection of
these buffers from undue disturbance,

6. The County will evaluate the viability of
the Chesapeake Bay Program and explore the
opportunities thac this legislation provides for
improving water quality within the Potomac
River Basin.

- 7. The County will initiate an “Adopt a Stream”
program, similar to the Isaac Walton League’s
“Save Qur Streams” program, which addresses
issues such as licter control and water qualicy.

GEOLOGICAL FEATURES

A. Limestone Conglomerate Areas

helt of limestone conglomerate lies north of

Leesburg and east of the Catoctin Ridge (Fig,
10, p. 30). The bedrock in this area includes lime-
stone suspended in a mixture of other geologic
materials. Limestone is a carbonate rock and is
subject to weathering and the formarion of solu-
tion channels and sinkholes. While these channels
are capable of carrying substantial quantities of
groundwater that can be tapped for water supply
purposes, they can also serve as conduits for
groundwater contaminants.

In places, limestone bedrock forms outcrops
and solution weathering creates sinkholes at the
surface. Rock cutcrops, sinkholes, and solution
channels can function as conduits to the ground-
warter system for contaminated surface run-off,
leaky fuel tanks, and septic tank effluent. Because
the location of these channels is not well known,

development risks should be considered to exist
throughout the limestone conglomerate area,
Increased surface water run-off from devclop-
ment in this area can lead o increased cavity
collapse and ground subsidence. Such ground
failure may affect sewage lagoons, ponds,
pipelines, and foundations causing groundwater
pollution. In addition, differential subsidence
may occur in areas with limestone geology,
threatening the stability of structures built on
natural features such as the limestone conglom-
erate and overlying soils.

Structural damage and damage to water quali-
ty from unregulated development can he exten-
sive in this area. In addition, sinkholes represent a
critical area from an environmental as well as a
human health and safery standpoint. The County’s
suhdivision regulations require a variety of special
precautions near sinkholes or solution channels.
The Councy is working on special Zoning
Ordinance guidelines for development in lime-
stone conglomerate areas as part of an effort to
expand its protection of this area.

Limestone Conglomerate Policies

1. The County will define and delineate a
limestone conglomerate overlay zone based on
soil and geologic characteristics (Fig. 10, p. 30).

2. Performance standards are to he developed
to govern development on rock outcrop areas
because of a high potential for environmental
damage and to ensure public safety. Development
potential may be transferred from these areas
according to the density transfer guidelines on p.
195 in Chapter Eight of this plan. ~

3. Environmental protection performance stan-
dards will be developed for lands within the lime-
stone policy area which do not have rock outcrops.

4. Performance standards, including minimum
setback distances from sinkholes, rock outcrops
and other Karst features, will be developed for
limestone policy areas.

5. Agriculeure, forestry, and passive recreation
will be by-right uses in limestone policy areas but
will be subject to performance standards.
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Lowudoun’s Dest agricultnral soils are generally located in the west, although eastern Lowdown Cornty contains some notabdle pockels.

tant part of the County’s economy and lifestyle
makes prime farmland especially valuable. Once
this resource is lost, it cannot be reclaimed.
Protection efforts to date include the Use Value
Assessment Program and Agricultural and
Forestal Districts (Fig. 12, p. 33). The policies
addressing this resource are designed to be coor-
dinated with this plan’s agricultural policies to
form a coherent strategy.

Prime Agricultural Soil Policies
{Alsa see Agriciftural Conservation Policies in Chapter 3, p. 62
and Chaprer 6, p. 150).

1. The County will encourage the preservation
of Loudoun’s prime agricultural soil resources for
agricultural, horticultural, and forestal use to the
maximum extent possible, given financial and
regulatory constraints.

2. The County will continue the Use Value
Assessment Program, agricultural and forestal dis-
tricts and other apricultural development efforts
to encourage preservation of prime agriculeural
soils for agricultural uses.

3. The County will use the stormwater man-
agement and erosion control policies in this plan
and in the Loudoun County Erosion and Sediment
Control Ordinance to enhance soil conservation
efforts.

C. Mineral Resource Extraction Areas

Diabase is a hard, brictle rock used as a base
component for construction of roads and for
building foundations, There are defined belts of
this rock, also known as Trap Rock, south of
Leesburg and near Dulles Airport (Fig. 10, p. 30).
Soils with high shrink-swell characteristics often
overlie these diabase belts. These soils can cause
cracked foundations and severe structural damage
to buildings.

The crushed stone quarries that extract dia-
base are a substantial economic resource. This
stone is primarily used for concrete and road base
material. Loudoun County diabase is some of
the best rock for these purposes found on the
East Coast. Continuing construction activities in
the greater Washington area will ensure that dia-
base continues to be an important cconomic
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FIGURE 13: PROPOSED MINERAL RESOURCE POLICY AREA

NA

Prince William
County

A large scale original of this map can be

- Diabase Extraction Policy Area |§| Active / Approved Quarry Sites vicwed ai the Department of Plansing. B
== Sonrce: Londonn Connry Department of

Environmental Resoirces.
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resource. This industry provides a steady contri-
bution to the County’s economy. It employed
120 people in 1976, 150 people in 1984, and 221
people in the first quarter of 1989 (Virginia
Employment Commission Report).

Quarrying operations and related activities
present a challenge to County land use planning
because they may threaten groundwater and sur-
face water quality, they are site specific by nature,
and because they are heavy industrial uses.
Heavy truck traffic generated by this industry is
also an important land use and transportation
consideration. The site specific nature of extrac-
tion industries makes it important that the County
protect key diabase resource areas. Encouraging
buffers or compatible uses on adjacent tracts and
adequate transportation routes is parc of this
effort. Finally, the County must mintmize the
long-term effects of diabase extraction by explor-
ing strategies for reclamation of abandoned quar-
ries for other uses.

Mineral Resource Extraction Policies
(Ao see Indnstrial Policies-Chaps. 4, 5,6, & 7).

1. The County will foster efficient use of its
diabase resource. To help achieve this goal, the
County will create a quarry zoning district that
should provide a total of at least 800 acres in
Loudoun County to be set aside for extraction
and associated activities. The quarry zoning shall
malke quarrying a permissible use. No residen-
tial uses other than watchman’s quarters will be
permicted in this district. Non-residential uses
should be low coverage, heavy industrial uses
that will not be adversely affected by the quarry
operation.

2. Diabase extraction districts should be locat-
ed in areas where quarries presently exist and/or
in industrial communities where the diabase is
within the Ldn 65 noise contour of an airport
(See Fig, 13, p. 35).

3. Quarries will be permitted to operate as long
as they are viable. Encroaching new develop-
ment will take existing quarries into account.

4. The Councy will develop standards that seek
to protect existing and planned neigbboring uses

from the negative impacts of resource extraction
activities. Such negative impacts might include
threats to property values, public health and safe-
ty, as well as short- and long-term environmental
degradation. Such impacts will be mitigated by
buffer requirements, noise mitigation require-
ments, and other mitigarion techniques.

5. Diabase extraction activities should be locat-
ed with direct access to roads that are constructed
to industrial standards. These standards should
be applied so that quarries have adequate roads
linking them to the regional road network.

6. The County will continue to prohibit uranium
mining in Loudoun County until potential problems
are studied and resolved and the Commonwealth of
Virginia lifts its moratorium on such activiry.

D. Steep Slopes and Moderately
Steep Slopes

S teep slopes and moderately steep slopes occu-
py 53,000 acres of Loudoun County (Fig. 14,
p- 37). Moderately steep slopes are of a 15-25%
grade while the term steep slopes refers to more
environmentally critical slopes of 25% grade or
greater. 1f improperly used, these areas could
cause downstream flooding, erosion, building
and/or road failure, and other hazards.
Development on steep slopes will require high
volumes of “cut” and “fill.” Such earth-moving is
subject to erosion and sedimentation that causes
adverse effects on surface water quality.

Steep slopes represent a resource as well as a con-
straint to development. The characteristics and
importance of slopes may vary according to where
they occur, such as along streams and on moun-
tain slopes. Stream valley slopes often serve as
vegetative buffers to filter stormwater run-off and
as wildlife habirarts.

Steep Slope and Moderately Steep
Slope Policies

1. The County will prohibit development on
slopes with a grade of more than 25%.

2. The County will prohibit construction of
roads on slopes with grades over 25% with the
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exception of access easements to existing lots
where no other access is possible.

3. Special performance standards are to be used
to protect slopes with grades from 15 to 25%.
These standards will include best management
practices, locational clearances for clearing and
grading, and approval of natural drainage-ways.

4, There will be no building on unstable soils.

5. The County encourages that development
rights be sold, donated, or proffered from land
with a 15% to 25% grade.

Mountainside Areas

Loudoun’s mountains and mountainsides are
sensitive to development, Major soil slip-
page can occur on mountain colluvial slopes if
trees and vegetation are removed; if the soil is
disturbed through cutting, filling or blasting; or if
the moisture level is upset by excessive draw-
down or addition of water. Mountainsides are
important groundwater recharge areas, and are
home to critical vegetation and wildlife. These
features create an environmental system that is
unique to this region and which contributes to
the scenic character of rural Loudoun. Careless
development in mountainside areas could pose
dangers to one or more resources, to the environ-
mental system as a whole, and/or to present and
future residents of the area. The County will control
development in these areas to minimize destruc-
tion of the individual resources and to minimize
disturbance of the balance of these resources.
The boundaries of mountainside areas depend
on what aspects of the resource are being protect-
ed. The County’s current Mountainside Overlay
Zoning District boundaries are defined by eleva-
tion as a line of convenience (Fig. 4, p. 18). The
proposed revisions to the mountainside district will
more accurately predict areas that are sensitive to
development {Fig. 15, p. 39). Definition of the
mounainside district may be purely technical or may
include an aesthetic consideration. The bound-
aries proposed in this plan are based con a range of
both technical and aesthetic resource elements.
Critical resource elements of a new mountainside
zoning district should be elevation, slope, forest

cover, soils unsuitable for on-site, in-soil sewage
disposal, soils which are susceptible to slippage,
and hydric sotls.

Mountainside Policies

1. Mountainsides will be defined by the pres-
ence of certain natural features (such as elevation,
forests, steep slopes, unstable soils, and groundwa-
ter recharge areas) that are commonly associated
with these areas (Fig. 15, p.39). Mountainside
areas are divided into the following arcas depend-
ing on the types of resources present:

Somewhat Sensitive: Areas with potentially
slight or limited environmental and/or public
safety impacts from development.

Sensitive: Areas with potentially moderate
environmental andfor public safety impacts
from development.

Highly Sensitive: Areas with potentially
severe environmental andfor public safety
impacts from development.

2. Development criteria for somewhat sensi-
tive and sensitive arcas should encourage very
large lots or clustered development,

3. The County will manage develepment in
mountainside areas using tools such as the special
exception review process (in sensitive and high-
ly sensitive areas) and requirements for approval
of the location of proposed development (in
somewhat sensitive areas).

4. The County encourages that mountainside
areas be placed under permanent open space ease-
ment using one or more of the following programs:

a, Donation of easements;

. Use of portion of an open space bond
issue to acquire prioricy mountainside land.
Priority land would be highly visible ridge
tops and critically sensitive recharge areas; or

¢. As a result of a New Rural Hamlet or
New Rural Village development.
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5. The County will explore the expansion of
recreational opportunities in mountainside areas
by seeking to develop public park sites and
improving access to existing recreational facilities
such as the Appalachian Trail.

6. The County intends to investigate methods
to protect the integricy of highly visible ridgetops.

FoORESTS/VEGETATION AND
WILDLIFE HABITATS

A. Forests/Vegetation

pproximately 30% of Loudoun County is in

forest cover containing some of the best
hardwood stands in Virginia for lumber and
veneer production. The annual value of timber
harvests in the County is more than one million
dollars. Forest cover is the ideal land use for
maintaining water quality because it generates
low levels of pollutants and filters pollutants from
both surface and subsurface water flows. Itees
serve as natural habicat for wildlife, are important
to the carbon and oxygen cycles and are impor-
tant air cleaners, Forested areas also provide a
cooling effect and visual buffer in both developed
and undeveloped arcas of the County.

Little of the County’s vegetation is virgin
growth. Vegertation occurs in the ecologically
defined plant communities of canopy, understory,
and herbaceous cover. These plant communities
vary with the physiographic landscape.

Forest/Vegetation Policies

1. Forests shall be defined as:

A plant community predominantly consisting
of trees and other woody vegetation of at
least 20 acres in which 50% of the uee
canopy coverage exceeds 25 feet in height. A
forest is further defined as forming an ecosys-
tem that provides food, water, and shelter for
use as wildlife habirat.

2. Forests and vegetation should be preserved on
steep slopes (greater than 25%). On 15-25% slopes,
clearing should be limited to only that necessary for
essential road construction and utility installation.

3. Forests and vegetation should be preserved
in stream corridors, Scenic River corridors, and
the Potomac River corridor because these corri-
dors are intended to preserve the integrity of
these waterways. Exceptions should be for silva-
culcural acrivities provided that a Forest
Management Plan using best management prac-
tices for maintaining water quality is developed
and implemented on the site to be harvested.

4. Forests are an integral part of the Mountain-
side Overlay Development District regulations.
The County considers the presence of forests
when applying the weighting system used to
identify the Mountainside Overlay District.

5. The County will encourage property owners
pursuing silvaculture operations to develop Forest
Management Plans using resources available
through the Virginia Department of Forestry.

6. The Counrty continues to encourage land-
owners to preserve forested areas, through use of
Agricultural and Forestal Districts, easements,
and other voluntary means, as a factor in determin-
ing environmental quality as well as value as an
€Cconomic resource.

7. Once the feasibility has been established, the
County will require that developing properties of
over 100 acres retain 2 minimum percentage of
existing forests if those properties are in Rural
Areas or are to be developed as Urban Residential
Communities.

8. The County will develop an inventory and
map of vegetative cover for the County to use in
tree preservarion management.

9. The County will continue to support a
Gypsy Moth Aerial Spray Suppression Program
within certain defined land use categories by
implementing the best available large scale inte-
grated pest management practices.

B. Wildlife Habitats

he U.S. Fish and Wildlife Service ranks
habitat quality according to the size, shape and
quality of habitat area, and its interconnection
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with other habitats. The abjective of such stan-
dards is to delineate areas of high species abun-
dance and diversity. Development in eastern
Loudoun County has led to a loss of such habi-
tats there. Likewise, good animal habitats have
been altered in portions of western Loudoun
County because of changes in agriculeural prac-
tices and zoning that have led to development of
scattered single family homes.

The Countv’s largest contiguous areas of
forested land occur on mountainsides and aleng
stream channels. Stream valleys and mountain-
sides, therefore, play a key role in preserving
wildlife abundance and diversity.

The County has contracted with the Natural
Heritage Division of the Virginia Department of
Conservation and Recreation to prepare a natural
areas inventory focusing on rare, threatened, or
endangered species. The County should focus
on preserving large-scale wildlife habitats that
overlap with other important resources and
resource systems.

Wildlife Habitat Policies

1. The County will seek to protect areas of nat-
ural diversity and rare, threatened or endangered
species through stricter land use regulations.

Oatlands, a National Historic Landmart open to the public, is located near Leesburg.
It is part of @ Cownty historic district and is Fsted on the State and National Registers.

2. The County will conserve and protect wildlife
habitat through the preservation of a broad range
of natural resources such as natural vegetation,
forest cover, floodplains, streams and stream cor-
ridors, wetlands, and undeveloped areas associat-
ed with steep slopes.

3. The County will consider wildlife habicat as
a factor in its efforts to protect a broad range of
natural resources that cover large areas such as
stream valley corridors and mountainsides.

4. The County will include wildlife habitat preser-
varion objectives in efforrs to establish the County’s
Greenways network and in other natural corridors.

5. The County encourages that buffers be placed
around desirable wildlife habitats in the Urban
Growth Areas.

CULTURAL AND SCENIC
RESOURCES

A. Historic and Archaeological
Resources

oudoun County has an unusual number of

historic and prehistoric sites thar, along with
its scenic resources, farms and open spaces, are
major components of its unique character. These
resources are non-renewable and the County’s
policy has been and will continue to be one of
preservation and conservation for the benefit of
Loudoun’s present and future citizens. Almost
1100 historic sites and over 300 archaeological
sites have been surveved and mapped. These
structures and sites comprise a valuable resource
that has enormous culcural, aeschetic and eco-
nomic¢ value to the residents of the County.
Along with the rural landscape in which they are
set, the historic sites represent the County's largest
tourist attraction. The County recognizes the impor-
tance of its cultural history and has been progres-
sive in 1ts efforts to preserve it.

Loudoun County was one of the first jurisdic-
tions to adopt a rural historic district when the
Aldie, Waterford, and Qatlands Districts were
adopted in 197Z, followed by the 10,000 acre
Goose Creek District in 1977, There are now six
County administered districts: Aldie, Bluemont,
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Goose Creek, Oatlands, Taylorstown and Waterford.
Leesburg and Middleburg administer local his-
toric districts through their own zoning ordi-
nances. There are 30 sites on the Virginia Historic
Landmarks Register and the National Register of
Historie Places (Figs. 16, p. 42). There are four
National Historic Landmarks in the Councy. The
mapped archaeological sites are almosr entirely
prelustoric Indian sites, some of which have been
dated to be 10,000 vears old. Most of the identified
prehistoric sites are east of Leesburg where there
is considerable danger from new development,
particularly to those sites located outside of flood-
plains, The majority of the 1100 inventoried historic
sites are in the western portion of the County,

Protection for the historic sites comes from
design guidelines contained in the Zoning
Ordinance and covers only the designated his-
toric districts. State and National designation is
primarily honorary and the County has manvy
sites that are unprotected from destruction by
their owners. Loudoun County should continue
its existing protection program and refine its poli-
cies and regulations, especially for the unprotected
sites in developing areas. In more rural parts of the
County, structures are closely related to their set-
tings. Therefore, preservation of these structures is
linked to preservation of open space and scenic cor-
ridors. The Counry must define a comprehensive
policy that recognizes these relationships.

The County will base its historic and archaeo-
logical resource strategy on three points:

Preserve the County's cultural and scenic char-
acter by conservation of archeological sites and
historic structures and their settings.

Establish land uses compatible with historic,
open space and scenic areas.

Reestablish the historic growth pattern of villages
and hamlets and growth around existing towns that

has taken place in the County’s 230 year history.

Historic Resource Policies

1. The design of new buildings and subdivi-
sions should not conflict with existing historic
sertlements of farms, hamlets and villages.

2. The County will protect rural historic struc-
tures in the context of their natural settings.
Areas with particular views and/or historic ameni-
ties should be designated and conserved as a part
of new development.

3. According to State enabling legislation, the
County may designate specific historic corridors.
These corridors may be composed of parcels con-
tiguous to arterial streets or highways that are
judged to be important tourist routes or that are
routes to historic sites or areas. These corridors
may then be subject to special consideration in the
land review process. Loudoun will adoprt a historic
corridor district as part of its Zoning Ordinance,

4. The County will formalize its research mate-
rials and general policies into a preservation plan for
review and adoption by the Board of Supervisors,
"This plan will be incorporated into the County’s
Comprehensive Plan,

5. The County will require an archeological and
historical resources inventory. This inventory must
include a plan for preservation of these resources,
as part of all developmenc applications.

6. The County encourages adaptive re-use of
historic structures.

7. The County encourages identification of
addittonal historic resources and establishment of
additional Historic Cultural and Conservation
Districts and Historic Sice Districts.

8 The County will develop and implement
easement and other programs as methods of ensur-
ing preservation and conservation,

9. The County will work with the Virginia
Deparrment of "Transportation to develop standards
that allow flexibility in the design of new roads to
make new roads and development compatible with
the historic character of the County and 10 preserve
the character of existing villages and hamlets.

10. The County will work with the Virginia
Department of Historic Resources and other his-
toric preservation groups in its efforts to protect
historic and archeological resources.
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11, The Historic District Section of the Zoning
Ordinance should be refined and improved.

12. The County will encourage restoration,
preservation, and recordation of cemeteries.

13. The County will encourage residents of sig-
nificant historic communities to support the for-
mation of new County Historic Districts.

14. The Easement Acquisition Program estab-
lished by the Board of Supervisors and currently
inactive should be reactivated and an easement
program, based on voluntary donations should be
implemented.

15. The boundaries of the County’s Historic
Cultural and Conservation Districts should be
amended or extended to coincide with the
boundaries of the State’s corresponding Historic
Districts. This would apply to Aldie, Bluemont,
Goose Creek, and Waterford.

B. Scenic Areas and Corridors

hile ideas about what is scenic may vary,

people tend to agree on what areas and
places are the most visually pleasing. These
areas and places often include many of the same
resources (or combinations of resources) that are
addressed in this plan. Often significant wildlife
habitats and scenic resources coexist in either a
mountainside or stream valley setting. Slopes,
forest cover, historic structures, and Warercourses
are important elements of the County’s scenic
character as part of a mountainside area, stream
valley, or other natural setting.

People often associate scenic views with the
roads, highways, rivers, and streams from which
they are most often enjoved as well as with the
agricultural lands, mountainsides and other fea-
tures that make up these vistas. Loudoun’s rural
reads, crossing a landscape of hedgerows, fields
of crops, farmhouses, barns, villages, and cross-
road churches, are particularly suitable for scenic
corridors. The State has designated Routes 15,
655, 662, 690, 704, 719, and 734 as State Scenic
Byways. Catoctin Creek and Goose Creek, the
County’s two State designated Scenic Rivers, also
afford scenic views of the County’s countryside.

The County has designated historic and mountain-
side districts that protect elements of the scenic
landscape as well as protect critical cultural and
natural resources. The County needs to examine
and determine to what extent it is willing to pro-
tect important elements of its scenic landscapes.

Scenic Area Policies

1. The County will define scenic areas and will
designate these areas for conservation. These will
include, but not be limited to, impertant moun-
tainside areas and river areas.

2. The Board of Supervisors will sell bonds to
raise money to acquire scenic easements. The
Board will also accept casements as part of prof-
fer agreements to protect critical scenic views in
rural and urbanizing portions of the County.

3. The County will continue its efforts to devel-
op, refine, and implement strategies to encourage
a compact development pattern that clusters
neighborhoods, villages and towns, to preserve
the historic character of villages and hamlets sur-
reunded by open space, and to protect the
County’s many scenic vistas.

ENVIRONMENTAIL INOISE AND
AIR QUALITY

A. Airport Noise

To date, Loudoun County’s efforts to protect
existing and future residents from increased
levels of environmental noise have focused pri-
marily upon policies prohibiting residential devel-
opment within the projected Ldn 65 or greater
noise concour surrounding Dulles International
Airport. However, the expansion activities at
Leesburg Municipal Airport and the associated
increase in corporate jet usage at Leesburg
Airport as well as the increasing amount of traffic
upon the major roadways in the County, have
resulted in the need for a more far reaching and
comprehensive noise policy. The County must
meet this challenge in order to ensure a high quali-
ty envirenment for both cxisting and future resi-
dents, as well as to maintain the economic viabil-
ity of important transportation and economic
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development resources. "lo address these issues,
the County must adopt conservative policies and
guidelines for airport noise abatement. Such poli-
cies must be codified into the County’s zoning,
subdivisicn, and/or facilicies standards ordinances.

Loudoun County will continue to focus its air-
port noise abatement policies within the project-
ed Ldn 65 and greater contours around the
Washington Dulles International Airport, and will
begin to focus upon the expanding operations at
the Leesburg Municipal Airport (Fig. 17, p. 43).
Such focus will be based upon assumptions relat-
ed to fleer mix, generalized flight paths, which
include overflights in areas not in the 65 Ldn
contour, and other relevant operating procedures
at these two major airports.

Airport Noise Policies

1. The County will continue to support the eco-
nomic viability of Washington Dulles International
and Leesburg Municipal Airports by continued
and complete prohibition of new residential and
other noise sensitive land uses from the areas
defined by the projected Ldn 65 and greater noise
contours for both airports and by requiring non-
noise sensitive land uses within these noise
impact areas until such time as the Board of
Supervisors adopts a revised noise compatibility
study or other information.

2. All developers of proposed residential subdi-
visions located within one (1) mile of the projected
Ldn 65 contours of Washington Dulles Internacional
and Leesburg Airports will be required to note
upon any of its illustrative site plans for the prop-
erty and upon any of its marketing or promotional
brochures and disclose in writing to all prospective
homebuyers prior to execution of a sales contract
that the property is proximate to Washingron
Dulles International or Leesburg Airport and
may be subjected to air-craft overflights and air-
craft noise. In addition, the developer shall be
required to include a note on every record plate
for the property disclosing the property is proxi-
mate to Washington Dulles International or
Leeshurg Airport.

3. The builders of any residential units located
within one (1) mile of the projected Ldn 65 con-

tours will be required to incorporate acoustical
treatment into all units to ensure that noise lev-
els within interior living spaces (not including
garages, sunrooms or porches) does not exceed a
sound level of 45 db(A).

4.  The County will worlc with the Metropolitan
Washington Airports Authority and the Town of
Leesburg to analyze long-term airport neise poten-
tial using the Integrated Noise Model in order to
create noise contours based upon assumptions
about aircraft fleet mix, generalized flight tracks,
and other operating procedures around Washington
Dulles International and Leesburg Municipal
Airports for use in noise abatement policy formu-
lation.

5. The County will continue to use the Ldn 65
contour depicted as Figure 15 of the 7985 FAR
Part 150 Noise Compatibility Program for
Washington Dulles International Airport to define
the area of significant noise impacts around chat
airport (Fig, 17, p. 45).

6. The County will develop an Airport Noise
Impact Overlay District and include such district
as part of the Loudoun County Zoning Ordinance.
Such district will regulate land uses and provide
acoustical architectural performance standards for
construction which occurs within this area.

7. The County will continue to work with the
Metropolitan Washington Airports Authority to
refine airport operations and routes at Washington
Dulles International Airport to minimize the
cffects of noise on noise-sensitive land uses such
as single family dwelling units, schools, and
churches.

8. The County will produce a resident’s guide
outlining the fundamentals of airport noise and
the noise impacts that may be expected in gen-
eralized areas.

B. Highway Noise

more comprehensive County noise policy
must also include an effective series of
highway noise abatement policies and guidelines
which can be incorporated into the County’s zon-
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Maximum Acceptable Design Year

Noise Standards

dential or other type(s) of noise
sensitive use(s) will be exposed to
highway noise levels which exceed

Maximum Acceprable
Exterior Noise Level

Land Use Activity

the maximum design year noise
levels detailed above. ‘1o determine

the projected highway noise impact

Residential Development 67 dB(A) Leq(h) at a particular location, a land
Singlc Family Derached develop-ment applicant will be
Single Family Accached required to use the Federa! Highway
Multiple Family .. . . .

Administration’s Highiwoay Traffic
Noise Prediction Model (FHWA-RD-

Public and Quasi-Public 67 dB(A) Leq(h) 77-108, as amended). The design
Schools year shall be understoad to be the
Libraries probable traffic volume for said
Chur(.:hf:s facilities at a time at least fifteen
Hospitals

Nursing Homes
Auditoriums

Conccert Halls

Public Meeting Rooms

Parks/Recreation Arcas
Outdoor Amphitheaters
Golf Course
Nature Trails

60 dB(A) Leq(h)

(15) vears in the future. For the
purposes of these procedures, the
design year noise levels shall be
applied to:

a. Areas which are regularly
used by people and in which a
lowered noise level would bhe
beneficial. Such areas would

ing, subdivision and/or facilities standards ordi-
nances. Unless Loudoun County implements an
effective highway noise control program, there
will be a three-to-four-fold increase in the num-
ber of residents adjacent to major highways who
will be exposed to noise levels of 67 dB(A) Leq'
or greater by the year 2000 (Fig. 18, p. 47). To
address this issue, the County must identify and
adopt effective highway noise abatement policies
and guidelines. If such proposed noise sensitive
development, as defined below, will be exposed
to highway noise levels which exceed those levels
referenced below then appropriate noise mitigation
measures must be incorporated into the overall
design of the project.

Highway Noise Policies

1. The County anticipates that all land devel-
opment applications which propose development
adjacent to any of the existing and/or proposed
principal arterials and/or primary highways (Fig.
18, p. 47) will be designed to ensure that no resi-

not normally include service stations, junk-
vards, industrial areas, parking lots, storage
vards, and the unused open space portions of
other developments and facilities. Design
year noise levels shall, however, be applied to
those parks and recreation areas (i.e., open air
amphitheaters, golf courses, etc.) or portions
thereof where serenity and quiet are consid-
ered essential even chough such areas may
not be subject to frequent human use; and

b. Those places at approximately ecar-level
height. The values do not apply to an entire
tract upon which an activity is based, bur
only to chat portion on which such activity
normally occurs.

C. Construction Noise

he County will strengthen policies regulat-

ing noise produced by large scale construction
projects, i.e., use of explosives should be limited by
operating hours andfor decibel levels,

chq, equivalent Sound Level: the average energy level of sound over a given period of time, The period of time is normally
shown in parenthesis. For example, Leq (8) would be interpreted to mean the average energy level of sound over an eight (8)

hour time period.
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D. Air Quality

Air quality in Loudoun County is generally
considered good. Sources of air pollution are
automobile emissions, aircraft emissions, heating
furnaces, and power plants. Automobile emis-
sions and power plants (such as the PEPCO
power plant in Dickerson, Maryland) are threats
to air quality in Loudoun County. In addition,
aircraft emissions during takeoff are a problem
particular to the vicinity of Dulles Airport.
Measures such as maintaining high quality roads,
tree planting, encouraging reforestation, and
encouraging natural landscaping address these
threats.

Air Quality Policies

1. The County will seek to maintain good air
quality through sound planning, conservation of
natural resources, and support for state Air
Pollution Control Board policies and regulations
concerning solid waste management practices.

2. The County will promote the use of catalytic
combusters and energy efficient woodburning
stoves.

3. The Department of Fire-Rescue Service will
establish appropriate guidelines concerning open
burning. Specific burn times could be restricted
based on the Washington Metropolitan Council
of Governments’ (COG) air quality index infor-
mation, i.e., open burning should be banned if
the State issues a healch advisory or the
Washington Metropolitan Council of Gevernments
air quality index exceeds 100.

4.  The County will encourage tree planting and
preservation as a means of improving air qualicty.

5. The Councy will promote mass transit and
car pooling as a means of reducing vehicular traf-
fic and associated emissions.

6. The County will comply with the require-
ments of the Federal Clean Air Act as amended
in 1990 through support of the State Implemen-
ration Plan (SIP).
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A. Planning Approach

he eastern third of the County is expected

to absorb the majority of the population
growth during the next 50 years. The western
two-thirds will also absorb a substantial portion
of the growth but will remain essentially rural in
character and function.

Most western growth will be directed to the
towns where public utilities and services are
available. Urban Growth Areas, established
around the incorporated towns will guide the
urban expansion outward from the towns over the
time frame of the Plan. They also provide the
opportunity to attract development that might
otherwise occur in rural areas of the County.
This approach to growth management keeps the
public costs of growth to a minimum by putting
new residents close to existing and planned
facilities or services and by allowing better plan-
ning for future improvements.

Unmanaged timing of growth may cause
uncoordinated, scattered development, resulting
in inefficient and more costly public facility and
service delivery. The General Plan establishes a
procedure for expanding the urban areas of
Eastern Loudoun in phases as the demand for
housing, market trends, fiscal impacts and eco-
nomic conditions dictate. Combined with the use
of Urban Growth Areas, this policy represents a
positive approach to development and growth
management. [t sets in place clear guidelines by
which the Counry can respond to the needs of
the development community, and effectively
plan for facility and service improvements. It also
allows landowners to better plan for the ultimate
development potential of their specific properties.

The General Plan provides funding guide-
lines to address the County’s geals of improving
and expanding public faciliies and services
while fairly allocating the financial burdens of
growth between the general public and those
who benefit directly from the improvements.

The General Plan continues to support the
County’s policy of encouraging the conservation
of open space and farmland in the rural portions
of the County. This policy relies largely on vol-
untary options for landowners to preserve their
land, but it will modify the existing strategy in
two important ways. The Plan recognizes the
value of the land to the farmer as both a resource

for agricultural production and an asset for future
retirement and income needs. Development in
the rural and urban areas of the County will be
viewed in the same light. The private sector
responsibilities assoctated with development
will not be subsidized through general tax rev-
enues to any greater extent in rural areas than
development in urban areas. This also means
the County will link the location and scale of
development to road safety and safe wastewarer
treatment.

B. Planning Policy Areas

he County is divided into four policy areas:

Urban Growth Areas in Eastern Loudoun;
Urban Growth Areas around the towns; Rural
Areas; and Existing Rural Village Areas (See
Fig. 19, p. 53). Eastern Urban Growth Areas are
currently or are planned to be served by the
Loudoun County Sanitation Authority (LCSA)
in conjunction with the Plan’s phasing policies.
Urban Growth Areas around towns are served by
town utilities and are expected to be annexed
into the town as public utilities are extended.
Town Urban Growth Areas are different from
the Eastern Urban Growth Areas because they
differ substancially in size and scale and because
the growth of the Town Urban Growth Area will
be tied closely to decisions made by each town.
Rural Areas will not receive central sewer ser-
vices from the LCSA or a town sewer system
except where needed to serve new hamlets or
existing villages for health reasons. Rural Areas
are planned for agricultural, rural residential, and
other low intensity uses. Existing Rural Village
Areas provide limited opportunities for compact
development near existing services.

The General Plan incorporates the concept
of community character areas as an organizing
framework for land use management in the
County. The pattern, scale and mix of land uses
define each character type. Community charac-
ter types are categorized as urban (the Eastern
Loudoun and Town Urban Growth Areas) or rural
(Rural Areas and Existing Rural Village Areas):

Urban Rural
Residential Communiry Rural Area
Business Community Existing Rural
Industrial Community Village Areas
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Each community character type is made up
of a number of communities that form a specific
development. For example, in a Residential
Community type one of the permitted commu-
nities 1s a Traditional Neighborhood. Within
the Traditional Neighborhood, a developer has
the option of proposing different residential
types, ancillary commercial uses and possibly
employment uses. By using communities rather
than specific uses as the basis for land use decisions,
the County implements the VISION concept for
Eastern Loudoun County which called for tradi-
tional, mixed use communities. The mixed use
concept comes from a desire by County residents
to create a convenient and less harried lifestyle;
lessen dependence on commuting between home
and work and shopping; strengthen develop-
ment of community identity; and encourage the
County’s historic development pattern of towns
and villages. The land use matrices {p. 35)
describe each community character type, different
communities within each character type, general
density ranges and specific land use for appropriate
in each communicy.

Pictured on the right from top to bottoni; Urban Community, Business Comninnily, Rural Communuiry, and on the left, an existing Rnral
Village.
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EcoNoMIC DEVELOPMENT

healthy economy is essential to the contin-

ued growth and develepment of Loudoun

County. Without a strong economic
base, Loudoun will not be able to implement
the General Plan, nor will the local government
have the fiscal strength to provide the kinds of
services desired by existing and future residents.
A healthy economy means more than just new
jobs; it means increased income for Loudoun cit-
izens, a welcome environment for existing and
new businesses, and increasing fiscal capacity for
the County. One of the principal purposes of an
economic development effort is to provide a suf-
ficient tax base for the continued growth and
prosperity of the County. Revenues raised from
property taxes, sales and use raxes, user’s fees and
license fees contribute substantially to funding a
wide variety of public services and infrastructure
investments. Operations as varied as public
education, public safety, libraries and recreation
are, to some extent, dependent upon continued
economic growth and viability.

It is essential that the General Plan designate
not only sufficient land for economic expansion,
but that such land be strategically located to
maximize the potential for meeting market
demands. Further, the General Plan must provide
assurances to the business community that the
kinds of infrastructure investments necessary to
promote a viable economy are planned, and that
an implementation strategy will be followed. As
a document, the Plan must provide the reliability
and predictability that is essential to attracting
€conomic investments.

A. Employment and Education

he early 1960’s were a pivotal time in

Loudoun County’s economic growth, With
the construction of Washington Dulles International
Airport, Loudoun acquired the economic asset
that would pace its economic growth far into the
furure. While primarily an agricultural community
up to that rime, and with a strong agricultural
base remaining today, the development of Dulles
and the growth around it changed Loudoun’s
economic base. (See Figs. 20, 21 & 22, pp. 58-60)

Dulles provided TLoudoun County with a distinct
role in the regional economy, and regional growth
trends have been affecting both population and
employment growth ever since.

The period between 1985 and 1989 repre-
sented the most rapid growth of the Loudoun
County economy in the County’s history. The
annual rate of job creation over this period was
approximately 13%. Over 13,000 jobs were created
in four years alone. However, in 1988, Loudoun
County had only 34 businesses employing 100
or more persons, whereas over one-half of the
businesses in Loudoun employ five or fewer
workers. Loudoun County has an extraordinari-
ly large number of home-based businesses. The
Commissioner of the Revenue’s office estimares
that in 1990 there were over 2000 home-based
businesses located in the County and that these
businesses comprise approximately 32% of all
business taxes collected by the County. The
County will foster the growth of these businesses
because they are an important part of the County’s
business community.

Educartional opportunities have also grown
as employment has grown. In 1990, Loudoun
County became the location for three universi-
ties, and a fourth will locate in Loudoun in the
near future. These universities, along with the
Center for Innovative Technology, provide edu-
cational assets that enhance the County’s eco-
nomic growth and development as relates to
high technolegy and international development.
Just as institutions of higher learning are essential
to economic growth, a quality educational system
at elementary and secondary levels is also
important. The General Plan must provide for
the continued development of high quality public
education in the County. Relationships between
the business community and the school system
must be established and strengthened.

Loudoun’s economic and population growth
over the next twenty years is likely to be spo-
radic or cyclical, with periods of rapid growth
and periods of slower growth. With Loudoun’s
economy dependent upon regional and national
econcomic conditions, fluctuations are inevitable.
To reduce the impacts of economic recession
and rapid expansion, Loudoun’s economic base
must provide for a diversity of industries.
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the next 20 to 40 years. Within 20 years, two
new runways will be added, including a north-
south runway parallel to the existing north-south
runway and an additional east-west runway to be
located immediately south of the exisiing east-
west runway. These additions should significant-
ly increase the capacity of the airport and will be
required because of projected increases in air
traffic. Information provided by the Metropolitan
Washington Airports Authority and the Washington
Airports Task Force indicate that Dulles Airport
will handle over 20,000,000 passengers by the
year 2000, Air cargo capacity will more cthan dou-
ble with the completion of a new cargo facility
in 1991.

It is essential that the General Plan provide
for continued growth and expansion of Washington
Dulles International Airport. All land proximate
to the airport and in designated noise zone areas
should be planned for industrial and other non-
residential development. Residential growth
should not occur in areas where airport activity
will adversely impact the quality of life and
where residential growth will not create pressure
to limit air traffic at Dulles. Provisions should
he made for a transportation system that allows
access to Dulles Airport, both from the west and
from the south, The existing single access is not
sufficient for the airport’s future growth and
expansion. Loudoun County must work with the
Metropolitan Washington Airports Authority to
coordinate the General Plan and che plan for the
expansion of Dulles in order to accommodate
furure anticipated growth.

Airport Policies

1. The County supports the continued growth
and expansion of Washington Dulles International
Airport.

2. Loudoun County will continue to work with
the Metropolitan Washington Airports Authority
to relate County policies and the plan for the
expansion of Washingron Dulles in order to
accommodate future anticipated growth,

3. The County will prevent residential encroach-
ment into the existing and projected Ldn 65 noise
contours to ensure that residential development

will not create pressure for reductions in the inten-
sity of service or prohibit the expansion of service
at che airport.

4. All land proximate to the airport and in the
noise zones will be planned for industrial and
other non-residential development.

5. The County encourages the improvement
of the transportation system that provides access
to Washington Dulles International Airport from
the west and from the south.

C. Agriculture and Tourism

Loudoun County’s agricultural industry is still
a major component of the County’s econom-
ic base, occupying 175,366 acres or 53% of its
land area and providing 48.7 million dollars in
annual sales revenues. Another 100,000 acres is
in forest land. Combined, agricultural and forestal
lands account for 83% of the County’s total area.
According to the 1987 U.S. Census of Agriculture,
the total acreage in farms has declined only 6.6%
since 1974, despite the amount of development
that has occurred in the past 15 years. There are 22
Agriculrural and Forestal Districts in the County
with varying restrictions on development. These
districts reflect a commitment among landowners
to maintain land in agriculcural uses,

Traditional farm products are still importane
in the County. The County’s leading agricultur-
al product is cattle, followed by corn. Loudoun
was fifth in the State for overall corn production
in 1988. The County also ranks high in the State
for wheat and soybean production. In addition
to traditional farming products, there are grow-
ing numbers of small specialey farms preducing
fresh produce for the urban and suburban mar-
ket of Washington, and its environs. There is
also an increase in small vineyards, herb farms
and Christmas tree farms. The County’s horse
farms will continue to be an important part of
the County’s agricultural base, especially with the
advent of racing and pari-mutuel becting in the
State.

The farms and rolling hills of Western
Loudoun are important to the County’s image
throughout the Metropolitan area and the nation
as a beantiful place to live and visit. Agriculture
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The Connty's leading agricultural product is cattle.
must remain viable if Loudoun Councy is to main-
tain substantial quantities of open space and low
density development. Agriculture, therefore, has
a dual role: providing direct economic benefit to
the citizens of Loudoun County in terms of
employment, food, and services; and serving as a
base for the preservation of a quality of life which
is generally believed to be worth protecting,

Tourism, like agriculture, serves a dual pur-
pose. While providing direct economic benefits
related to employment, taxes and services,
tourism also provides an economic rationale for
preservation. Protection of the historic built
environment occurs in both urban and rural
environments, with town historic districts in
Leesburg, Waterford and Middleburg and rural
properties such as Oatlands, Morven Parl, Balls
Bluff and perhaps others in the future.

Business tourism will be a significant future
growth sector in the Loudoun economy.
Approximately 80% of the “room nights” in
Loudoun lodging establishments are occupied
as a result of the growth in business travelers
visiting the commercial and industrial firms
located in Eastern Loudoun and Leesburg. As
both domestic and international businesses
grow, demand for meals and lodging establishments
will continue to increase. Non-business related

travel will also continue to grow in Loudoun
County. Activities such as the point to point
races at QOatlands, Morven Park, and Belmont;
town fairs in Waterford, Bluemont, Lucketts
and Aldie; and other special events in Leesburg
and Middleburg draw tourists to the County.
Historic properties and the pastoral environment
of Western Loudoun will continue to be tourism
resourccs for leisure travel for many vears to come.

Agriculture and Tourism Policies

1. Preservation and enhancement of agriculture
is a key component of the cultural, social, eco-
nomic, environmental and aesthetic well being
of the County.

2. The County encourages land use planning
that reduces land use burdens on agricultural land
and encourages the use of development types
that preserve large usable agricultural areas.

3. The County promotes the conservation of
agricultural resources.

4. The County encourages the protection and
development of agricultural land for food pro-
duction.
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5. The County encourages the development
of rural resorts, corporate retreats or similar uses
in Rural Areas provided such uses preserve and
enhance the rural nature of the surrounding
area, add to the County’s greenway and open
space system, and do not negatively affect the
qualizy of public services, facilities and roads.

D. Open Space

pace that is not used for buildings or struc-

tures defines open space in the broadest
sense. Itis the counterpart of development, It
may be air, land, or water located in an urban
neighborhood or in the open countryside, remote
from urban development. It may be a pasture,
forests, mountains or vistas from the Potomac
River bluffs. It may also be tree lined streets or
recreation areas in urban communities, Open
space may be owned publicly or privately; it
may be owned in full or may be kept open only
by partial rights or easements. Its uses include
farming, forestry, recreation, water supply, tourism,
or like a farmer’s field, a view enjoyed from a
distance. The General Plan process revealed that
many citizens feel County efforts to protect
resources such as woodland or farmland should
not necessarily focus on the industry, but
instead, should rtarget the atmosphere, vision
and qualicy of life that we associate with farming
and which is basic to the character of Loudoun
County. For the landowner, this acknowledges
the commodity value of the land for other uses.

Open space will affect the character of
development and what is done with develop-
ment will likewise affect open spaces. Open
space must not be seen just as surplus from
development or green splotches for parks on
land use maps. It is an essential element in
determining the character and quality of
Loudoun County.

Open space is viewed as an essential part of
the overall development process in Loudoun
County. Agriculture, wildlife habitac and other
resource conservation policies will implement
the open space policies. While it is important to
realize the relationship between open space and
resources such as floodplains, foresc cover, and
SCenic areds, OPEN space s an important resource
in itself.

Open Space Policies

1. The County will prepare an open space plan
identifying desired locations of future parks;
desired locations of major buffers, trails, green-
ways and the location of designated sensitive
areas. This plan, updated periodically, will be
made a part of the Comprehensive Plan.

2. The County should consider issuing general
obligation bonds for strategic purchases of land
identified under the open space plan and will
acquire only lands consistent with che plan.

3. The County will develop criteria for open-
space dedications and will expect all developers
to dedicate land, or provide fees in licu, for general
open space andfor parks. These criteria will be
designed to mitigate the impaces of their develop-
ment and provide open space resources for the
future users and occupants of the development.

4. The County’s open space plan will designate
a Countywide Greenways system to serve as the
unifying element of a Countywide open space
network, to protect recreational, scenic, and his-
toric sites and areas, and to ensure that they are
accessible to the public.

5. Identified critical areas and trail links are
the highest priority in open space dedication.

Open space is an essentiad part of Lowdoun Counny’s dharacter.
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6. The county will encourage land developers
to dedicate needed public lands.

7. The County will acquire conservation ease-
ments through purchase or donation to preserve
key open space buffers and trail links on private

property.

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

9, The County will encourage owners of 15
acres or more to avail themselves of the open
space category of Use Value Assessment Legisla-
tion by entering into voluntary contracts with the
County requiring preservation of open space,
particularly in sensitive environmental areas such
as stream corridors ourside of floodplains, forested
areas, areas adjacent to scenic byways and primary
roads in rural areas and areas designated as part
of the County's Greenways system.

10. Development potential may be transferred
away from environmentally sensicive areas that are
designated in this Plan {except in cases of flood-
plains and slopes of more than 25% grade). This
transfer shall rake place according to the Density
Transfer Guidelines on p. 195 in Chapter Eight of
this plan.

HOUSING

2000

1500

1000

affordable to ensure a socio-economically diverse
community. Housing for special populations
incorporating a programmatic approach must also
be furnished.

The issue of housing provision should be
considered from a regional perspective as it
relates to the segment of the housing market that
Loudoun County is accommodating, Historically,
the County has provided single-family detached
housing at an affordahle cost compared to the
larger metropolitan market. The residential mar-
ket plays the primary role in the type of housing
to be constructed based upon regional demands
for specific housing types and the potential
recurn on investment for the developer. Since
the market has been supporting the develop-
ment of single-family detached housing, the
stock of single family detached units has contin-
ued to grow. In 1990, single-family detached units
represented 65% of the County’s housing stock,
whereas single-family atrached units constituted
19% and muld-family units constituted 14%.

500

uceessfully housing Loudoun’s citizenry is

a fundamental ingredient of the creation

of an enduring community. The creation
of sustainable housing requires thar the pattern
of residential development—its design, density,
location and performance—benefits the user
now and over time. The primary housing objec-
tive is to assure that all existing and future
County residents can be scrved by a range of
housing opportunities. To accomplish this pur-
pose, a diversity of housing types in a broad
range of prices should be provided. Housing
opportunities must be available in urban and
rural areas of the County. Housing opportunities
must be available at prices that are widely

981

Residential Building Permits Issued, Single Family Attadred and
Detached, 1981-1991, Sourve: Office of Research and Statistics,
Leondlonn County Depariment of Econemic Development.

The supply of a variety of housing opportu-
nities {(unit types and prices) has been limited as
a function of market dynamics. The County can-
not control the housing market, but by increasing
available densities in specific locations and
under certain conditions, and allowing a diversi-
ty of housing types, it may encourage a broader
mix of units and concomitant prices. To achieve
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this, the County can allow higher densities in
Urban areas, on infill parcels and in PDH dis-
tricts, that are close to employment and town
centers, where adequate water, sewer, roads,
schools, open space and recreation are in place.
The County can atlow accessory and second story
apartments in existing rural villages and rural
hamlets and provide for a variety of unit types to
be developed in Urban Growth Areas.

Housing production invelves “hard” and
“soft” costs. “Hard” costs include the purchase
price of land, site preparation and construction
and marketing the product. The “soft” costs
include financing, construction loans, bonds for
site preparation, settlement costs related to the
sale of the product, governmental fees, permits,
proffers and amenities. These costs are passed
on to the consumer of the product. By provid-
ing for higher densities and a variety of housing
types, the County can influence the unit cost
and, thereby, encourage the development of a
wide range of unit prices, afferdable o many
socio-economic segments of the community.

A. Affordable Housing

In 1988, the Board of Supervisors, recognizing
the need to encourage a housing price diversi-
ty not being supplied by the market, appointed
the Affordable Housing Advisory Committee
(AHAC) to study options for the provision of a
broader range of housing prices. In 1990, based
on an AHAC recommendation, the Board adopted
a definition for “affordable” housing. Affordable
housing in Loudoun County means fulfilling che
housing needs of County residents with incomes
ranging from 30% to 70% of the County median
household income. Generally, rental units should
house residents earning 30% to 50% of the County’s
median income. The unics should be available at
annual prices equal to 30% of income (exclusive of
utilities). Generally, those residents with incomes
at 50+% o 70% should be able to purchase hous-
ing, For-sale units should be available at 2.5 times
that income. The Ceunty can provide for afford-
able housing by requiring that a percentage of all
new residential construction meet the affordable
price standard. The County can offer density
bonuses for the provision of higher percentages of
affordable units in development applications. The

County can offer incentives for affordable hous-
ing production by expediting the review of model
affordably priced housing development projects.
During the “Choices and Changes” public
participation process, concern was expressed
that part of the affordability issue includes
developing strategies for the retention of the
existing supply of owner-occupied housing and
the existing supply of subsidized units. Keeping
people in the homes they own appears to be a
growing concern as many existing residents are
finding home ownership an increasing financial
burden as property values rise. The available
stock of housing sheltering the lowest income
groups is in danger of being depleted as com-
mitments to government loan programs that pro-
vide for subsidized housing are fulfilled. The
County must encourage the conservation and
improvement of the existing supply of housing.

Housing Policies

1. The County encourages a variety of housing
types and innovative designs to be developed in
mixed-use communities in Urban and Rural
Loudoun.

2. The maintenance, conservation, and improve-
ment of existing housing stock in 2 manner sup-
porting social and economic diversity within the
community is to be encouraged.

3. The Counrty requires that for land develop-
ment applications proposing development of 50
or more dwelling units with a density greater
than one dwelling unit per acre, located in an
approved sewer service area, a percentage of the
total number of dwellings will be developed as
affordable units given an appropriate density
increase. The County will determine an aver-
age annual affordable housing production level
by evaluating the affordable home ownership
and rental needs of the projected population as
relates to the County’s fiscal capability to provide
public services to new residential development.

4. The County will provide special incentives to
stimulate the development of new housing pro-
jects when the applicant demonstrates the capacity
to effect similar economic efficiencies in producing
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The Trausitional Housing facility opened in 1991, offering teniporary shetler

for those in need.

and sustaining rents and sale prices that meet the
County’s adopted definition of affordable.

5. Developers of residential and non-residential
properties are encouraged to include affordable
housing proffers in their development proposals.

6. The County endorses the formation and
operation of a not-for-profic housing corporation
to deliver affordable housing units that meet the
Board of Supervisors’s definition of affordable
for sale and for rent units and provide for the
housing needs of special populations.

7. The County will encourage the preservation
by adaptive re-use of existing rural farm struc-
tures, such as barns, for the development of
affordable dwelling units, as defined in the
Zoning Ordinance and in accordance with the
policies in the General Plan.

B. Housing for Special Needs
Populations

pecial populations include low income resi-

dents (incomes below the 30% affordable
minimum), elderly residents requiring congregate
care, disabled residents, and the homeless. The
provision of housing for these populations often
requires heavy subsidies, which have historically
been provided by the federal and state govern-
ments. Given the reduction of federal and state
assistance, the County should encourage the forma-
tion of public and private partnerships to support
the development of housing for people who are
elderly, disabled, or living on very low incomes.

Special Needs Population Housing
Policies

1. Housing for special populations should be
fully integrated within existing and planned res-
idential communities.

2. Housing for special needs populations should
be provided throughout the County and particular-
ly in areas within walking distance of convenience
shopping and employment opportunities.

FUNDING AND FISCAL
MANAGEMENT

ike a business, the County must seek to

provide services to its citizens in the most

cost efficient manner possible. However,
the cost of providing services and facilities is sig-
nificant and the traditional method of financing
them, taxes, is increasingly controversial and
unpopular. Citizens participating in the “Choices and
Changes” public process identified rising taxes as
a major concern in the County. Many citizens
identified rapid growth, increasing population and
new development as the reason for rax increases.
Since development, and residential develop-
ment in particular, does bring demands for addi-
tional services and facilities, planning for and
guiding the type and timing of development are
the most effective ways the County can manage
the cost of providing critical government services.

A. Fiscal Management

Recognizing the critical relationship of devel-
opment and service demands, citizens who
participated in the “Choices and Changes” pro-
cess recommended that the County seek to oft-
sct the negative fiscal impacts of residential
development by encouraging a fiscally favorable
balance between non-residential development
and residential development. Phasing growth
based on the availability of adequate public util-
ities and facilities and distributing the costs of
growth equitably among all County residents
were also identified as ways to reduce the finan-
cial burden on tax paycrs.

Until the 1980’s, the costs of providing public
services such as education, public sewer, public
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water and transportation were often shared
between federal, state and local government
Since the withdrawal of the federal government
as a major partner in the funding of new facili-
ties, demands on state and local governments
have increased. Approximately two percent of
the County’s 1989 revenues came from Federal
sources, down from 4.3% in 1979. The Counrty has
also experienced declines in revenues from the
Commonwealth. In 1979, approximately 26% of
the County’s revenues were from the Common-
wealth of Virginia; in 1989 revenues from the
Commonwealth accounted for 21% of the
County’s revenues,

The County will continue to rely on local
revenues for the majority of its funding needed
to provide an adequate level of public service.
Local property taxes are the County’s major
local revenue source. Since 1984, real property
value in the County has risen from approximately
2 billion dollars to approximately 6.3 billion dollars
in 1989. This rise in property value is attriburable
primarily to the economic boom experienced in
the metropolitan region which had a direct effect
on development and land wvalues in Loudoun
County. The demand for new services associated
with growth has also added significantly to the
need for additional County revenues,

Increased development in the County has
also affected the County’s capital facility and
operating expenditures. The majority of capital
facility expenditures have been funded through
general obligation bonds; however, the County
is also receiving some assistance from the private
sector for certain improvements through proffers.
Although the Commonwealth of Virginia is pri-
marily responsible for funding road improve-
ments, the development community has assisted
by providing on- and off-site road improvements
needed to serve new developments through proffer
agreements,

2. State and local tax revenues will continue to
be a major funding source for County public
facilities and services.

3. The County will concentrate public invest-
ments in existing communities, towns and areas
of the County where development is planned
according to the Comprehensive Plan,

4. The County will consider proposals of cash
and in-kind assistance from the development
community in the provision of needed and man-
dated public facilities idencified in the adopted
Comprehensive Plan, including Agency Service
Plans and Area Management Plans,

5. The County expects that proposals of pub-
lic facilicy and utility assistance by residential
developers would be in conjunction with any
rezoning request seeking approval of densities
above existing zoning.

6. The County will seek to ensure that a propor-
uonate share of public capital facility development
costs that are directly attributable to a particular
community or land use will be financed by the
users or beneficiaries.

7. The County will fund the balance of capiral
facilities and utility expenditures and opera-
tional service expenditures which are not
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Fiscal Management Policies

1. The County anticipates that the provision of
public facilities and utilities will be a joint effort
between the public and private sectors through
a variety of mechanisms such as proffers, user
fees, impact fees, and special taxing districts.

A grade separated interchange alt Cascades Parfaay and Route 7
was proffered and constructed by Kettler and Scoti, a company
specializing in residential development.
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financed through other mechanisms, according
to existing Countywide fiscal policies adopted
by the Board of Supervisors on December 17,
1984 or as subsequently amended.

B. Proffers

roffers are voluntary commitments which a

developer makes to the County to assist in
improving the public infrascructure needed to
serve new residents or users of his development.
Road improvement proffers as well as proffers
for school, community center and library sites
have become common. The proffer system has
advantages and disadvantages. The key advan-
tages are that it is voluntary and flexible.
Despite successful use of the proffer system in
many cases, there are some serious drawbacks in
using this system as a means of [inancing and
planning for public improvements.

The proffer system is a reactive system
based on the market and on development decisions
made by individual landowners. There is uncer-
tainty about which projects, particularly non-res-
idential projects, will actually be built. Since some
major capital improvements proffers are some-
times tied to a threshold level of development,
there is a risk thar capital facility improvements
will not be made in a timely fashion. This is par-
ticularly important in eastern Loudoun County
where there is an excess of land zoned for non-
residential development. An excess of urban
zoned land can lead to more widely distributed
growth which will put users on roads before any
developments reach an improvement threshold
specified in a proffer agreement. This would
leave the County with a deficit situation and prof-
fer agreements which cannot be met.

Multiple goals and the unique conditions of
each project make it difficult for the County to
administer the proffer system consistently from
case to case. The proffer system also has limited
utility in rural areas of the County where most
development occurs through the subdivision
process rather than through the rezoning process.
Although the County will continue to use the prof-
fer system, it must seek alternative methods of
funding needed public improvements.

Proffer Policies

(A fso see Clhapier Eight, p. 192, Proffer Guidelines)

1.  Uncil such time as the Commonwealth grants
authority for other options, the county will con-
tinue to use the proffer system to assist in
financing capiral facilities costs associated with
new development. The County will structure
residential proffer guidelines on a per unit basis,
taking into account the contrasting degrees of
need generated by the various types of dwelling
units (i.e., single-family detached, single-family
attached, muldi-family), Non-residential costs
will be structured on a per square foot basis (as
defined in the Zoning Ordinance).

2. The County will use the County’s Fiscal
Impact Model to determine capital costs for use
in evaluating proffers. Capital facilities costs
will be determined by planning district or sub-
area as defined in the Fiscal Impact Model, the
General Plan or subsequent area plans. Areawide
use value rollback taxes will be subtracted from
the capital facilities costs prior to determining
per unit capital facilities costs. The County’s Fiscal
Impact Model will be reviewed and updated
annually.

3. To assist the County in an equitable and
uniform evaluation of developer proffers and
other proposals for densities above 1.6 dwelling
units per net acre which otherwise conform with
the policies of this plan, the County anticipates
that developers will assist in providing capiral
facilities and cransportation improvements
according to the capital facilities and transporta-
tion contribution guidelines established in the
implementation section of this plan. To achieve
the maximum permitted densities in residential
communities, the Board of Supervisors antici-
pates evidence of participation in an open space
preservation program. (Specific capital facilities,
transportation and open space proffer guidelines
are contained in Chapter Eight of this plan, p. 193).

4, Specific proffer guidelines may be amended
through the area plan process.

5. In addition to capital facilities improve-
ments, the County anticipates chat transporta-
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This is aun exanple of a dirt raral road in Londown County.
tion proffers will be sufficient to mitigate the

impact of traffic generated by the development.

6. All proffers will be updated annually based
cn the Consumer Price Index (CPI).

7. Proffers may be phased.
8. Proffers will be at the value as stated in the
County’s Fiscal Impact Model at the time of

rezoning,

TRANSPORTATION

(Refer also to Specific Transportation Policies in Chapter Four -
Lastern Urban Growth Area, Chapter Five - Town Urban Growih
Area, Chapter Six - Rural Areas and Chaprer Seven - Existing
Raral Vitlage Area policies)

he quality of transportation facilities
and the adequacy of their performance
has a major impact on the quality of life
and the economic vitality of the County. The
County recognizes the close, mutually dependent
relationship between transportation and land use
planning and is determined to develop a trans-
portation system that supports the County’s growth
management and communicy design chjectives,
The County is committed to improving
regional and local ctransportation facilities.
Ground access to Dulles Airport is a major plan-
ning consideration. The County is aggressively
pursuing the creation of a transportation system
to accommodate local development and regional
travel demands. For construction of this system,
the County relies on funding and construction

participation from both the public and private
sectors. Proffered road improvements, offered
during the rezoning of land, are a major source
of private transportation project funding and
construction, T'he County will pursue a methed
of assessing all land use changes to mitigate
their impacts on the transportation system. The
safe carrying capacicy of the existing transporta-
tion system should restrict new development in
areas where improvements are not obtainable.

The County has taken a leadership role in
the State in the application of newly auchorized
public funding to assist in the development of
the transportation system. A special taxing district,
private roll road proposal, local gascline rax, and
State revenue sharing are examples of the inno-
vative funding measures taken in Loudoun. The
County must continue to push for alternative
sources of funding to offset the costs of road and
other transportation improvements,

The County has given a high priority to the
creation of a modern transportation network
(See Fig. 23, p. 70). However, there is a recog-
nition of the traditional role of roads and the
effect they have on our community character
and heritage. The State has designated several
Scenic Byways in the County and there is an
interest in preserving the rural agricultural lifescyle
reflected in many of the County’s older reads.
The County is also committed to fostering the
design and development of street networks in
new urban communities that encourage pedes-
trians and bicyclists to safely share the streer with
MOLOriSts.
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Fi1GURE 23: EXISTING RoAD NETWORK
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A. Regional and Local Roads

ocated at the western edge of the Washingron

Merropolitan area, Loudoun County is
dependent upen highways to provide immediate
regional access. Two and four lane arterial high-
ways extend in all four directions. Loudoun
contains no interstate highways, but several east
and west roads link Interstate 95 and Interstate
81. Although Route 15, a Virginia Scenic Byway,
links Interstate 70 with Interstate 66 and func-
tions as part of a multi-state north/south corri-
dor, Loudoun County does not wish Route 15 to
function as a de facto Western Bypass around
the metropolitan region. Nevertheless, Loudoun
County recognizes the need for an additional
north-south limited access parkway to relieve
Route 15 of its excess traffic and to accommeodate
the increasing volume of incerstate and regional
traffic. Route 28 is an important regional north
and south corridor. Routes 7, 50 and the Dulles
Toll Road connect to Interstate 495 to the east.

Eastern Loudoun is experiencing rapid
growth that is dramarically changing the land
use pattern and road network. Four lane medi-
an divided roads are being developed where, not
many vyears ago, one lane gravel roads existed.
Additional capacity is being builr into the trans-
portation network to serve the Counry’s new
growth with an adequate level of performance.
In areas of the County where growth is exerting
less pressure, the road system continues to
reflect the pattern of a traditional rural, farming
lifestyle, and gravel roads remain commonplace.
The County secks to balance the transportation
demand of new development with the protec-
tion of historically sensitive areas. Improvements
to transportation facilities in the rural areas focus
on regional arterials and local road safety improve-
ments. Improvements to all roads will have to
be made as more development occurs.

Rural roads reflect the County’s agricultural
lifestyle which has been predominant for over
two hundred vears. Their development predated
the automobile. Growth in rural areas has brought
an increase in traffic, causing a need for road
improvements. However, improvement of rural
roads raises scveral concerns including the
preservation of Loudoun’s historic and natural
character, and the priority of improvements

given funding limitations. The County and State
must balance the desires of adjacent landowners
against the traffic demands of the community by
formulating an acceptable policy. However, the
County acknowledges that failure to improve
roads will noc effecrively deter growth in areas
that are zoned for development. Lack of improve-
ments will serve only to create an unsafe road
system. The relationship berween land use and
road improvements is critical in the rural areas,
This relationship is addressed in greater detail
in the Rural Area section of this Plan (Chaprer 6,
Transportation Policies, p. 157).

Road Network Policies

1. The County will encourage the continued
improvement of the entire County road network
and will ensure that all improvements further the
land use, environmental and transportation objec-
tives of the Comprehensive Plan.

2. The road network will consist of a coordinated
hierarchy of arterial, collector and local roads.
Access to the arterial network should be primarily
from collector roads. Local roads should access
the collector system and not the arterial network.

3. New road construction and road improve-
ments will promote traffic safety, provide for
improved vehicular capacity consistent with area
land uses and regional demands and adhere to
community design and resource protection poli-
cies of the Comprehensive Plan.

4. The County supports the development of a
limited access parkway north from the I-95
Dumfries area to provide Dulles Airport with an
entrance from the south and west and then going
north to connect with the Rockville-Gaithersburg
arca of Maryland. The parkway should avoid his-
torical or conservation areas in Maryland.

5. The Councty supports the development of an
eastern bypass around the Washington metropoli-
tan area.

6. The County will continue its involvement
with the Northern Virginia Transportation Coordi-

7z
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nation Council and other regional transportation
planning agencies to ensure a compatible and
comprehensive regional road network,

B. Road Funding

Loudoun County uses public and private
construction and funding for the implemen-
tation of road improvements. The County has
been effective in directing available funding to
the planned road improvements identified in
the Comprehensive Plan or the Secondary Six
Year Plan. However, the amount of funding
available is not sufficient to make many of the
improvements before they are needed. Improved
project coordination for publicly and privately
funded road improvements and the continuing
pursuit of new funding sources are necessary for
effective and efficient implementation of the planned
road network.

The main funding source for transportation
improvements has traditionally been the State’s
Primary and Secondary Six Year Road Improvement
Plans. Appropriations need to be increased at the
State level. To secure increased road improve-
ment funding, the County should support an
increase in the State gasoline tax rate, currently at
17.5 cents per gailon.

The County has had road improvements
funded through the proffer system where devel-
opers volunteer to provide certain road improve-
ments to mitigate associated traffic impacts. The
County and the development communicy have
become increasingly sophisticated in the defini-
tion and application of read improvement prof-
fers. The proffer system currently provides the
largest single source of road improvements,

Road Funding Policies

1. The transportation system will minimize
the fiscal impact of road construction, operation
and maintenance to the County.

2. The County will investigate innovative
funding measures to assist in financing road
improvements.

3. Road improvement construction and mone-
tary contributions should continue to be addressed

as a part of every land development application.
The construction of full frontage improvements
to existing roads and construction of planned
new roads should be coordinated with each
development project.

4. Funding road improvements will continue
to be shared by the public and private sectors.
The private sector share is intended to mitigate
the impacts of new development. The State
will continue to have jurisdiction over all public
roads. The County will provide assistance from
specifically designated local transportacion funds
and will coordinare the public and private improve-
ment efforts.

5. Funding safety improvements on arterial and
collector roads is a County priority. Available
public construction funds should be used to
complement the efforts being made w create
the capacity of the planned road network in the
areas of the County that are experiencing new
development. Preference shall be given w
improvement projects that have demonstrated
support expressed with funding and right-of-way
contributions.

C. Design and Construction

ecent growth has placed more traffic on many

County roads than they were designed to
accommodate.  These roads are becoming
increasingly outdated as development continues.
Roads function to accommodate transportation
demand. This is as true today as it was 230
yvears ago when the County’s road network
began to develop in response to the needs of an
agriculcural society. Responding to those needs
produced narrow, twisting, climbing roads which
define the traditional character of rural Loudoun.
In more urban residential communities, the
strect system is essential to the visual and func-
tional character of public spaces. The Counrty
seeks to preserve some examples of traditional
road systems where they function safely, and
update the concept to link street design to com-
munity character in new developments,

Local roads that provide individual lot access
lend themselves to a more prominent role in
defining community character and responding to
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Lowdoun County’s road systen: ranges from nupaved rural roads to six-lane divided lighways.
3] A

pedestrian and bicyelist transportation objec-
tives. Local roads are to be designed as an inte-
gral part of the community but the design or
preservation of local roads must always consider
safety and mobility as a principal concept. True
safety on local streets is best achieved by designs
that encourage slower, safer speeds and invite
pedestrian activity. The County will make every
effort to balance sensitive community design
with function and safery. Achieving this balance
includes working with VDOT" to develop modi-
fications to their existing standards, either on a
policy specific basis or a case by case basis.
Private streets have been used in some
communities, with the approval of the Board of
Supervisors, to resolve design issues that con-
flict with VDOT standards. The County’s major
concern with private streets is that groups
charged with maintaining private streets may
not be able to meet the long-term obligations
required for perperual maintenance. Potentially,
the maintenance of a private street may become
the fiscal responsibility of the County and a lia-
bility the County may not want to assume.
Private streers do not allow for the development
of a continuous read network with adequate link-
ages adjoining different development sites. The
County has discouraged the use of private streets
for interparcel connections because of the main-
renance impacts associated with through traffic.

Design and Construction Policies

1. New road construction shall be sensitive to
the County's goal of encouraging pedestrian
friendly community character and environmental
protection. The design for the construction of
road improvements shall provide for protective
treatment of environmentally sensitive areas and
foster human scale, pedestrian friendly, mixed
use developments.

2, Interparcel connections will be required in
rural development proposals, where appropriate,
and in all urhan development proposals to
achieve a local road network and to provide
alternative routing to the regional road network.
Loop and dead-end road configurations that do
not promote the network are discouraged.

3. Direct vehicular access is discouraged between
individual residential and commercial lots.
Direct access from individual lots to arterial and
major collector roads is discouraged.

4, All roads shall be planned and constructed
to the standards of the Virginia Department of
Transportation for acceptance into the State
Highway Systenw. Private roads not meeting State
standards, may be allowed for New Rural Hamlets
and other cases according to County policy.
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FIGURE 25: POTENTIAL PARK AND RIDE LOT LOCATIONS
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5. An entity other than the County or VDO'T
will maintain all private roads. The maintenance
responsibility will be assured before approval of
the private road.

6. Medians and appropriate turn lanes are rec-
ommended for four lane roads, including those
constructed by the State, to enhance safety and
aesthetics. Where appropriate, four lane local
industrial access roads may be undivided.

7. Public parking areas should be designed to
facilitate traffic flow and promote vehicular and
pedestrian safety.

8. 'The County will work with VDOT to develop
modification standards that can be applied to
both the improvements of existing roads and the
creation of new roads. To this end, the coopera-
tion of the Residency, District, and Richmond
offices of VDOT will be sought.

9. The designation of a design sensitive street
as private may be appropriate where alternative
solutions do not address the policies of this Plan.
The private street designation shall be made by
the Board of Supervisors.

10. Setback and other development lines should
recognize the ultimate traffic loads of the adjacent
road and should allow for ultimarte road size. A
Highway Owverlay District should apply where the
desired sethack or access restriction differs from
the requirements of the conventional zoning district.

D. Air Transportation and Mass
Transit

Dullcs Airport provides Loudoun’s greatest
regional and international transportation
link. Loudoun and the entire Washingron metro-
politan area receive air service from Dulles,
Currently, the only access from the east to Dulles
is from the Dulles Airport Access Road/Dulles
Toll Road, which travels east, to Route 495 and
to Route 28, which connects to Route 66. Access
to the airport will have tw be improved to serve
expanding markets to the north, south and west,
and to meet increasing traffic demands resulting
from the expansion of operations.

Godfrey Field, located within the Town of
Leesburg, provides private local air service.
Today there is no rail service within the County,
although MARC commuter rail service is available
in Brunswick, Maryland and rail service to
Dulles Airport is proposed. Effective integration
and operation of air service with highway transporta-
tion facilities and the proposed rail in the Dulles
Toll Road Corridor are important to the continued
economic advantage offered by Dulles Airport.

It has long been recognized that roads alone
will not provide the solution to transportation
problems in Loudoun County or the Northern
Virginia region. Within Loudoun, alternatives
to traditional automobile travel will be necessary
long before the approach of zoned buildout
occurs. For this reason, transic and other alter-
native transportation measures need to be con-
sidered in the early phases of the County’s
development so that these mcasures become an
integral part of Londoun’s development pattern.

Many County residents commute to work
outside Loudoun. Tt is appropriate for Loudoun
to consider alternatives to single occupancy
vehicle commuting, The County should contin-
ue to promote ridesharing and van pool activicies
to reduce the numher of vehicles on the roads.
The use of commuter transit services and other
public transportation must he encouraged. Park-
and-ride lots need to be developed to serve the
commuter (See Fig. 25, p. 75). The County
should continue to cooperate with other jurisdic-
tions and regional agencies in a coordinated, sys-
tematic approach to commuter travel.

As Loudoun continues to receive increased
residential and commercial development, atten-
tion should be directed to developing an internal
transit systen1 to service employment centers
and high density residential development.
Initially, bus service from the major collector
roads is envisioned. Service will expand to include
linkages to town centers as new development pat-
terns emerge. As redevelopment to higher densi-
ties occurs, rail transit may be developed in
exclusive corridors. Rail transit 1s being planned
in the design of the Dulles Toll Road Exrended
to link with the planned rail system proposed in
the existing Dulles corridor. Future land uses
may require the development of a rail corridor
parallel to Route 28 and to Route 7. Rail service
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could be extended into the Dulles South area
and/or Montgomery County, Maryland to meet
increased demands. These future corridors need
to be addressed in greater detail as a pare of the
Countywide Transportation Plan and as redevel-
opment occurs {See Fig. 26, p. 77).

The County’s focus in planning for trans-
portation capacity is one of moving people, not
just vehicles. Together with rideshare and transit,
other effective Transportation System Management
(TSM) and Transportation Demand Management
(TDM) measures must be developed to assure
the efficient use of the County’s transportation
system.

Airport Transportation and Mass
Transit Policies

1. The County will work with the Washingron
Metropolitan Airports Authoritcy (MWAA) to
provide a greater selection of flights and berter
access to Dulles Airport for citizens and busi-
nesses in the region. MWAA should become
active in the development of the road network
serving or near the airport.

2. The County encourages alternative trans-
portation systems such as van pools, car pools,
transit, High QOccupancy Vehicle lanes, etc. The
County will seek the cooperation of VDOT, the
community, land development applicants and
other parties to locate and fund park-and-ride
lots, and to provide other facilities. Alternative
land use patterns that accommodate transit and
pedestrian activities are also encouraged.

3. Transportation System Management (TSM)
measures should increase the efficiency of the
County’s transportation system. Future transit
routes in the County and other T'SM measures
should be identified. The County will continue
its active participation in the COG/NVDOT
Rideshare Program and continue to interact with
other jurisdictions and organizations in provid-
ing additional TSM programs.

4, The County should require individual devel-
opment projects to incorporate mixed uses that
encourage pedestrian activity and support public
transit.

5. Land development projects should also pro-
vide for park-and-ride facilities and integrate biking
and hiking facilitics into the County’s developing
nerwork.

PusLiC FACILITIES AND
UTILITIES

{Refer alsa vo specific utility poficies in Chapter Four - Easrern
Urban Growmith Area, Chapler Five -Town Urban Growth Area,
Chapter Six - Rural Area, and Chapter Seven - Rural Village
Areas)

A. Wastewater and Water Treatment

Watcr and wastewater treatment service lev-
els and needs are not the same through-
out the County since proposed land uses,
development densities and community charac-
ter differ from area to area. Cencral wastewater
and water treatment facilities are designed and
improved to support urban and suburban devel-
opment patterns in urban areas. In rural areas,
the County will continue to focus its effores on
protecting public health by maintaining ground-
water quality and quantity. The County will
also permit the use of alternative water and
wastewater treatment systems in clustered
developments such as new Rural Hamlets and
New Rural Villages.

Central sewer and water facilities have
allowed the County to plan for suburban and
urban development in the eastern portion of the
County. The County will continue to support
the expansion of central utility service in this
area and will encourage the Loudoun County
Sanitation Authority (LCSA) to serve this area of
the County in the most efficient and effective
manner possible. In particular, the County will
work with the LCSA to encourage the extension
of central urilities to existing communities in
urban areas. Municipal systems will be the major
service providers in areas surrounding the towns.
The general condition of town systems are out-
lined under the Town Urban Growth Area
(Chapter 5) discussions of particular towns.

The County will need to plan for the devel-
opment of central sewer and water facilities and
allow for the orderly, phased extension of these
facilities into areas that are planned for urban
development. In particular, central utilities will
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be required for future urban development in the
Dulles South area where clayey, wet soils severely
limit development potential on sepric drain-
fields. Dulles Area Watershed policies, which
apply to the Occoquan and Broad Run water-
sheds, require advanced wastewater treatment
to facilitate high removal rates for phosphorous,
nitrogen and biological oxygen demand.

In rural Loudoun, on-site and small wastewater
treatment systems will be the primary methods of
sewer service. Groundwater will continue to be
the major source of water for most rural residences
and therefore should be protected. The County
will seek 1o establish guidelines to ensure that
these facilities function in an environmentally
sound manner.

The Loudoun County Sanitation Auchoricy
(LLCSA), created in 1959, is responsible for pro-
viding wastewater treatment services o unincor-
porated, developing areas of the County. The
LL.CSA currently provides wastewater collection
services through a network of interceptor and
collection sewers in the ecastern part of the
County north of Washington Dulles International
Airport. Sewage from the eastern portion of the
County is treated at the Blue Plains Advanced
Wastewater Treatment Planc in the District of
Columbia, In 1989, the LCSA provided service
o approximately 13,600 residential and business
customers discharging approximately 3.4 mil-
lion gallons of sewage per day.

The LCSA is planning an additional advanced
wastewater treatment facility on Broad Run to
serve the eastern portion of the County and
netghboring jurisdictions. The LUSA has acquired
a site for the new Broad Run Advanced
Wastewater Treatment Plant (AWT) and is
planning to complete construction of the first
phase by 2000. Although the Broad Run AWT
will have an ultimate treaument capacity of 40 to
60 million gallons per dav (mgd), the initial phase
will accommodate approximately 10 mgd. A new
trunk line, the Broad Run Interceptor, would
serve both the Occoquan and Upper Broad Run
Watersheds of Loudoun County in the future.
Sewage flow from the Cccoquan Watershed would
be conveyed to the Broad Run plant through a
system of pump stations.

The Blue Plains Treatment Facility and
the proposed Broad Run Treatment Facilicy

will be able to accommodate Eastern Loudoun’s
sewage treatment needs within the time frame
of this plan.

Water and Wastewater Policies

1. The County will plan for facilities to treat,
cransmit, and distribute a safe and adequate
potable water supply.

2. The County will work with the Loudoun
County Sanitation Authority and officials of
towns to ensure timely provision of cencral
sewer and water in accord with the land use
policies of this Plan.

3. Water and wastewater treatment and con-
veyance facilities will be planned, designed, and
maintained to be compatible with county devel-
opment and environmental goals while function-
ing at a high level of efficiency.

4. New central wastewater and water lines and
facilities should be constructed in a manner that
causes the least environmental risk and visual
disrupton, Disturbed areas (excluding perma-
nent access easements to reach a facilicy) should
be stabilized with native vegeration, New treat-
ment facilicies should be screened with trees,
berms and/or shrubs.

5. In planning for future central wastewater
and water treatment facilities, the County will
use water and sewer design capacity standards
established by the LCSA. Where a standard has
not been established by the LCSA, the County
will use those established by the Virginia State
Department of Health, and the State Water
Control Board and the Virginia Environmental
Protection Agency.

6. The County will support long-term water
conservation,

7. A water intake(s} on the Potomac River or
the creation of other water impoundment areas
should be studied by the Loudoun County
Saniration Authority and the towns by 1995 to
transport raw water to the western towns for
treatment. The preferred alternative should:
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4. Be consistent with this plan, Stare Water
Control Board policy and any applicable
area plans;

b. Provide for new growth within the des-
ignated Urban Growth Areas of the incorpo-
rated towns;

c. Not cause any direct increase in growth
pressure on rural areas outside of designated
Urban Growth Areas;

d. Be fiscally sound for both the town and
the County; and

e. Serve the towns adequately for a period
well into the next cencury.

B. Schools

he Loudoun County Public School system

provides a high quality level of education
to approximately 14,500 students. Of the 21,829
children counted in the 1989 Virginia/Loudoun
County School Census, 64% live in eastern
Loudoun County, 11% live in the Leesburg area
and 25% live in the western and central areas of
the County. Over 80% of the families with
preschool children and 70% of those with elemen-
tary school age children have lived in their current
homes less than five years. The acquisition of
sites and construction of new school facilities has
helped accommodate growing enrollments over
the last several years and will provide capacicy to
accommodate one to two years of growth in the
current system. Development related proffers
have provided school sites within major residen-
tial projects.

The current public school system is divided
into four service areas or clusters each consisting
of a high school, a middle school and several ele-
mentary schools (See Fig. 27, p. 80). The Park
View Cluster area includes some of the more
affordable housing in the County, and this will
continue to attract families with young children.
New development is slowing and as existing
projects reach buildout, the student popuiation
should stabilize, compared to recent vears. The
Loudoun County School Board’s current Capital
Improvement Program (CIP) calls for improve-

ments to increase the capacities of certain exist-
ing schools rather than the construction of new
facilities.

The Broad Run Cluster faces continuing
growth due to development activity in the area,
The current K-12 student population of 3665
pupils is expected to increase by 1700 students
by 1994 and the majoricy of these, 1100, will he
elementary school age children. A portion of the
Cascades development, with a projected build-
out of 6000 units, lies within the Broad Run
Cluster and will substantially increase student
enrollment. DBeyond the 1994-95 school year,
the Broad Run Cluster will require the construc-
tion of additional elementary schools, an addi-
tional middle school and an additional high
school. Owned and proffered sites include two
high school sites, three middle school sites and
seven elementary school sites.

The Loudoun County Cluster, serving
Leesburg and the area south to the County line,
has experienced moderate growth, primarily
around the Town of Leesburg, With several
subdivisions and housing developments coming
on line in the next few years, this moderate rate
of growth is expected to continue. Renovations
and expansion of existing high scheol and mid-
dle school facilities will accommodate expected
growth over the next five years unless growth is
permitted premarturely in the southern areas of
the cluster.

The Loudoun Valley Cluster serves the
western towns and rural arcas. A major portion
of the growth in this cluster has occurred around
existing towns, General Plan policies will encour-
age this trend to continue. The School Board CIP
proposes the renovation of existing facilities to
upgrade programs and anticipates no new facili-
ties. The policy of the County, to encourage
new growth in the western areas of the County
to locate in and around the existing towns, may
affect the School Board’s plans regarding future
school needs.

School Policies

1. The County will encourage the use of schools
as multi-purpose community facilities for uses
such as after school care for young scudents and
vouth services.
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2. School related open space and athletic fields
will be incorporated into the design of the Board
of Supervisors’s parks and recreation system.

3. The County will continue to seek private
sector support for the provision of suitable new
school sites and facilities and shall consider the
provision of school sites and facilities in making
its decision to approve or deny a land develop-
ment proposal.

4, The County will consider development
community preposals of cash and in-kind assis-
tance for needed school facilities in addition to
the provision of school sites.

5. The County will seek the cooperation of
the School Board in identifying future school
sites and facility needs in the Eastern Urban
Areas and the Town Urban Growth Areas using
the phasing and growth management policies of
this Plan.

6. The County will require school sites in
advance of need when not obtained by dedica-
tion from developers to minimize school busing
costs and to structure future planned growth.

7. The demand placed on the school system
by proposed development shall be determined
by the School Board and included as part of the
Board of Supervisors’s evaluation of land devel-
opment proposals.

& The continued use of existing school facili-
ties will be supported through ongoing mainte-
nance and modernizatien of school facilities to
meet changing educational programs.

9. School sites should be locared at the focus
of the attendance area and should provide safe
and convenient access for students. All schools
should be linked to adjacent neighborheods by
sidewalks.

10. When existing schools must be replaced,
the new facilities will be encouraged to locate in
a manner that maintains or enhances the role of
the school in the social and design character of
the adjacent community.

11. The County should incorporate the follow-
ing minimum school site size standards (mini-
mum usable area) into their development
review process and apprepriate erdinances:

4. Elementary Schools: 20 acres;

b. Junior High Schools: 35 acres;
{(iddle Schools)

¢. High Schools: 60 acres.

C. Libraries

he principal issue facing the County library

system is the ability te maintain and
improve current levels of service in the face of a
rapidly growing clientele. In 1989, the library
issued new library cards at the rate of 135 per
week — ahead of the County’s growth rate (125
people per week). Approximately 33,000 people
have library cards and service expectations of
customers have risen as more people use the
library. With the completion of the new region-
al libraries in Leesburg and eastern Loudoun
County, the number of items checked out each
year is expected to double by 1993.

The Library Board has defined a range of
library facilicies chat correspend to the Srate stan-
dards of not less than .6 square feet of library
floor area per person and three books or more per
person. State standards are also used to measure
the impact of a development proposal on the
qualicy of library services in the area.

Library Policies

1. The County encourages the development
of libraries that can function as multi-purpose
community facilities (e.g., with community
meeting space).

2. The County will support the Library Board’s
efforts to increase the availability and qualicy of
services to the handicapped, the homebound,
the illiterate and other special users,

3. Library sites should be highly visible, in or
near urban or town centers with direct access to
a collecter road, and connected to the pedestrian
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transportation network. Where appropriate,
libraries should be lecated with or near other
“high rraffic” areas such as vown centers and
commercial areas.

4. The County will encourage the development
of full service and regional library facilities and
will discourage the construction of smaller facili-
ties unless funded through private contributions
or censtructed as part of a multi-purpose public
building.

5. The County shall continue to seek private
sector support for the provision of library facili-
ties and shall consider the provision of library
sites and facilities in making land use decisions.

6. The County will consider the provision of
library sites and facilicies, the expansion of exist-
ing facilities and operational support in making
its decision to approve or deny a land develop-
ment proposal.

7. The Library Board will determine the need
for new facilities and will identify suitable sites
based on the growth management and land use
policies of this Plan and the Library Service Plan.

8. The demand placed on the library system
by a development proposal shall be determined
as part of the County’s evaluation of land devel-
opment applications.

9. The Board of Supervisors will consider
development cemmunity proposals of cash and
in-kind assistance in the provision of needed
library facilities.

D. Energy and Communication
Facilities

Gas, electrical and communication services
are viewed as essential components of daily
life. For the most part such services are invisi-
bie to most County residents, However, the
location of switching stations, transformer yards
and associated facilities can have a significant
visual impact on surrounding uses. Of particular
concern is the location of additional communica-
tion towers on the mountains of western Loudoun

and other highly visible points. Continued cost
effective provision of these services will be
essential to the continuing economic growth of
the County.

Energy and Communication Policies

1. The County will generally encourage the
grouping of utility lines and facilities.

2. Areas disturbed by public utility expansions
should be replanted and screened frem adjacent
uses.

3. The County will encourage the use of
underground utility lines.

4. The construction of new communication
towers will be permitted where the expansion and
use of existing towers is shown to be unfeasible.

5. In designated Eastern and Town Urban
Growth Areas, communication towers and com-
mercial satellite dishes shall be lecated only in
business and industrial areas.

6. The construction of new communication
towers will be permitted in Rural Areas provided:

a. A suitable site in designated business or
employment areas is not available;

b. The proposed tower is sited to minimize
the visual impact on adjacent areas; and

c. Vegetative screening, fencing, berming
and other measures are provided to mini-
mize the view of the facility from adjoining
roads and properties.

7. High tensicn power lines, communications
towers and similar facilities should be sufficiently
separated from adjacent residential uses to mini-
mize any potential health and safery risk.

8, Electric generating plants, which use natu-
ral gas as a primary fuel and supply electricity to
regulated public electrical utilities, may be
located where existing natural gas lines, high
tension electric lines and major electric substa-
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FIGURE 28

FIRE, RESCUE AND EMERGENCY MEDICAL SERVICES COMPANIES
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tions are available close by, provided the poten-
tial impact of the facility on the environment
and the surrounding land uses can be mingated.

E. Fire and Rescue

here are presently 17 independent volunteer

companies providing emergency fire, rescue
and medical services to residents and businesses
of Loudoun County (See Fig. 28, p. 84). Each
volunteer company has its own administrative and
operational structure, with common goals and issues
coordinated by the Loudoun County Fire Council
and the Loudoun County Emergency Medical
Services Advisory Council. County policies are
established by the Fire and Rescue Commission
and the Department of Fire-Rescue Services.
Each volunteer company is responsible for the
acquisition and maintenance of equipment. All
companies currently meer or exceed national and
state equipment standards. The 17 volunteer com-
panies maincain 18 stations throughout the County.
Of the 690 volunteers, 407 are actively providing
fire, rescue and emergency medical services. The
Department employs 57 full time employees who
provide support services such as communications,
inspection, public education, plans review, training
and investigation and 13 daytme field personnel.

Community contributions have been and will
continue to he the principal source of funding for
the volunteer companies. The County supple-
ments this revenue with an operating budget
which ensures a consistent level of funding across
the system. The County also provides accident
and health insurance, Hepatitis B inoculation,
workmen’s compensation and retirement benefits
to the volunteers. Significant support for the sys-
tem has also been derived from development
proffers from the development community and
contributions from individuals and Homeowner
Associations.

Five and Rescue Policies

1. The County will develop an integrated vol-
unteer and professional emergency services plan
including a volunteer recruitment and retention
and training strategy, a consistent operational
structure, management standards and a capital
improvement program,

2. The County will continue to provide cur-
rent and comprehenstve training equipment and
programs.

3. The County will establish an integrated
information management system to provide a
comprehensive data base for planning and eval-
uation purposes.

4. The County will actively continue public
education and awareness programs.

5. The County will continue to seek private
sector support for the operation of existing
EIMErgency services.

6. The County will consider the provision of
suttable new fire-rescue or emergency medical
services sites and facilities, upgrading existing
facilities and operational assistance in order to
mitigate the service impacts of a development
proposal in making its decision to approve or
deny the proposal.

7. The County will consider development
community proposals of cash and in-kind assis-
tance in the provision of needed emergency ser-
vices facilities.

8. Fire, rescue and emergency medical facili-
ties shall be combined wich other public services
such as the Sheriff’s Office substations, recre-
ational facilities and offices where feasthle.

9. Fire and rescue facilities will directly access
arterial roads between residential neighborhoods
or adjacent to town centers and otherwise be
located to provide the safest and shortest route
to the majority of properties in the service area.

10. The county will study the feasibility of
regional staffing throughout the County to pro-
vide daytime, career staff fire and emergency
medical support to volunteer companies.

11. The County will determine the need for
new fire-rescuc and emergency medical facili-
tics in designated Urban Growth Areas and will
identify suitable sites based on General Plan
land use and growth policies.
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F. Law Enforcement

n 1989, the Loudoun County Sheriff’s Office

became the first sheriff’s office in Virginia to be
accredited by the Commission on Accreditation
for Law Enforcement Agencies (CALEA). The
County Sheriff’s Office has a roster of 165 sworn
positions and 40 civilian positions. In addition
to the major facilities in Leesburg, substations
are located in Sterling, Round Hill and Lovetsville.
The Sheriff's Office will also be operating a
facility in Countryside, jointly with the Fire and
Rescue Department.

During 1989, the Office responded to 51,170
calls for service. During the first six months of
1990, the Office responded to 25,090 calls for
service. The Loudoun County Detention Center
ts certified for 63 inmates but has averaged over
80 individuals in its daily population. Juvenile
detention facilities in Bristol, Lynchburg and
Danville are used by the Loudoun County
Sheriff's Office. The County is currently work-
ing with the Sheriff’s Office to construct a local
juvenile detention facility.

The Sheriff's Office operates a variety of
community awareness and education programs.
During 1989, over 13 Neighborhood Watch pro-
grams were opened throughout the County with
over 4,000 active participants. The Office also
supports a Business Wacch Program which helps
merchants identify criminal activities in their stores.

Law Enforcement Policies

1. The County will proceed with planning for
the construction of a juvenile detention center
to be operated by the Sheriff’s Office.

2. The County will begin the planning process to
construct additional adult detention capacicy to elim-
inate current short falls and to meet future needs.

3. New Sheriff’s Office substations should be
located with other emergency services wherever
feasible.

4, The Sheriff's Cffice is encouraged to maintain
and increase the number of community awareness
and educational programs it offers to residents.

5. The County will investigate the need for a
new substation to be located in the Eastern Urban
Growth Areas to serve projected development.

6. The impact of a proposed development on
the level of service provided by the Sheriff’s
Office will be a consideration in determining the
approval or denial of a land development project.

. Solid Waste Management

oudoun County adopted a Solid Waste
Management Master Plan in 1987. The imple-
mentation recommendations of that Plan include:

1. Pursuing a resource recovery facility.
As first priority, a regional facility should be
pursued, with a local facility being the sec-
ond choice. This facility need not be limited
to public ownership.

2. Pursuing the use of an air curtain
destructor and a chipper for arboreal waste
and a state-of-the-art landfill for disposal of
construction debris.

3. Supporting recycling options for waste
reduction where programs can be developed
{e.g., incorporated towns where solid waste
collection is under a single contract).

4, Endorsing a policy that any future land-
fill in Loudoun County, because of the
potential threat to the environment, be pub-
licly owned and operated.

In 1989, the landfill received approximately
77,000 tons of marerial. Between 1980 and 1989,
the rate of waste generated increased from 3.32
pounds per capita per day to 4.85 pounds per capi-
ta per day. In recent years recycling of reusable
waste materials has grown in public acceprance
and is likely to have a major impact on future
waste management strategies. The bencfits of
recycling are greatest if waste separation occurs at
the source (homes and businesses) so that the
County incurs no cost for separation facilities or
operations. The County could increase the public
acceptance of recycling by implementing curbside
pick up service in the urban areas of the County,
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requiring the incorporation of recycling stations in
new communities, and increasing the public
awareness of the value of recycling,

The County landfill will continue to be the
principal means of solid waste disposal
However, the search for the landfill site
revealed thart, beyond the three alternative sites
identified, there are no sites which satisfy the
current selecrion criteria. Therefore, the new
landfill will have to serve the County as the “last
resort” disposal method for the next 50 years
(Final Report: Solid Waste Landfill Site
Selection Study, February, 1990). Recognizing
this, the County needs to take immediate and
effective measures to reduce and redirect waste
materials to reduce the load on the landfill and
extend its useful life.

Solid Waste Policies

1. The County will update the 1987 Solid
Waste Management Plan to address changing
trends and technologies and to consider means of
extending the useful life of the new landfill site.

2. The County will increase efforts to develop
comprehensive recycling programs for County
residents and businesses and will investigate the
feasibility of implementing a mandatory recy-
cling program for all or portions of the County.

3. The County will continue to investigate the
feasibility of alternative solid waste manage-
ment technologies.

4. The County landfill will be considered a
“last resort” waste disposal facility for the next
50 years and the County waste management
strategy will seek means of waste reduction,
reprocessing, recycling and redirection of solid
waste.

5. The Zoning Ordinance shall be amended to
require facilities for the collection, disposition
and recycling of recyclable materials within any
residential development proposal for the con-
struction of 50 or more single family dwelling
units or 25 or mere mulci-family units and any
commercial or industrial development proposal
for 10,000 square feet or more of land.

LR Recyclery I

ST, b B
.

. to

fu 1991, the Board of Supervisors voted for mandatory recycling,

6. For residential development proposals, recy-
clable materials shall include, but not necessarily
be limited to newspaper, glass and aluminum
and for commercial and industrial proposals recy-
clable materials shall include but not be limited
to newspaper, glass, aluminum and office paper.

7. The County will continue to seek private
sector support for the provision of suitable waste
recycling facilities. Developer assistance in provid-
ing waste recycling facilities will be a consideration
in the County’s development review deliberations.

8 The Counrty will consider development commu-
nity proposals of cash and in-kind assistance in the
provision of needed waste management facilities.

H. Human Services

For the purpose of this plan, human services
include the Area Agency on Aging, Youth
Services, Mental Health/Mental Retardation,
Juvenile Court Services, Youth Shelter and
Community Diversion, Victim Witness, and
Housing Services for Special Needs Populations.
The human services delivery system in Loudoun
County represents a mult-dimensional response
to the needs of County residents. Services are
delivered not only through a wide variety of
providers but also in a variety of settings ranging
from private homes to residential facilities and
agency offices. Service delivery is affected by
several demographic factors in addition to the
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In Lowdown Connty, there is a wide variety of recreational services offercd to a wide variety of people.

population of a given area. These factors are dif-
ficulc to forecast and they interrelate in ways that
complicate planning effores.

Human Services Policies

1. Human services agencies will develop a sys-
tem of incentives, including technical assisiance,
for private sector organizations to assist individ-
uals with human service needs.

2. The County will encourage the co-location of
human services offices and facilitics where feasible.

3. New human services facilities shall be locat-
ed to improve accessibilicy to all clients and to
integrate clients into the general community.

4.  The Board of Supervisors will encourage the
development of a volunteer pool to assist in
providing services.

5. Human services agencies will coordinate
facilicy needs and locational criteria for group care
facilities to ensure adequate dispersal throughout
the County. In urban areas 1/2 mile is deemed to
be adequate separation between uses.

6. The County will support and encourage
public, private, and public/private partnerships
to develop sustainable housing facilities to sup-
port the needs of special population groups,

including the elderly, the mentally and physically
handicapped, low income persons, and the
homeless.

7. The County will seek to expand housing
programs for people living on very low incomes.

[. Parks and Recreation

he “Choices and Changes” workshops and

the public opinion survey distributed in
January 1990 reinforced the importance County
residents place on active and passive recreation,
A principal goal of the General Plan is the
preservation of open space for its aesthetic qual-
ity, its function in enhancing community charac-
ter and the protection of sensitive environmental
resources. Rather than large tracts of land, parks
in the County will probably develop as a system
of natural, passive, linear areas, incorporating
foot or bike paths to provide access along creeks
and rivers and access to mountains and scenic
Views.

The Board of Supervisors adopted the first
Parks and Recreation Service Plan in August of
1987 wo assess the County’s existing facilities,
determine the future recreational needs of its
citizens and establish goals and policies to assist
in achieving recommended recreational standards
The County is currently in the process of updaring
that plan. The Parks and Recreation Service
Plan establishes a hierarchy of parks: National,
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State, Regional, County, District, Community and
Neighborhood. The Parks and Recreation ser-
vice plan also establishes criteria for recreational
facilities based on population.

County parks ranging from 200 acres and
above will be the largest locally controlled parks.
These parks will include facilities such as large
community centers with indoor pools, racquethall
courts, and large open space for passive and active
recreation activicies. District parks, consisting of
50 to 199 acres will include such facilities as multi-
ple use sports complexes, outdoor pools, and com-
municy centers, tennis courts, and picnic pavilions,
Community parks range in size from a4 minimum
of 15 acres to a maximum of 49 acres. Communiey
parks should be located next to school sites and
provide for the needs of the local community,
Community park facilities include such items as
community centers, ballfields, bike paths, nature
areas and/or picnic tables. Neighborhood parks, of
approximately 15 acres, include playground equip-
ment, informal play fields, park benches, and jog-
ging and walking paths connecting to community
centers, where feasible.

Parks and Recreation Policies

1. All County park and recreation facilities
shall attempt to meet the standards cutlined in
the Parks and Recreation Service Plan,

2. The County encourages the development
of regional linear parks, trails and natural open
space corridors to provide pedestrian links and
preserve environmental and aesthetic resources.

3. The County will support the Northern
Virginia Regional Park Authority (NVRPA) in the
acquisition of land and the development of the
Potomac Heritage "T'rail, extension of the W&OD
trail to Bluemont and, the Appalachian trail and
the preservation of the Ball’s Bluff Bartlefield.

4, The County will continue to work with the
Department of the Interior, the Northern
Virginia Regional Parle Authority and the Town of
Leesburg in the development of the “Greenways
Program” to define areas for open space preser-
vation and for the development of a trail system
which links the Counrty’s nacural, historic and

recreational resources.

5. The County will also identify all floodplain,
flood ways and steep slopes, existing utility and
conservation easements and abandoned rail lines
as possible future Greenway corridors.

6. The Counrty will seek through proffer, den-
sity transfer, donation or open space easement,
the preservation of open space corridors and the
development of trails as identified through the
Greenways Program. Priorities for acquisition
and/or development are:

a. The extension of the W&OD trail from
its present terminus in Purcellville to its
proposed terminus in Bluemoent with a foot
path extending from Bluemont to the
Appalachian T'rail;

b. A connector between the W&OD trail
and Whites Ferry;

¢. A Short Hill trail;

d. The development of the Potomac
Herirage Trail (hiking from Fairfax to
Harpers Ferry, WV},

e. The development of Blue Ridge,
Caroctin Mountain and Bull Run trails;

f. The development of pedestrian trails
along other creeks.

7. Active recreation structures and facilities
which may impede floodwater flows should not
be located within the 100 year floodplain, on
steep slopes of 15% or greater, or on other envi-
ronmentally sensitive areas.

8. The County will strongly discourage at-grade
crossing of the W&OD trail and other regional
trails unless such a crossing is necessary to com-
plete a regional road network.

9. Regional and local linear parks will be
designed o link with other trails (public or private)
and to provide a substantial corridor with natural
buffering for adjoining uses and space for associat-
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ed features of the rrail including exercise stations
and rest areas. Such linear parks should be devel-
oped in accordance with the Greenways program.

10. The County should realign recreation district
boundaries in accord with the General Plan
planning areas to assist in evaluating the impact
of development proposals and estimating future
needs and capacities.

11. All new residental projects shall attempt to
meet the recreation standards set in the Parks
and Recreation Service Plan’s facility per popu-
lation criterta.

12, Homeowners’ Assaciation facilities and ameni-
tics will not be credited as part of a rezoning
proffer unless such facilities are open to the
public as de-fined in the Proffer Guidelines set
out in Chapter 8.

13. As part of the rezoning and development pro-
cess, the County will encourage the dedication of
OpEn Space of access easements on property within
the 100 vear floodplain, where it may serve as a
creek valley corridor, passive recreation area, linear
park, or trail.

14, Standards for recreational amenities serving
commercial, industrial and office projects will be
developed and non-residential proffer guide-
lines will be developed to reflect these standards.

15. The County will cncourage the use of shared
park and school sites for the development of
neighborhood and community facilities to provide
an efficient use of land.

16. The County encourages the preservation of
the Potomac River, its floodplain, bluffs and
cliffs in a natural state.

17. The County encourages increased access to
rivers for camping, fishing, and boating where
public access would not endanger the environ-
ment or hinder preservation efforts.

18. The County will continue to coordinate
recreation planning efforts with the towns to
prevent duplication of services.

19. The County will use steam buffers and
Greenways as the fundamental design consider-
ation for new parks and athletic facilities in
urban areas, to provide links berween facilities
and communities, to protect the environmental
integrity of the stream buffers and Greenways,
and to provide buffers between different uscs.

20, The County will explore the feasibility of
acquiring the former Manassas Gap Railroad right-
of-way and preserving this corridor as a linear park.
This trail could be linked to the W&OD trail, or
incorporated into the Greenways Trail System or
used to link new developments.

21. The County should provide for the exten-
sion of public utilities to public park sites in
conformance with the sewer and water policies
of this Plan.

90

Choices and Changes: Lowdoun Cownty General Plan

@,






The County will continue to use proffers to
minimize the fiscal impact of development on tax-
payers. To date, approximately ten percent of
capital costs associaced with new development
have been financed by the private sector. The
General Plan provides a more sophisticated series
of proffer guidelines and proposes to ensure that
new residents pay a fair share of the capirtal costs
associated with growth.

PHASING

A. Phase I Urban Growth Areas

n the past decade, the County and the develop-

ment community have committed to a signifi-
cant number of road, capital facility and service
improvements in the Dulles North and Eastern
Loudoun planning areas. By encouraging phased
expansions of the Eastern Urban Growth Area, the
County secks to complete approved projects in the
Dulles North area and maintain a reasonable level
of activity and flexibility in the marketplace. The
Plan’s phasing policies take into account the
absorption of available housing units, completion
of major road and utility improvements and other
factors to ensure that the fiscal and economic ben-
efits of growth can be fully realized. The initial
Eastern Urban Growth Area (designated Phase I)
includes Dulles North, Eastern Loudoun, Cub
Run and the South Riding Sewer Service Area.

Phase I Policies

I. The Eastern Urban Growth Area will be
developed in a coordinated and phased manner
which reflects sound fiscal management in the
provision of public utilities, facilities and ser-
vices; accommodation of the County’s share of
regional growth and the preservation of environ-
mental and cultural resources.

2. The designated Phase 1 Eastern Urban
Growth Area consists of the Dulles North, Cub
Run and Eastern Loudoun planning districts and
the South Riding Sewer Service Area. To main-
tain a compact development pattern, to ensure the
efficient use of utilities and pubilic facilities and
to minimize the loss of open space and natural
and cultural resources, the General Plan will limic

urban development to the Phase I Eastern Urban
Growth Areas until the Board of Supervisors
approves a rezoning or initiates an amendment o
the General Plan in accordance with the Phase II
and III Eastern Urban Growth policies, below.

B. Phase IT Urban Growth Areas

hasing defines the time frame during which

the County will not fund major capital facili-
ties and road improvements outside the current
Urban Growth Area.

To support projected demand beyond 2003,
the County needs to begin considering an
expansion of the Urban Area by 1995, The first
expansion of the Urban Area (Phase II areas) will
include the Dulles South areas (Elklick Run,
Foley Branch and Upper Broad Run).Dulles
South abuts Dulles Airport, the Route 50 corri-
dor and the Route 606/621 corridor that is tar-
geted as a possible special taxing district.

Phase Il Policies

1. The designated Phase I1 Eastern Urban
Growth Area will consist of the Dulles South area.

2. Phase II Eastern Urban Growth Arcas will
be subject to all goals and policies applicable to
designated Rural Areas (see Chaprer Six) and
will be deemed to be Rural Areas until such
time as the Phase IT areas are designated for
immediate development by General Plan
amendment or an area plan.

3. The Board of Supervisors intends to amend
the General Plan by adopting an Area Management
Plan for each of the planning areas in Phase 1I with
the adoption of a Dulles South Area Management
plan by July 31, 1993,

4,  After the plan amendment is approved, & land
use proposal for an urban development may be
considered by the County provided that the
proposal complies with the goals and policies of
this Plan.

5. If the County has not adopted an area man-
agement plan for the Duiles South area by July
31, 1993, rezoning applications may be approved
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for the Dulles South area by the Board of
Supervisors in accordance with the goals and
policies specific to Eastern Urban Growth Areas
and other pertinent policies of the General Plan,
provided:

a. The development proposal exemplifies
the community design, open space and naru-
ral and culrural goals and policies of the Plan;

b. There will be no construction of resi-
dential units prior to 1996;

c. Development will be phased over a
minimum 10 year peried;

d. The development is served by public
sewer and water in accordance with the
L.CSA plans and policies;

e. Transportation improvements are available
to support the traffic generated by the
development or are included in the devel-
opment proposal.

f.  The County determines that, based on
the County’s Fiscal Policy dated December
17, 1984, Capital Improvement Program and
Operating Budgets, it can adequately fund
needed facilities and improvements.

6. A rezoning application for property under
single ownership which is located in two phasing
areas, but substantially located in the earlier phas-
ing area, may be approved during the time frame
of the earlier phase. However, the time phase
restrictions on development of the portion of the
property in the later phase shall apply unless the
conditions in policy 5, above, are satisfied.

7. The availability of arterial or collector links to
the Dulles Toll Road Extended or Route 7 should
be considered in reviewing development proposals.

C. Phase 111 Urban Growth Areas

he third expansion of the Eastern Urban
Growth Boundary represents the ultimate
urban area envisioned by the General Plan, The
Phase IIT Urban Growth Area will include the

SycolinfLower Goose Creek and Middle Goose
Creek planning areas.

Phase IIT Policies

1. The County will complete detailed area man-
agement plans for the Phase III Eastern Urban
Growth areas in preparation for their transition
from Rural to Urban Areas set out in this plan.
The area plans will be adopted by July 31, 1995,

2. Phase III Eastern Urban Growth Areas will be
subject to all goals and policies applicable to the
designated Rural Area (see Chaprer Six} and will be
deemed to be Rural Areas until such time as the
Phase III area is designated for immediate develop-
ment by General Plan amendment or an area plan.

3. If the County has not adopted an area man-
agement plan for the Sycolin/Lower Goose
Creelk and Middle Goose Creek areas by July
31, 1995, rezoning applications may be approved
for the Sycolin/Lower Goose Creek and Middle
Goose Creek areas by the Board of Supervisors
in accordance with the goals and policies specific
to the Eastern Urban Growth Areas and other
pertinent policies of the General Plan, provided;

a. The development proposal exemplifies
the communicy design, open space and natu-
ral and cultural goals and policies of the Plan;

. There will be no construction of resi-
dential units prior to 1998;

c. Development will be phased over a
minimum 10 year period;

d. The development is served by public
sewer and water in accordance with the
L.CSA plans and policies;

¢. Transportation improvements are
available to support the traffic generated by
the development or are included in the
development proposal.

f.  The County determines that, based on
the County’s Fiscal Policy dated December
17, 1984, Capital Improvement Program and
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Operating Budgets, it can adequately fund
needed facilities and improvements.

4. A rezoning application for property under
single ownership which is located in two phasing
areas, but substancially located in the earlier
phasing area, may be approved during the time
frame of the earlier phase. However, the time
phase restrictions on development of the portion
of the property in the later phase shall apply unless
the conditions in policy 3, above, are satisfied.

5. The availability of arterial or collector links
to the Dulles Toll Road Extended or Route 7
should be considered in the review of develop-
ment proposals.

LAND USE PATTERN AND
COMMUNITY DESIGN

A. General Land Use and Design

he land use pattern proposed for the Eastern

Urban Growth Area seeks to conserve valu-
able environmental, cultural and economic
resources. Protecting these resources and inte-
grating them into the design of urban communities
is an important goal. These resources provide
opportunities that are addressed in the Plan and
summarized below.

Ongoing growth of Dulles Airport will con-
tinue to be an economic resource with tremen-
dous impact on the growth of Loudoun County.
Protecting the continuing viabilicy of the airport
is vital to the County. Encroachment by uses
affected by air traffic noise is a major concern.
To minimize the potential conflicts due to
noise, the Plan prohibits residential rezonings
within the noise impact area surrounding the
Airport, {See Environmental Noise, Chapter 2.)

Large quantities of diabase rock are located
in eastern and central Loudoun. Diabase is an
extremely important source of crushed rock for
the regional construction industry. The General
Plan identifies potential diabase extraction sites
and proposes measures to protect these sites for
furure use. The County’s land use strategy
seeks to minimize the loss of a usable resource
to encroaching development. Water resources
such as the Beaverdam Reservoir, Goose Creek
and Broad Run play mulciple roles as water sup-

T Py
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Ourdoor pubfic places are importan! community design rools.

plies, animal habitat, recreacion facilities and
community design tools. Preservation and
enhancement of water quality through regulato-
1y controls, stormwater management, watershed
protection and cpen space acquisition maintain
the integrity of these resources.

The Plan divides the Eascern Urban Growth
Areas into three distinct types of communities,
each with a dominant residential, business or
industrial character. In residential communities,
obviously housing will be the principal function
but business and industrial uses are also permitted
to provide the mix of uses that offer residents the
opportunity to live and worl in the same com-
municy. This approach seeks to emulate the tra-
ditional patcern of distinct, vibrant communities
that exists in the towns of western Loudoun. Each
community offers a combination of residential,
commercial and employment opportunities, a
pedestrian friendly scale and a sensitivity to the
natural and culcural resources of the County.

The Urban Deveiopment Pattern Maps,
page 95, illustrate the general location of each
type of communrity. Dulles South, will be the
principal area of residential expansion outside
the Dulles North area. Existing development is
sparse in these areas and does not present an
impediment to traditional design concepts that
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might otherwise occur in a built up suburban
community. Residential communities will form
the fringe of the County’s Eastern Urban
Growth Area along Upper Sycolin, Middle
Goose Creek and Upper Broad Run.

Within each community character type,
there are a number of communities each wich a
distinct funcrion and mix of uses. Residential
Communities will consist of a combination of
neighborhoods radiating from a center {neigb-
borhood, town or urban center). Individual
neighborhoods will focus on a public green or
park, civic buildings such as a church or communicy
center, or a small neighborhood commercial center.
Larger residential communities made up of several
neighborhoods, the focus will be a compact town
center consisting of residential uses, a larger
commercial component than one neighborhood
would have, civic and public uses, parks and
greens. Each community and its center will
have a distinct character and will establish for
the residents a sense of place and identity (also
see Community Design Guidelines, Chaprer
Eight, p. 196).

Different communities will be separated by
greenways, extensive greenbelts and buffering,
sensitive environmental areas and other means.
Design guidelines included in the implementa-

University Center, located in the Dulles North Area, Is one exaniple
of the County’s many business developments.

tion sectioen of this Plan will oucline key design
features and opportunities to be addressed in
new development. The General Plan proposes
the development of larger Urban Centers along
major thoroughfares proposed for mass transit
corridors. These centers reflect the positive
design characteristics of centers such as
Arlington and Alexandria. The scale or density
of the Urban Centers will be significandy higher
than other County areas to attract and maintain
services and amenities such as mass transit,
Ower the 50 year time frame of the General
Plan, Urban Centers are expected to evolve
from new Town Centers, from the conversion of
other commercial development or as a specific
development proposal in conjunction with mass
transit services in the County.

Two Urban Centers, located as high intensity,
mixed use nodes at major intersections of the
Dulles Toll Road Extended corridor, and one at
the intersection of Routes 7 and 28 are expected
to evolve into Transit Related Urban Centers
(TRUC). Development of a TRUC is a long-
term goal and will occur only in conjunction
with the extension of fixed rail transit service to
Leesburg. Design guidelines included in
Chapter Eight of the Plan illustrate the concep-
tual design and development scenario thac leads
to the development of an Urban Center into a
Transit Related Urban Center. The ability of
the initial Urban Center design to eventually
expand into the Transit Related Urban Center
will be critical to the County’s approval of such
development. Separation guidelines ensure that
different centers do not eventually merge into a
larger undefined serip,

Industrial and business communities represent
a major segment of the land use in the Eastern
Urban Growth Area. Business uses are generally
concentrated in the Dulles Norch area, particularly
around and north of the airport and along Routes
28 and 7 to take advantage of opportunities
afforded by the Airport and to best use land
within the airport noise impact area. The General
Pian supports the completion of proposed devel-
opment in Dulles North. For similar reasons,
industrial communircies are proposed west of
Dulles Airport and along the eastern side of
Route 28. Extensions of the industrial and business
communities will occur in Phases I, IT and III,
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along the Route 50 corridor and within the noise
impact zone. The Dulles Toll Road Extended
near Leesburg represents another extension of the
industrial communicy in Phase III where industrial
uses are proposed near the Luck Stone Quarry.
Much of the Councy’s industrial and business
development has occurred in the form of campus
style industrial parks with low-rise office, research
and manufacturing buildings. Such uses can and
should be developed in concert with residential
neighborhoods to provide the opportunity for resi-
dents to live and work in the same community,
within minutes of their child’s school or their doc-
tor, and to forego hours of daily commuting for a
less harried, more efficient and convenient
lifescyle. Compatibility of scale must be the princi-
pal consideration in the design of mixed use com-
munities. The design process must also elevate
the importance of details like siting, building spac-
ing, facade treatment and pedestrian movement.
The General Plan recognizes that certain
business and industrial developments need to
be homogeneous. The Plan continues to pro-
mote feynote office parks on Routes 7 and 28,
and in compact nodes at major intersections of
the Dulles Toll Road Extended. These are the
high quality, corporate headquarters style devel-
opments, Impressive structures, separated by
landscaped greens and tree lined boulevards
create an atmosphere of corporate prestige.
Such neighborhoods figure prominently in the
County’s role as an international trade center.
Exrractive industries are only compatible with
other uses related to the resource or insensitive
to the acrivities associated with resource extraction.
The Plan does not intend to restrict the economic
integrity of such industries solely for design
purposes. However, extensive buffering and
protection of nearby land uses are a fundamental
requirement of extractive industry proposals.

General Land Use and Design Policies

1. The County encourages the development
of self sustaining communities which offer a mix
of residential, commercial and employment
uses, a full complement of public services and
facilities; amenities which support a high quality
of life, and a design thar is sensitive to the
Counrty’s natural and cultural environment.

2. The County will encourage compact, mixed
use, and pedestrian oriented communities, in
accordance with the community design policies
of this Plan and will seek to maximize the
preservation of open space and natural
resources. The County will discourage strip
development of any type and accordingly will
rezone inappropriately zoned land in accordance
with the policies of this plan.

3. To provide for the sensitive transition of
existing communities to different or more
intense urban development, the County strongly
encourages that small lots and tracts be consoli-
dated into larger parcels that can support a more
comprehensive design and servicing approach.

4. Alterations to approved land use projects
that facilitate compliance with the land use and
design goals and policies of the General Plan are
encouraged.

5. Development proposals are encouraged to
conform to community design guidelines pro-
posed in the implementation section of the
General Plan (See Design Guidelines Chapter
Eight, p. 196).

6. The developmment pattern of the Eastern
Urban Growth Area is based on design and land
use guidelines for a series of distinct communi-
ties, each exhibiting a predominant residential,
business or industrial character type,

7. Projects proposing single use developments
(i.e., all residential or all commercial) outside of
areas deemed appropriate for deynore developments
or as otherwise specified in the Plan) will be evalu-
ated on how the proposal relates to the mix of uses
within a 1500 foor radius, the traditional design
features proposed by the applicant, the fiscal and
environmental impact of the development, and
other matters relative to the policies of the
Councy’s Comprehensive Plan.

B. Infill Development

Infill development is the establishment of a
new land use on under-used sites, relative to
adjacent uses, located within established, stable
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developments where public facilities such as
roads, water, sewer and general services are
available. The urban areas of the County con-
tain vacant and under-used tracts of land. In
some instances, these tracts are very small (less
than five acres) and have been left out or left
over during the development of adjacent land.
Other tracts are larger and have not been devel-
oped because of the property owners’ desire to
retain the old use or to rewin the land for long-
term investment purposes. Sometimes the tracts
are skipped over in the development process
because of physical site characteristics which
constrain the ability to develop the tract. Some
of the tracts may be ripe for redevelopment
because uses are outdated or less than the best use
in an area where new uses are being developed,
Often these lots are located between different
and incompatible land uses or where site incom-
patibilities arise due to building ortenrtation,
height, visual character, the location of parking
facilities, the generation of incongruous traffic
volumes, the creation of pedestrian/automobile
conflicts, or the incompatibility of hours of
operation, etc. Vacant or underdeveloped sites
offer opportunities for infill development.

One objective of the General Plan is to use
infill development as a strategy to complete
development patterns in the urban areas. Urban
areas are the desired location for new growch
and second stage development (or redevelop-
ment). The County should encourage the
development of vacant or under used urban land
for the following reasons:

T'o achieve the most efficient use of land;

To ensure the full use of public and private
investment in services and facilities;

To reduce the costs of new capital improve-
ments and maintenance burdens;

To stabilize strategic open space; and
To save tax dollars.
A well conceived strategy for the develop-

ment of infili lots will help reduce the adverse
impacts that result when two different land uses

are located adjacent to each other. In order to
encourage the appropriate development of infill
lots, market forces must operate to make these
lots actractive to develop, Such circumstances as
the inability to find suitable sites for develop-
ment at the urban edge, the difficulty of obtaining
utility extensions, the escalation in costs of
acquiring and preparing raw land, and location
factors can make urban infill parcels atcractive
for development. The County can influence
market conditions by limiting the sprawl or
outward spread of development with the estab-
lishment of fixed boundaries, such as those
provided by Urban Growth Boundaries.

The costs to develop infill lots are often
quite high because the small, undeveloped
tracts are surrounded by rezoned and/or devel-
oped property. These conditions cause the
price of the infill [ot to escalate and drive the
cost of carrying the land upward. Although the
infill lot, by definition, has the benefit of exist-
ing infrascructure, more intense use and/or high-
er densities may be required to offser the
development costs of the site and to assure the
County that development generated impacts are
appropriately mitigared,

The basic strategy for the development of
infill lots is to allow complementary uses to
those found on adjacent, developed sites.
Compiementary uses may provide higher densi-
ties and/or intensities of uses. When infill
development is to fill the gap berween disparate
uses, then the site should be developed to blend

ago

The costs 16 devetop infill fors are aften quite high becanse the small,
wndeveloped tracts are survounded by rezoned andor devefoped
property. These conditions cause the price of the infill lof fo escalute
and drive the cost of carrying the land wpward. Althongh the inftli
lot, by definition, has the benefit of existing infrastructire, wmore
intense wse andjor higher densitics may be reguired to offset the
development costs of the site and o assure the Connty that develop-
nient generated inpacits are appropriately mitigared.
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in. Transitional uses should be established
which complement adjacent uses, but perhaps at
higher densities or a more intense use. In any
case, all infill development must relate to the
larger, established development pattern within
which it is located and should be planned as a
logical component of the broader “regional”
context. The gap afforded by the infill site
should be filled as though the regional context was
a unified, planned development. Surrounding
land uses have to be considered. The relationships
to evaluate include: size of the infill parcel relative
to the size of adjacent parcels, site access as it
relates to regional access, impacts on the site
due to existing or planned regional transportation
facilities, utility connections, relationship to sur-
rounding land use and the physical placement of
those uses on the site.

It is not the County’s intent to encourage
the artificial creation of infill development
opportunities. To artificially create an infill par-
cel, a property owner would reserve part of a
larger tract of land to take advantage of any land
use intensity that might accrue to the small
piece if considered as an infill site. In this instance
the subordinate parcel will be developed as
though it were part of the regional context,
clearly relating in use and intensity to the land
use pattern established by the development of
the larger tract of which it was once a part.

Smaller sites generally may not financially
support the cost of services the development
generates. Larger tracts and those tracts consoli-
dated from a group of smallcr infill sites are
more likely to support the mitigation of impacts
on public facilities and services. The County
should encourage the assemblage of small, adja-
cent infill sites to achieve a consistent and com-
patible development pattern, which provides for
adequate facilities and services.

Infill Policies

1. The County will evaluate proposed infill
development applications based on how the tran-
sitional use funcrions on the site relative to the
established development pattern racher than on
the use itself. Evaluation criteria established to
determine the relationship of surrounding uses
with the proposed infill use should include:

amount of open space and impervious surface, use
intensity, the impact of noise and light generated
on site, and the impacts on the site due to existing
or planned regional transportation facilties.

2. Redevelopment of existing uses will be consis-
tent with the availability of adequate public facili-
ties, transportation facilities, and infrastrucrure.

3. Mixed-use zoning for infill development
should promote a transition berween radically
different uses.

4. Logical street connections should be made
to the established regional road network.

5. The Zoning Ordinance will provide for the
application of interim uses on vacant infill prop-
erties (i.e., parking lots, gardens, playgrounds,
park-and-ride lots, farmers’ markets).

6. The County will develop means of providing
funding for off-site capital improvements to
encourage the development of small-scale infill
particularly for employment uses.

7. The County will identify where facilities or
services are inadequate in Eastern Urban
Growth Areas in order to establish a regional
basis for evaluating proffer contributions for
infill development proposals.

8. The County will ensure that new develop-
ment projects provide interparcel access oppor-
tunities to adjacent vacant parcels so that future
infill projects may be efficiently served.

RESIDENTIAL COMMUNITITES

esidential Communities are planned to
provide for development of various
scales and densities ranging from the
highest densities in the Urban Centers to densi-
ties more appropriate to suburban residential
development. A greater mix of residential and
non-residential uses will encourage an affordable
lifestyle, less reliance on commuter travel and
promote a sense of community that is so important
to the quality of life in Loudoun County,
Residential communities are defined as
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either Suburban Neighborhood, or Traditional
Neighborhood depending on density, design
and locational characteristics. They may also
include a commercial and civic component in
the form of a neighborhood or town center; and
an employment component eicther in the town
center or as a separate neighborhood (also see
Community Design Guidelines, Chapter Eight,
p. 197). Urban Communities proposing densi-
ties in excess of 4.0 dwelling units per net acre
will be encouraged in areas specifically identi-
fied in the Plan.

General Policies

1. The General Plan indicates the preferred
location for Residential Communities on the
Urban Development Pattern Maps.

2. 'The County may permit residential rezonings
between 1.6 and 3.0 dwelling units per net acre in
Suburban Communities; 1.6 to 4.0 dwellings per
net acre in Traditional Communities; and 4.0 to
24.0 dwellings per net acre in Urban Communities
in accordance with the policies of the General Plan
specific to each type of Residential Community.

3. Residential development will continue to
be located ourtside the adopted and projected

Suburban communities may continwe i Dulles North, bur tradi-
tional design eoncepis are supported by rhis plan.

Ldn 65+ (loudness day night index) noise zone
for Washington Dulles Internacional Airport and
the Leesburg Municipal Airport.

4. Developers are encouraged to dedicate avi-
gation easements to the MWAA indicating the
right for flights to pass over the property, as a
means of securing the ongoing viability of
Dulles Airport,

5. Developers proposing projects within one
mile of the noise impact zone shall make full
disclosure to home buyers of the potential air-
port noise and flights affecting the property and
shall take steps in the construction of the
dwellings to mitigate the effects of the noise.

6. 'The County encourages the development of
self sustaining residential communities offering a
more traditional pattern of neighborhoods and
community centers, 2 mix of housing types, a
network of interconnected streets and sidewalks,
and other features that embody the principles of
the County’s Vision for Urban Loudoun County.

7. Residential densitics exceeding 24 units to
the acre shall be permitted only upon Plan
Amendment in the designated core of a T'ransit
Related Urban Center in conjunction with com-
pletion of fixed rail mass transit.

A. Suburban Communities

Suburban Communities are composed of a
coordinated collection of suburban neighbor-
hoods. Suburban Neighborhoods will be per-
mitted to develop at a density of up to 3.0
dwelling units per net acre which is typical of
existing suburban communicties. These neigh-
borhoods are usually characterized by the use of
cul-de-sac streets, minimal development of public
spaces and a distinct separation of different uses,
The County will continue to permict Suburban
Communities in planned developments in
Dulles North where such development has
occurred in the past and will also permit them in
new Residential Communities but as a smaller
portion of a larger, Traditional Residential
Community. The County supports the develop-
ment of new communities, such as the “Town
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of Belmont” development in the Dulles North
planning area, that implement the traditional
design concepts of the Plan.

Suburban Communities Policies

1. Suburban Communities consist of conventional
neighborhoods or planned developments which
provide homogeneous groupings of housing
types, separation of different land uses, and a
road network designed almost solely for the
movement of motor vehicles.

2. Suburban Neighborhoods are intended to
provide a compatible development for infill
arcas and other areas of Dulles North and
Eastern Loudoun where such development is
prominent or adjacent to existing business uses
that could serve the neighborhood.

3. In areas outside the Dulles North and
Eastern Loudoun planning areas, up to 30% of
larger residential communities may be conven-
tional Suburban Neighborhoods.

4. Suburban Neighborhoods will he permitted
to develop to 2 maximum density of 3.0 dwelling
units per net acre depending on the availability
of roads, utilities and a full complement of pub-
lic services and facilities.

5. Suburhan Neighborhoods may also locate in
the Phase II and II1 planning arcas where they
adjoin existing businesses that provide local
convenience retail and service.

6,  The land use mix {mecasured as a percentage
of the land area) in a Suburban Community will
generally comply with the following ratios:

The Town of Belmont, designed by Andres Duany, is a good example of

a Traditional Communiry.

C. Traditional Communities

Acollection of Traditional Communities are
the preferred development pattern for new
urban areas. Such communities are permitted to
develop at densities of up to 4.0 dwelling units
per net acre with neighborhoods characterized
by an interlocking grid pattern of streets and
sidewalks, a variety of public parks and spaces
and a generally rectilinear pattern of small
blocks surrounding a Town or Neighborhood
Center. The center is intended to provide a mix
of different residential, business and civic uses and
to serve as a convenient and identifiable center of
community activitics and social interaction.

Traditional Communities Policies

1. Traditional Communities shall be the pre-
ferred residential development and shall offer a
variety of housing types at densities ranging
from one to a maximum of four dwelling units
per net acre, depending on the availability of
adequate roads, utilities, the provision of a full
complement of public services and facilities and
exhibited support for the County’s design and
growth management goals and policies.

Minimum Maximum

Required Permitted
a. Suburban Neighborhood: 0% no maximum
b. Traditional Neighborhood: 0% no maximum
¢. Urban Neighborhood: 0% 0%
d. Public & Civic: 5% no maximum
f. Public Parks & Open Space:  15% ne maximum
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2. Individual Traditional Neighborhcods may
include a Residential Neighborhood Center
which provides convenience goods and services to
local residents in accordance with the Residenrial
Neighborhood Center policies of this Plan.

3. Inaddition to any trails, linear parks or natural
open spaces, a minimum of two public parks
should be located proximate to most residences
in the neighborhood and each park should pro-
vide at leasc 10,000 square feet of level, well
drained playing area abutting a local street.

4, Civic or communal uses such as a church or
community center are encouraged to locate in
conjunction with a Residential Neighborheod
Center or in prominent locations within the
neighborhood abutting a collector read.

5. Traditional Neighborhoods will exhibit
design characteristics described in detail in the
Implementation Section, Chapter Eight, of this
Plan and including those outlined below:

a. Similar uses facing each other across a
collector or local street while different buc
compartible uses are placed on adjoining lots;

b. A continuous network of interconnected
local streets with sidewalks, creating small
rectilinear blocks (modified enly where need-
ed to protect environmental features) which
are conducive to walking and socializing;

¢. Lots with front and side yards reduced to
meet only safety and health standards thereby
reducing utility and road costs and creating a
sense of spatial enclosure in the public street;

d. A hierarchy of parks, squares and greens
located throughout the neighborhood within
easy reach of all residents and a formal civic
square acting on its OWn or in conjunction
with a civic facilicy, Neighborheod Center
or other use, to create a social focus for the
COmniunity;

e. The location of civic uses such as churches
and community centers in prominent sites to act
as landmarks within the neighborhood; and

f.  Off street parking lots located to the rear
of civic and business uses t¢ ensure the build-
ing is the prominent sight from the street.

6. The land use mix {measured as a percentage
of the land area) in a Traditional Community
will generally comply with the following ratios:

Minimum Maximum

Required Permitted
a. Traditional Neighborhoad: 30% 0%
b Suburban Neighborhood: 0% 20%
¢. Public & Civic: 10%  no maximum
d. Public Parks & Opcn Space: 20%  no maximum
e, Light industrial 0% 20%

(industry is located only in a distinct neighborhood)

7. Individual neighborhoods within a Traditional
Community may exceed 4.0 dwelling units per
net acre provided the overall density of the
Community does not exceed 4.0 dwelling units
per net acre.

8. Light industrial uses may be permitted in a
Traditional Community that exceeds 100 acres
provided it meets the following criteria:

a. The Light Industrial uses are designed
to be compatible with adjoining Residential
Neighborhoods and to mitigate the impact
of noise, lights, traffic and ocher associated
industrial activities;

b. The employment uses may access a
major collector road without requiring travel
through a Residential Neighborhood;

¢. Industrial uses are limited to small scale
office, research and manufacturing operations
that do not conflict with the scale of other
development in the community;

d. The Industrial uses are developed in a
campus or park setting with buildings close
to the street and parking and leading
screened from the road, extensive land-
scaping, and sidewalks and pedestrian links
to other neighborhoods; and
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e. The design of the Industrial uses
incorporate the relevant design features of a
Traditional Communirty.

9. Where Light Industrial uses are proposed in
conjunction with a Residential Community, the
industrial uses shall represent no more than 20%
of the net buildable area in the community and
shall be consolidated into a distinct industrial
neighborhood.

D. Urban Communities

rban Communities represent the highest

density residential development proposed
under the Residential Community Character
classification. Urban communities facilitate an
evolution of development in Eastern Loudoun
from the suburban sprawl of the 1970’8 and
1980’s to a desirable pattern of Town and Urban
Centers. By developing at densities up to a
maximum of 24 dwellings per acre, the Urban
Community provides the scale of human activity
needed to develop viable, mixed use communi-
ties, and to implement other key objectives of
the General Plan including the development of

The bencfits of high density development include opporinnities for
wrass fransit, provision of affordable housing, preservation of open
space and efficient use of public frcifities and services

mass transit, provision of affordable housing,
preservation of open space and efficient use of
public facilities and services. Urban Communities
will develop in designated areas on the Dulles
Toll Read Extended, within Urban Centers and
Town Centers, and as part of larger Business or
Industrial Communities.

Urban Communities Policies

1. Urban Communities may include residential
densities from between 4.0 and 24.0 dwellings
per net acre based upon the availabilicy of utili-
ties, roads and public facilities, participation in
open space prescrvation efforts and conformance
to the community design and growth manage-
ment policies of this Plan.

2. Urban Communities and neighborhoods
may be located only in the following areas:

a. Areas designated as Urban Community
on the Specified Land Use Map, Chapter
Four, page 96.

b. In conjunction with a Residential
Neighborhood Center, an Urban or Town
Center or a Transit related Urban Center,
in accordance with policies applicable to
each center;

¢. As part of a Regional Office or Light
Industrial Community in accordance with
policies applicable to each community; and

d. In other areas specifically identified in
the General Plan or subsequently adopted
area plans.

3. Indesignated areas of the Dulles Toll Road,
Urban Communities may develop as high inten-
sity, compact nodes around major intersections
(Refer to the Specified Land Use Map, Chaprer
Four, page 96).

4. Urban Neighborhoods within Urban Com-
munirties exceeding 25 net acres may include a
Residential Neighborhood Center to provide
convenience goods and services to residents.
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5. Urban Neighborhoods in Urban Communities
should comply with the Traditional Community
design characteristics outlined in Policy 5 of the
Traditional Communities policies and will be
contingent of the following locational criteria:

a. 'The neighborhood will be within a safe
and convenient five minute walk (1500 feet)
of an Urban or Town Center and any Light
Industry uses within the development;

b. The neighborhood will be located prox-
imate to (600 feer) a Neighborhood or
Community park as defined by the Compre-
hensive Plan;

¢. The neighborhood will have vehicular
access to an arterial road without using local
streets in adjacent, lower density Residential
Neighborhoods;

d. The neighborhood will be serviced by
public water supplv and wastewater treat-
ment facilities of sufficient capacity to meet
projected demands;

e. Proposed structures and parking areas
will be sufficiently buffered from adjoining
lower density residential uses by distance,
transitional uses, landscaping or natural vege-
tation to mitigate the effects of noise, lighting
and traffic on the surrounding residences; and

f.  The neighborhood design implements
the traditional design concepts and guide-
lines outlined in the General Plan,

6. The land use mix {measured as a percentage
of the project land area) in an Urban Community
will generally comply with the following ratios:

Minimum Maximom

Required Permitced

a. Suburban Neighborhood: 0% 20%

b, Traditional Neighborhood 20% 50%
c. Total of Combined

Suburban & Traditional: 20% 50%

d. Urban Neighborhood: 20% 50%

¢. Light Indusuy: 0% 20%

f. Public & Civic: 10% no maximum

g Public Parks & Open Space: 20% no maximum

7. Light Industrial uses may be permitted in con-
junction with an Urban Community of 100 acres or
larger and the Industrial Neighborhood will be sub-
ject to the design and location criteria outlined in
the Traditional Community policies of this Plan,

E. Residential Neighborhood Center

Rcsidcntia[ Neighborhood Centers will
include local business, civic or park uses
which serve adjoining neighborhoods. The size
of the center will relate to the size of the
Residential Neighborhood that it is intended to
serve and is limited in area to no more than a
few acres to minimize the risk of outside busi-
ness traffic entering the neighborhood. The
center provides convenience services and goods
and is clearly linked to the adjoining residential
arcas by sidewalks and trails. Dwellings located
above ground floor business uses are encouraged.

Residential Neighborhood Center Policies

1. T'raditional and Urban Neighborhoods may
include a commercial component consisting of
home occupartion uses or businesses located in a
Residential Neighborhood Center.

2. A Residential Neighborhood Center is
intended to be a compact grouping of business,
civic and open space uses providing convenience
goods and services to residents in adjoining neigh-
borhoods and to provide a sense of place and iden-
tity for the communiry.

AT

Residential Neighborkood Centers will include local business, civic
or park wses which serve adfoining neighborloods.
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3. To prevent the consolidation of Residential
Neighborhood Centers into a larger commercial
complex than envisioned by the General Plan, the
County requires that Neighborhood Centers be
separated by a minimum distance of 4000 feet
from any other Neighborhood or Town Center
measured in a straight line berween the closest
point of each center.

4, Residential Neighborhood Centers may be
permicted only where they are included in the
design and approval of a Traditional neighbor-
heood consisting of at least 100 acres, an Urban
neighborhood of at least 25 acres or an infill devel-
opment in an existing residential community.

5. Residential Neighborhood Centers shall be
located on a collector road serving adjoining
Residential Neighborhoods, near the fringe of an
individual neighborhood or between adjoining
neighborhoods, but shall not directly access an
arterial road.

6. Residential Neighborhood Centers shall be
limited to a single property or contiguous prop-
erties with a maximum size which does not
require a primary market beyond the adjoining
neighborhoods.

7. Dwellings may be permirtted in a Residential
Neighborhood Center provided they are located
above ground floor commercial uses and do not
exceed a density of one dwelling unit for every
2000 square feet of commercial floor area.

8. Approval of a request to rezone property to
establish a Residential Neighborhood Center shall
be contingent on the availability of a full comple-
ment of public facilities and services, the adequacy
of roads and utilities and compliance of the proposal
with the community design goals of this Plan.

. Town Center

Town Centers will provide for a mix of land
uses including residendal, commercial, civic
and employment uses. Town Centers generally
will be located in conjunction with a Residenrial
Community proposal which is large enough to
provide a viable marker for the center businesses.
Town Centers must be compact and designed to
accommodate pedestrian and vehicular traffic
with a full complement of services and amenities.
Even though the potential exists to develop the
town center and associated neighborhoods in
phases, an overall concept plan should be devel-
oped so the interrelationship of its parts, residen-
tial, commercial, office, civic, public open space
and road network, as a whole can be evaluated. A
key element of this design will be an emphasis
on pedestrian movement versus reliance on the
automobile, and the use of a grid street pattern.

Town Center Policies

I. A Town Center will function as a small
community of residential, business and industrial
uses in a compact setting serving a number of
adjoining neighborhoods.
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2. Town Centers may be proposed in conjunc-
tion with a Traditional or Urban Residential
Community proposals exceeding 300 acres in size.

3. The Town Center will provide for a mix of
land uses including dwellings, commercial and
office uses, personal and household service
establishments, institutional uses, public facilities,
parks, playgrounds and other similar uses meeting
the needs of the adjoining neighborhoods.

4. The Town Center shall range in size
between 30 and 60 acres,

5. The land use mix (measured as a percent-
age of the land area) in a Town Center will gen-
erally comply with the following ratios:

Minimum Maximum
Required Permitted
a. Residential: 25% 40%
b. Commercial Rerail
& Services: 20% 60%
c. Regional Office: 10% 25%
d. Overall Business Uses
(b. and ¢. combined): 30% 60%
e. Public & Civic: 10% no maximum
f. Public Parks & Open Space: 5% no maximum

6. Housing densities up to 16 dwelling unics
per net acre will be permitted in a Town Center
contingent upon the availability of utilicies, roads
and public facilities and in conformanee with the
community design and growth management poli-
ctes of this Plan. Residential Neighborhoods
shall be subject to the design criteria outlined in
the Traditional and Urban Community policies.

7. DBusiness floor area ratios shall be sufficient
to permit maximum use of small lots and the
development of two and three story structures
which support ground floor shops and upper
level residential and office uses.

8. An overall concept plan should be developed
in sufficient detail to allow evaluation of the
interrelationship of its parts, residential, com-
mercial, office, civic, public open space and road
nerwork and other components as a whole.

9. Town Centers shall be located on a collector
road serving the community and preferably
between adjoining neighborhoods or at the junc-
tion of two collector roads. The collector road
should not split the town cencer unless the
speed limit of the road is reduced to 25 mph.

10. Town Centers may locate on an arterial road
provided that the center is not designed to be
located on both sides of the arterial road.

11. Approval of a request to rezone property to
permit a Town Center shall he contingent on
the provision of a full complement of public
facilities and services, the adequacy of roads and
utilities, impact on existing neighborhoods and
compliance of the proposal with the community
design goals and policies of this Plan.

12. To prevent the consolidation of Town
Centers into a larger commercial complex than
envisioned by the General Plan, Town Centers
shall be separated by a minimum distance of
10,000 feet from another Town or Urban Center
and 4000 feet from a Residential Neighborhood
Center, measured in a straight line between the
closest point of each center,

BUSINESS COMMUNITIES

usiness Communities address the loca-

tion and character of large scale retail

trade, office and light industrial uses in
the Urban Growth Areas of the County. The
land use groups within a Business Community
include: Urban Center, Auto-Commercial,
Regional Office, Transit Related Urban Center
and Light/Flex Industrial. Generally, regional
businesses are planned to be proximate to
Dulles International Airport with a good portion
of land within the 65+ Ldn noise zone. The
uses contained in these districts require good
transportation access. In the initial five years of
this Plan, these uses are primarily located along
Rourte 7, Route 28, the Dulles Toll Road, Route
006 and the proposed Routes 607/645 corridor
(also see Community Design Guidelines,
Chapter Eight, page 197).
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Business Community Policies

1. Business Communities will be located in
accordance with the Urban Development Pattern
maps and the goals and policies of this Plan,

2. The County encourages the development
of sufficient commercial retail and service space
1o meet the needs of the existing and projected
population,

3. Existing commercial areas will be protected
and reinforced by County policy and practice.

4,  New commetcial uses relying on local markets
and small scale businesses {individual businesses
of approximately 20,000 square feet of gross
leasable floor area although grocery stores may be
larger) will be encouraged to locate in town centers
and in accordance with the palicies of this Plan.

5. Retail commercial, office and light industrial
uses requiring markets outside the immediate
neighborhood and individual commercial uses with
a gross leasable floor area significantly larger than
20,000 square feet should locate in compact nodes
at intersections of major collector and arcerial roads
in areas designated Business Community on the
Urban Development Pattern maps.

6. The County will encourage commercial
uses to provide adequate landscaping, buffering
and design features to mitigate the impact of
traffic, signs, odor, noise, lighting and ocher
emissicns on nearby residential uses.

7. New commercial retail facilities should be
designed to promote the identity of individual
communities and reinforce existing commercial
facilities within the planning area.

8. In evaluating business proposals, the Board
of Supervisors will consider:

a.  The marker area and population threshold
{which should be large enough for the various
rypes of commercial facilities to financially sup-
port themselves and not depend upon that por-
tion of the service population which is already
served by existing services and facilities);

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 environmental impact 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 derermine how
the proposal relates to County policy.

9, All new commercial development should be
located in planned development zoning districts
to ensure the design and compatibility of new
development with adjacent land uses and allow
flexibility in site design.

10. Strip commercial development will be dis-
couraged by the County.

11. In addition to greenbelts and landscaped
buffers, office and single family attached
dwellings should be located between large, com-
mercial areas and single family detached neigh-
borhoods.

12, Environmental and public service consider-
ations should dictate design of the commercial
areas.

13. Business 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 a commercial use that may create
negative visual impacts on the surrounding com-
munity. Pedestrian and vehicular circulation
systems in and around the business uses will
form a safe and convenient necwork. Qutdoor
lighting wili be designed for effective nighttime
use of the facility and to reduce off-site glare to
a minimum,
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14. Access to Business Com-
munities will provide safe and
efficient movement of traffic
into the centers, without imped-
ing traffic movements along the
adjacent roadways. Generally,
entrances to and exit from the
communities will be made from
the minor road serving the cen-
ter to cause the least disruption
to traffic on the major roadway.

15. Commiercial services, ancil-
lary to industrial and/or employ-
ment areas, such as stationery
supply stores, printing shops,
food establishments or repair
shops, will be located within
these developments and will
be reached by means of the
encrances and roads established e e
for the employment park
developments.

16. The regional-national market wisibility
offered by Dulles Airport should be exploited to
the greatest extent possible.

17. The County’s C-1 commercial zoning dis-
trict 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 Route 50 and other important corri-
dors in the County. Therefore, the County will
seck to rezone C-1 properties to other appropri-
ate zoning districts which comply with the land
use policies of this plan.

A. Urban Center

he Urban Center is envisioned to function

as an intensive mixed use community at
the center of a large residential or business com-
munity. The Urban Center will feature positive
design qualitics found in urban areas such as
Arlington and Alexandria. Principal among
these are the creation of well configured squares
and greens, a traditional network of landscaped

Alexandria, Virginia exhibits same of the positive wrban desian features that Lowdonn desires.

streets with frontages dedicated to social and
recreational activity and visual enjoyment for
the pedestrian as well as the motorist, a rectilin-
ear pattern of small blocks, and the location of
civic buildings that act as landmarks and sym-
bols of community identity, Like Traditional
Urban Centers that go through continual cycles of
change, the Urban Center will evolve in response
to changes in the surrounding communities, the
development of services such as mass transit and
changes in business and housing trends.

The General Plan seeks to accommodarte
this change by evaluating the ability of proposed
Urban Centers to develop in phases to become a
major focus of residential, business and industrial
growth. The Plan foresees the development of
two Urban Centers as high intensity, mixed use
nodes at major intersections on the Dulles Toll
Road corridor. These will evolve over the next
30 to 50 years into Transit Related Urban
Centers in conjunction with the extension of
mass transit service along the corridor, The initial
development of these centers will include a
conceptual plan for expansion and will include
specific plans for a fixed rail transit stop or major
bus transfer center.

Chaprer Four: Eastern Urban Growth Areas
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Urban Center Policies

1. An Urban Center functions as a mixed use
service, retail and residential component of a
larger Residential or Business Community.

2. An Urban Center should be located in the
interior rather than on the edge of the community
it serves and should be easily accessible by both
pedestrians and automabiles.

3. An Urban Center shall be between 50 and
90 acres in size.

4, Commercial uses within an Urban Center
shall not include auto-related uses such as a
building supply, nursery operation, auto dealer-
ship or similar uses requiring outdoor display or
storage. Large scale single story retail uses that
require large sprawling sites also conflict with
the compact nature of the center and are not
appropriate in the Urban Center Communiry.

5. Three Urban Centers are proposed by the
General Plan, two in compact nodes on the
Dhulles Toll Road corridor (one at the Loudoun
and Fairfax County boundary and the second
between the west spine road and the Leesburg
Urban Growth Area), and a third center at the
southeast quadrant of the Route 28 and Route 7
intersection, intended to evolve from a current
shopping center/mixed use proposal. Additional
urban centers may be identified in the Dulles
South area, near the Route 50 corridor, through
the adoption of an area management plan.

6. Residential densities from 4.0 and up to a
maximum of 24.0 dwellings per net acre may be
permitted in the Urhan Center contingent upon
the availability of utilities, roads and public facil-
ities, conformance to the community design and
growth management policies of this Plan and the
preservation of a substantial amount of open
space either on-site or off-site (but in the same
planning district} through open space easements
or other means. Residential Neighborhoods
shall be subject to the design criteria outlined in
the Traditional and Urban Community policies.

7. The land use mix {measured as a perceni-

age of the land area) in an Urban Center will
generally comply with the following ratios:

Minimum Maxinim
Required Permitted
a. Urban or Tradirtional
Neighborhoods: 10% 25%
b, Commercial Retail & Scrvices: 20% 55%
¢ Regional Office: 30% 50%
d. Light Industrial: 0% 20%
¢. Overall Office & Light Industrial
Uses (c. and d. combined) 20% 50%
£, Public & Civic: 10% ne maximum
g. Public Parks & Open Space: 5% no maximum

B. Regional Commercial Communities

egional Commercial uses demand a regional

marlket relying almost solely on automabile
access. Such uses may include large scale hard-
ware and lumber sales, household furniture, auto
sales and other large scale retail uses usually
requiring large parking areas and cutdoor storage
and display. While this plan tries to encourage
pedestrian activity, it also acknowledges that
provisions and locations for auto commercial
uses which rely upon regional automobile traffic
have to be made. These uses, because of their
auto intensive nature, should locate outside
Town Centers and Residential Communities in
appropriate locations along major collector roads
and major intersections with access that does not
interfere with craffic flows. A hierarchy of multiple
tenant shopping centers located in Regional
Commercial areas provides commercial services
not only to County residents, but also residents
within a 10-25 mile radius. The regional-national
market access afforded by Dulles Airport should
also be developed to the greatest extent possible.
The County has designated one large regional
mall site located on 70-100 acres at the southeast
quadrant of the Route 28/Route 7 intersection
and two small regional shopping center sites at
Routes 28 and 625,

Regional Commercial Policies

1. Regional Commercial communities in the
Eastern Urban Growth Area shall consist of indi-
vidual, large scale rerail commercial uses and a
hierarchy of shopping centers including regional,
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community and neighborhood shopping centers.
A regional center will also serve areas outside
Eastern Loudoun but community and neighbor-
hood centers shall be located and sized primarily
to serve communities in the Eastern Urban
Growth Area.

2. Regional Commercial uses, because of their
auto intensive nature, should locate outside Town
and Urban Centers and Residential Communities,
in compact nodes at major intersections of major
collector or arterial roads. The Specified Land Use
Map, p. 96, identifics the preferred location new for
large scale regional/commercial uses and communi-
ty and regional shopping centers.

3. Regional Commercial uses are appropriate
uses as minor components of a Light or General
Industrial Community.

4. Regional Commercial uses should promote the
identity of adjacent Residential Communities by
creating a definable edge along the periphery of
the communities and should reinforce the viability
and function of existing commercial areas by
locating in the same vicinity and providing com-
patible uses or suitable transitions between uses.

5. The shopping center sites identified on the
Specified Land Use Map, p. 96, will be focal points
for the Eastern Urban Growth Area through the
Phase I, and II planning periods. Future shop-

ping center sites may be considered by the
Board of Supervisors through a detailed area
management plan process or detailed plan
amendment,

6. Regional Commercial development shall
include a hierarchy of regional, community and
neighborhood shopping centers with the following
design parameters:

Land Area  Gross Leasable FPloor Area

Neighborhood <10 ac. 25,000 - 100,000 s.f.
Commuoity 10-25 ac. 140,000 - 300,000 s.f.
Small Regional Center 25-75 ac. 300,000 - 850,000 s.f.
Large Regional Center >75 ac. 600,000 - 1.2 million s.f.

7. A large regional shopping center not exceed-
ing 1.2 million square feet of gross leasable floor
area shall be permitted ac the southeast quadrant
of the Routes 28 and 7 intersection.

8. The large regional shopping center shall be
encouraged to develop in the form of an Urban
Center and may be permitted a mix of residen-
tial and office uses permitted in an Urban
Center community (refer to policy 6, under
Urban Center Section) subject to the availability
of utilities, roads and public services, compli-
ance with the countywide proffer policies in
Chapter 3, page 68, and implementation of the
community design and growth management
objectives of the Plan,

9. Two small regional shopping centers not
exceeding 850,000 square fect of gross leasable

’Sh N floor area each shall be permitted at the inter-
e - -
g/‘—;‘!f'*,-[ " section of Routes 28 and 625.

10. Community shopping center sites are pro-
posed at sites identified on the Specified Land
Use Map, p. 96 in the Dulles North area.

11. All shopping centers will include design fea-
tures that achieve the following;

a. A minimal interference with traffic flow
on arterial and major collector roads;

ey . PRy . MRS
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b. A site design that is compact and makes
structures the prominent feature of each site
as viewed from adjoining roads;

In 1990, Loudoun County welcomed the Price Club as one of its
Reglonal commercial cenvers, {1t is locared west of Sterfing.
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c. A substantial degrec of landscaping in
the form of buffering, parking lot canopy,
street trees and other landscaping; and

d. An appropriate transition berween the
center and adjoining uses including compat-
ible uses, greenbelts, pedestrian access and
other means.

12. Properties adjoining regional shopping centers
may be zoned to permit Office, Light Indusuial or
Urban Residential Neighborhoods as a transition
to lower density residential communities.

13. The land use mix (measured as a percentage
of the land area} in a Regional Commercial area
will generally comply with the following ratios:

Minimum Maximum

Required Permitted

1. Residential: 0% 0%

b. Commercial Rerail & Services: 55% 85%

¢. Regional Office: 0% 30%

d. Light Industrial/Flex: 0% 20%
e. Overall Office & Industrial

(e. and d. combined): 0% 30%

f. Public & Civic: 10% no maximum

g. Public Parks & Open Space: 3% no maximum

C. Regional Office Communities

chional Office Communities located out-
side the Urban or Town Centers are to be
situated along existing and future arterial roads.
The Route 7 corridor will maintain its campus
like appearance and be one of the primary loca-
tions for premier office/research and develop-
ment uses. The County should vigerously
attempt to locate regional and nationally orient-
ed office centers on Route 7 and Route 28 and
in compact, high density nodes at major inter-
sections of the Dulles Toll Road Corridor.

Regional Office Policies

1. The General Plan supports the development
of keynote employment developments, defined
as Regional Office developments featuring high
visual quality and high trip generating uses
including, office parks, rescarch and development
parks and similar uses of a large scale (¢.g,, 40,000

GSF or greater) in those areas identified as
Keynote Employment in the Dulles North and
Eastern Loudoun area management plans and in
compact nodes at major intersections of the
Dulles Toll Road corridor.

2, Residential densities up to 24 dwellings per
net acre shall be permitted in conjunction with a
targer Regional Office development exceeding
75 acres in buildable area. Residential Neigh-
borhoods shall be subject to the design criteria
outlined in the Traditional and Urban
Community policies of this Plan and contingent
upon the availability of utilities, roads and pub-
lic serviges and implementation of the commu-
nity design and growth management objecrives
of the Plan,

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

Minimum Maximum
Required Permitced
a. Traditional or Urban
Neighbarhoods: 15% 30%
b. Regional Office: 50% 70%
e. Commercial Retail
& Services: 0% 10%
d. Light Industriai/Flex: 0% 30%
e, Overall Commercial & Light
Industrial (c. and d.): 0% 30%
f, Public and Civic: 10% ne maximum
g. Public Parks & Open Space: 5% ne maximum

D. Light Industrial Communities

Light Flex Industrial uses are considered an
integral component of the Regional
Business area. The intent of the General Plan is
to permit industrial uses which are compatible
with office, commercial and residential develop-
ment. Campus style industrial parks offering
such uses are envisioned along the major corri-
dors of the Gounty. Induscrial uses will be limit-
ed to these which do not require outside storage
and which have negligible emissions (i.e., noise,
odor, vibration). Warehouse, manufacturing and
repair uses should be located along the less visi-
ble industrial collector roads and should have
high accessibility to Dulles Airport.

i1z
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Light Industrial Policies

i. Light Industrial Communities including
research and development and smaller scale
manufacturing uses are considered an integral
component of the Business Communities. The
intent of the General Plan is to permit industrial
uses which are compatible with office, commer-
cial and residenctial development by virtue of
their size, the lack of cutdoor storage or manu-
facturing activities and other activities or emis-
sions that may have a detrimental impact on
surrounding residential or business uses.

2. Light industrial and regional office uses are
encouraged in compact high intensity nodes on
the arterial corridors of the County in areas desig-
nated Business Community on the Urban
Development Pattern Map and, to varying
degrees, in association with Urban and Traditional
Residential Communities.

3. Light Industrial uses will be limited to those
which do not require outside storage and which have
negligible emissions (i.e., noise, odor, vibration).

4. Pedestrian accessibility to residential areas
for potential employee/residents and to local
businesses for ancillary services and goods, will
be a key consideration of such proposals.

5. Areas designated Business Communities
bordering Routes 7 and 28 and compact nodes at
major intersections of che proposed relocated
route 643/Dulles Toll Road Extended will be
designated for office/research and high technol-
ogy assembly uses.

6. The land use mix (measured as a percentage
of the land area) in Light Industrial Communities
will generally comply with the following ratios;

Minimum Maximum
Required Permitted
a. Traditional or Urban Neighborhoods:
{outside nois¢ impace area) 0% 25%
lr, Commercial Retail & Services: 0% 10%
¢. Regional Oftice: 0% 40%
d. Overall Business Uses
(b, and ¢, combined) 0% 40%
g. Light Industrial/Flex: 45% 85%

¢. Public & Civic: 10% no maximum

f. Public Parks & Open Space: 5% no maximum

7. Residential densities up to a maximum of 24
dwellings per net acre shall be permitced in con-
junction with a Light Industrial development.
Residential Neighborhoods shall be subject to
the design criteria outlined in the Traditional and
Utrban Community policies of this Plan and subject
to the availability of utilities, roads and public
services, compliance with the Countywide proffer
policics on page 88 and implementation of the
community design and growth management
objectives of the Plan.

E. Transit Related Urban Center
Communities

Transit Related Urban Centers {TRUC) are
planned to be very high intensity mixed
usec areas (residential, office and commercial)
located along corridors where rail mass transic is
planned and committed. These areas are
intended to focus on encouraging pedestrian
movement and the use of alternative modes of
transportation, t.e., rail, light rait and/or bus tran-
sit service while reducing the need for the auto-
mobile.  The ultimate land use pattern
envisioned by the General Plan identifies two
potential opportunities for Transit Related
Urban Centers as compact, mixed use nodes on
the Dutles Toll Road Corridor at Route 659, and
Route 28. A TRUC will only be approved in
conjunction with a firm commitment to comple-
tion of a fixed rail transit system.

Transit Related Urban Center Policies

1. Transic Related Urban Centers shall be lim-
ited to two sites along the Dulles Toll Road
Extended as generally shown on the Specified
Land Use Map, p. 96 and shall be permitted
only by Plan Amendment in conjunction with a
demonstrated financial commitment to providing
mass transit facilities and access to the site.

2. Approval of an Urban Center Community in
an area designated for future development as a
Transit Related Urban Center (TRUC) shall
require that the Urban Center design facilitate
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the ultimate development of a TRUC by sertting
a framewoerk that enables the entire center to
grow out from a fixed rail transit stop. The fol-
lowing items are critical:

a. A grid system which will permit the
establishment of parking, loading and circu-
lation systems below pedestrian precinet
levels shall be part of the initial approval.
The grid shall have a width that permits
parking bays to be installed in a continuous
manner. Loading corridors shall also be
establisbed.

b. Arrangements shall be made to leave the
parking, loading and circulation level of all
buildings open and available for use, even if
it is not essential to the operation of the ini-
tial buildings. The only exception will be
temporary transit stops.

c. Subsequent rezonings shall demon-
strate that they can efficiently mesh with
the inicial grid and, if they deviate from it,
the connections are adequate to permit
smooth traffic flow, a good transition at the
pedestrian level, and that no parcel will be
rendered too difficult to be built upon.

d. The plan shall indicate the
general method for vertical trans-
portation from the rapid transit
stop to the pedestrian level, This
must be part of a totally public area
in terms of access and shall be an
important part of the urban design of
the pedestrian area. The entrances
shall be important features.

e. The plan shall map out the
basic structure of the pedestrian
area and where major pedestrian
routes to residential areas and
parking structures will be.

3. The land use mix {measured as a
percentage of the land area) in a
Transit Related Urban Center will
generally comply with the following

Minimum Maximum
Required Permitted
a. Urban Neighborhoods: 25% 45%
b. Commercial Retail
& Services: 10% 30%
c. Regional Office: 30% 70%
d. Overall Business Uses
(b. and c. combincd) 40% 60%
e. Public & Civic: 10% no maximurm
f. Public Parks & Open Space: 5% ne maximum

INDUSTRIAL COMMUNITIES

he Industrial Communities are intended

to accommodate the continued operation

and expansion of major industrial uses
in the County and to provide a degree of protection
for industrial uses where they may be impacted by
other land uses. The Regional Industrial Area
consists of four specific land use groups: general
industry, extractive industry, heavy industry and
special uses (Sec also Community Design
Guidelines, Chapter Eight, p. 196).

Industrial Communities Policies

1. Regional Industrial Areas are intended to
accommodate the continued operation and
expansion of major industrial uses in the County

Loudonn envisions that fixed rail ransit corvidors wifl be a focal point for urban

ratios: developnient in the future.
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and to provide a degree of protection for indus-
trial uses where they may be impacted by other
land uvses.

2. The Industrial Community Area consists of
four specific land use groups: general industry,
extractive industry, heavy industry and special
uses.

3. The County will encourage the creation of
local employment opportunities in combination
with residential and commercial development to
give residents the opportunity to live and work
in their community.

4. New employment uses will be located in
accordance with the General Plan Urban
Development Maps and the community design
and land use policies of this Plan.

5. The County will require that industrial uses
provide sufficient buffering from nearby resi-
dential areas and business uses to mitigate the
effects of noise, vibration, odor or other emissions
that may be associated with the industry,

6. Employment land uses will be designated
in the Ldn 65+ Loudness Day Night Index
Noise Zones as measured on the Integrated
Noise Model Mod 3.8 and projected by the
Federal Aviation Aucherity in its noise studies
for the Washington Dulles International Airport
when the facility is operating at full five-runway
capacity and only as designated in the County’s
Comprehensive Plan.,

7. The County’s I-1 zoning district is an archa-
ic industrial district lacking the standards
desired by the County for modern industrial
development, Therefore, the County will seek
to rezone existing I-1 parcels to other, more
appropriate districts in compliance with the poli-
cies of this General Plan.

8. The County will seek other types of land
uses such as educational institutions or cultural
institutions that can diversify the employment
opportunities in the area.

A. General Industry Communities

eneral industry uses are predominantly

labor intensive industrial and commercial
uses. Such uses present difficult design issues
because of outdoor storage, noise and emissions.
Associated activities usually make them less
than compatible with residential and other busi-
ness communities. Such developments are best
suited for providing a retail or service compo-
nent in conjunction with 4 larger auto commer-
cial or heavy industrial development located
away from major roads and accessed from within
an industrial park or business complex; and lim-
ited to a minor portion of a larger development.

General Industry Community Policies

1. Land bordering Route 606, the proposed
Route 607/645 corridor, and south of Route 50
will be designated for general employment uses
(e.g., manufacturing, bus/trucking repair facili-
tics, warchouse and assembly).

2. General Industry uses may be located as a
minor component of a light or heavy industrial
development.

3. Where General Industry uses propose to
develop in free standing industrial parks they
should:

a. Screen all outdoor sterage and equip-
ment parking areas from adjoining proper-
ties and roads;

b. Locate retail uses along all streec
frontages;

c. Minimize the number of entrances 1o
the industrial park from major collector or
arterial roads.

4. General Industry uses should not abut a res-
idential neighborhood or community.

5. The land use mix (measured as a percencage
of the land area) in a General Industry Area will
generally comply with the following ratios:
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Mininum Maximum

Required Permitced
4. Residential: 0% 0%
b. Commercial Rerail
& Scrvices: 10% 30%
c. Regional Office: 0% 30%
d. Overall Business Uscs
(b. and c¢. combincd): 10% 30%
¢. Light Industrial: 70% 90%
f, Public & Civic: 0% no maxirmun

g, Public Parks & Open Space: 0% no maxirmum

B. Extractive Industry Communities

Exrractivc industries are operations related to
the extraction, refinement and distribution
of the County’s valuable diabase rock. There
are both existing quarry areas and proposed
quarry areas identified in the Plan. Quarrying is
an industry based on natural resources of the
County and needs to be encouraged and protected.
Quarry uses are not a high value land use. One of
the problems with quarries is that cthe industry is
primarily interested in extraction and not the
long-term post extraction use of the site. The
industry should be encouraged by the County to
do long-range planning for site reclamation. The
extraction site should be designed to create an
environment that would be actractive for future
users once the quarrying uses are no longer a
viable use. For example, in Loudoun the
exhausted quarry-related pits are likely to fill
with water. Such pits often have rather low water
quality which, when combined with the sheer
walls and their depth, create a potential health
hazard. Planning for the reuse of extraction sites
could provide interesting land use opportunities.

Extractive Industry Community Policies

1. Diabase areas within the 65 Ldn noise
contour and in areas designated as Industrial
Community on the Eastern Urban Growth Area
Land Use Map and/or areas adjoining existing
quarries should be preserved for extractive
industry use.

2. Quarries will be permitted to operate as
long as they are viable. Encroaching new devel-
opment will take existing quarries into account.

Tl

Parking

Apartments or Offices

—

e
! Building Shelf and Pad

Plansing for the rense of exiraction sites cowld provide inveresting
land use opportunities.

3., The Councy will encourage the innovative
and sensitive reuse of quarries and resource
extraction sites.

4. Quarrying is an industry based on natural
resources of the County and needs to be encour-
aged and protected.

5. Quarry industries will be encouraged to do
long-range planning including setting aside suf-
ficient land for the extraction to create an envi-
ronment that will be attractive for future users
once the quarrying use is no longer viable,

6. An application to permit the development
of new quarries or expansion of existing quarries
shall include a concept plan for use of the site
after extraction is complete.

C. Heavy Industry Communities

Hcavy industries face pressures similar to
the quarries. They are not conducive o
mixed use developments; they are a relatively
low value land use and industrial sites are under
constant pressure to convert to higher value and
more marketable land use designations. Heavy
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industrial sites are generally limited to lands
within the 65 L.dn noise zone or where residen-
tial development is otherwise undesirable. The
General Plan focuses on ensuring that industrial
uses provide adequate buffers and protection to
mitigate potential negative impacts on sur-
rounding residential and business uses.

Heavy Industry Community Policies

1. Heavy industry uses such as metal fabrication
or quarries should be buffered from residential
uses. This separation may be accomplished by
locating less intensive employment uses permitted
in the Regional Office or Light Industrial
Communities in transitional areas adjoining the
Heavy Industry use. The width of the transition
area adjoining the Heavy Industrial use shall be
determined on a case by case basis, and in doing
s0, the Board may consider the existence of natural
or manmade barriers between the uses (such as
streams and floodplains or major collector or
arterial roads, existing buffers or greenbelts and
the topographic features of the area.

2. Heavy industry communities are generally
to be located on lands within the 65 Ldn noise
zone or where residenctal development is other-
wise undesirable,

3. Heavy industry uses should have access to
but be sereened from views along arterial roads.
Outdoor activities such as equipment parking
and material storage should be screened from
view of adjoining roads.

D. Special Uses

pecial uses represent those industrial and

business developments that by virtue of
scale, ancillary uses or emissions are not compat-
ible with other land uses despite possible simi-
larities in the type of business.

Special Uses Policies

1. In Eastern Urban Growth Areas special uses
shall locate only in areas designated Induscrial
Community.

2. In evaluating special use proposals, the Board
of Supervisors shall consider the following criteria:

a. The availability of adequate utilities
and roads;

b. The impact of the use on the surround-
ing land uses and the natural and cultural
environment;

¢. The fiscal impact of the use on the
County; and

d. The relationship of the use to the goals
and policies of the County’s Comprehensive
Plan.

PusLIic UTILITIES AND
FACILITIES

A, General Wastewater Treatment and
Water Supply Policies

1. The Loudoun County Sanitation Authority
{LCSA) will continue to be responsible for the
provision of public water and sewer service in
the Eastern Urban Growth Area. The LCSA
may enter into short or long term wastewater
service agreements with neighboring jurisdic-
tions if mutually agreed to by the County and
the LCSA.

2. The County will encourage existing residences
and communities served by on-site facilities to hook
into public warter or sewer facilities when such facili-
ties become available within 300’ feet of a residence.

3. The County will require existing communi-
ties or residences to hook to a nearby public
water or sewer system if on-site water supply or
waste treatment capability has deteriorated to a
point where there is a health risk. The County,
in conjunction wicth the LCSA, will seek ways to
assist in extending sewer lines into existing
communities or residences once development in
surrounding areas has brought trunk sewers to
the edges of these communities.
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4, Extensions of water and sewer lines to serve
new development in urban areas of the County
will be the responsibility of the private sector in
coordination with the LCSA and in compliance
with the Phasing policies of the General Plan
{Chapter Four, p. 123)..

B. Wastewater Treatment Policies

1. The County will continue to rely on the
Potomac Interceptor Sewer and the Blue Plains
Wastewater Treatment Plant for conveyance
and treatment of up to 17.93 million gallons per
day of sewage flow from the Eastern Loudoun
Urban Growth Area.

2. The County will continue to rely on the
proposed Broad Run Interceptor, the Russell
Branch Interceptor, the Beaverdam Interceptor
and the Broad Run Advanced Wastewater
Treatment Plant Facilities to serve the Eastern
Loudoun Urban Growth Area.

3. The County will encourage efficient, eco-
nomical and effective use of existing and pro-
posed sewerage conveyance and treatment
facilities to serve the Eastern Urban Growth Area.

4.  The County will allow pump and haul opera-
tions to serve existing non-residential uses in
Eastern Urban Growth Areas if there is a demon-
strated health risk associated with the existing on-
site treatment facilicy and provided that central
sewer service will be available to the site within
two years. Pump and haul operations will not be
permitted to serve new development or as a
means of expanding an existing use, Pump and
haul operations must be approved by the Health
Department and the LCSA.

C. Water Supply Policies

1. The County will continue to rely on Fairfax
City’s Goose Creek Impoundment and Fairfax
County’s Potomac River intake as the major
water supply sources for the Eastern Urban
Growth Area.

2. The County will discourage the continued
use of individual wells as a source of drinking

water in Eastern Urban Growth Areas and will
encourage existing landowners to hook into cen-
tral water facilicies as water lines are extended
into surrounding areas.

3. The County will authorize the LCSA to
examine other water supply options including
the existing Potomac River warter plants operat-
ed by the Town of Leesburg and the Fairfax
County Water Authoricy and the construction of
its own water facility on the Potomac. If
deemed necessary, the County will authorize
the LCSA to plan for the impoundment of sur-
face water by acquiring appropriate impound-
ment sites.

The Couniy wilf enconrage efficient, economical and effective use of
existing and proposed sewerage convevance and treatient facilities.
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TRANSPORTATION POLICIES

A. Primary Roads
1. Route 7 - East

a. Route 7 is a median divided four lane
regional arterial highway in the northern part
of the Eastern Urban Growth Area. In October
1988 an amendment to the Comprehensive
Plan incorporated a corridor study of Route 7.
The study continues to be a part of the
General Plan. Route 7 is planned for a limited
access condition from immediately east of
Route 28 to the Route 7/15 Bypass in
Leesburg. Nine grade separated interchanges,
four flyovers and north and south parallel roads
are planned within the Counry and the Town
of Leesburg. The limited access condition will
materialize gradually as development takes
place within the corridor. The limited access
condition is anticipated by the year 2010.

b. East of Route 28, Route 7 is planned for
controlled access to the Fairfax County line.
Traffic projections indicate this section of
Route 7 will continue to function at a poor
level of service. A sub-area plan should he
developed for the Herndon Junction section,
located at the County line, in an effort to iden-
tify solutions to transportation and land use
problems. Closer to Route 28, a grade separat-
ed interchange has been constructed at the
Eastern Loudoun Spine Roead (Castle Lakes
Parkway) and another is planned art the west-
ern terminus of the Algonkian Parkway.

c. Route 7 is planned for improvement to
six lanes in the shorc-term. Some construce-
tion has already been completed.

2. Route 28

Presently, Route 28, which runs north/souch
from Route 66 in Fairfax County to Route 7, is
undergoing expansion from a two lane to a six
lane median divided regional arterial. The con-
struction is a part of Phase One of the Route 28
improvement project funded by the Rourte 28
Tax District, created jointly by Fairfax and
Loudoun counties. Phase One includes inter-
changes at Route 7 and Route 50 (located in

An furerchange at Ronte 28 and Rowte 7 has becn completed as
part of the Rouwie 28 Improvement Project.

Fairfax County). Phase Two is to include four
additional interchanges in Loudoun County.
Another grade separated interchange, proposed
for private funding, is planned at the Center for
Innovative Technology (CIT) located east of
Dulles Airport. Ultimately, Route 28 will have a
limited access condition, anticipated by the year
2010. Phase One improvements are expected to
be completed by the Fall of 1991. No schedule
has been adopted for Phase Two. East and west
parallel roads are planned and have been partial-
ly constructed to provide local access,

3. Route 50 - East

a. Route 50 is an east/west regional arterial
located in the southern portion of the
County. It is a four lane median divided
highway from the Fairfax County line for six
miles to the west, where it becomes a two
lane section. A project on the State Primary
Road Six Year Plan will extend the four lanes
to within approximately one-half mile east of
Route 15 at Gilbert’s Corner.

b. Route 50 should be considered for improve-
ment to a limited access facility within
Loudoun County east of Gilbert’s Corner.
"The section of Route 50 in Fairfax Councy has
been similarly designated in the Northern
Virginia 2010 Transportation Plan. A Route 50
Corridor Study draft has been developed as a
ool to coordinate the implementation of this
condition. The study process will be initiated
after the General Plan is adopted.

Chapter Four: Eastern Urban Growth Areas
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4. Route 267

a. Known as the Dulles Toll Road
Extended (DTRE), Route 267 will be a new
limited access arterial in Loudoun County.
The road is planned to extend from the
existing Dulles Toll Road (which continues
to the Capital Beltway and Intersrate 66) at
Route 28 and Dulles Airport to the Town of
Leesburg. It will be a four lane (expandable
to six) median divided highway with nine
grade separated interchanges. The median is
designed to accommodate transit, such as a
rail system. There is adequate spacing for a
conventional interchange between Goose
Creck and Route 653. The proposed land
uses in this area may require an interchange
for local access. A conflict between the
potential DTRE interchange and a possible
Western Bypass interchange should be
resolved prior to approval of either inter-
change.

b. An innovative funding technique is
being pursued to create the DTRE., The
Toll Road Corporation of Virginia (TRCV)
has recently (July 1990) been awarded a
certificate by the State Corporation
Commission (SCC) to construct and operate
a private toll road, the first in Virginia for 150
years. The completion date anticipated by
the TRCV is 1993.

c. The DTRE will be a major corridor for
Loudoun County. Not only will it traverse a
high density development area, but it will
also be expected to carry a substantial
amount of through traffic from the west. For
this reason, it is important that the capacity
of the DTRE and its intersecting roads be
protected for high future volumes of craffic.
A Route 267 Corridor Study process was ini-
tiated in July 1990. The completed study
should be considered for adoption as an ele-
ment of the Comprehensive Plan.

B. Secondary Roads

he secondary roads are a system of public
streets which include a variety of collector
and local facilities which provide for travel mobility

and access to property. VDO'T identifies secondary
roads by route number designations equal to or
greater than“600.” These roads are maintained
by VDOT and State improvements follow the
adopted Secondary Road Six Year Plan.

1. Route 606

Route 606 is considered an important industrial
corridor for the County. It encircles Dulles
International Airport on the north and west
sides. Presently a two lane road with a four-lane
median divided section near Route 28, Route
6006 is planned to be a four lane road with expan-
sion capabilities to six lanes. Interchanges are
planned for Route 28, Route 50, and Route 267
extended. This road is planned to extend south
of Route 50 and provide an important regional
connection to the southeast.

2. Algonkian Parkway

The Algonkian Parkway is a major collector road
serving the area north of Route 7 in the ELAMP
section of the County. Previously referred to as
the “Route 28 Loop”, the Algonkian Parkway is
a four lane median divided facility. Construc-
tion is nearly complete except for a short section
of the road at its planned western connection to
Route 7. Included in the plans is a grade separated
interchange at this location. Completion of the
Parkway and the interchange has a high priority
with the County. The balance of the funding
necessary for this project should be secured as
early as possible.

Aeonkian Parfway connects Fairfax County and Londoun
County , acting as a smajor collector for the area norih of Rowse 7.
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3. Route 637/Castle Lakes Parkway
Currently a two lane road in the Sterling area of
eastern Loudoun, Route 637 is planned to be
improved to a four lane median divided facility.
It will function as a major collector road and will
provide an important connection from Route 7,
via the interchange at Castle Lakes Parkway
extended, to Route 625.

4. Route 625/Route 643

This new corridor will function as a parallel
road to the Route 267 extension. It is planned
as a four-lane median divided major collector
road and will extend from Route 659, on a new
alignment, to Ryan, where it will connect to
Route 643. IFrom Ryan, the road will extend
southeast, cross Broad Run, and ultimately con-
nect to Route 606. Decails of the alignment
and other characteristics will be established
through the Dulles Toll Road Extension
Corridor Study.

5. Atlantic Boulevard

Atlantic Boulevard is the east parallel road to
Route 28. It is in part necessitated by the limited
access condition planned for Route 28. This
road will function as a major collector and is
planned to connect to Route 7 at the proposed
interchange with Algonkian Parkway. North of
Route 625 it is planned as a four lane median
divided facility. South of Route 625, it ceincides
with Davis Drive and has an undivided multi-
lane condition. The road will cross Route 606
and connect into the CIT road network.

6. Pacific Boulevard

As the west parallel road to Route 28, Pacific
Boulevard will function as a major collector in a
similar capacity as Actlantic Boutevard. Pacific
Boulevard is planned to cross Route 606 and
should flyover Route 28 inte the CIT
superblock area. At the north end, Pacific
Boulevard is planned to tie into the south parallel
road for Route 7. Most of Pacific Boulevard is
planned as a four lane median divided highway,
with expansion potential to six lanes, though
some sections will be undivided. Portions of
this road north of Route 606 and Route 625 have
been constructed.

7. Route 607/Panorama Parkway
Located west of and parallel to Route 28, Route
607 is planned as a four lane median divided
major collector, expandable to six lanes. South
of Roure 625 the road is planned to curve to the
west, tie into Route 772 and extend past Route
621 into Route 50. An interchange is planned for
the Dulles Toll Road Extended and at Route 7.

8. East Spine Road/Ashburn Village
Boulevard

The East Spine Road is another of the major
north/south median divided collector roads
planned as a part of the DINAMP road network.
Initial construction will be four lanes, expandable
to six. Currently constructed through the northern
portion of Ashburn Village, this road is planned for
an ultimate grade separated interchange ac Route
7 and at the Dulles Toll Road Extended. The
southern terminus of the road will be Route 606,

9. West Spine Road/Claiborne
Parkway

As a north/south collector, the West Spine Road
will extend from Route 7 to south of Route 50,
where it will tie inte existing Route 659,
Planned to be an initial four lane median divid-
ed road, the West Spine Road should be
designed for potential expansion to six lanes.
Grade separated interchanges are planned at
Route 7, the Dulles Toll Road Extended, and
Route 50.

10. Route 659

Route 639 is a two-lane major collector read con-
necting Route 7 on the north to Prince William
County and ultimately Route 234 on the south.
It is planned to be four-lane median divided
roadway with a potential expansion to six-lanes
on a 150° right-of-way. Grade separated inter-
changes are currently planned at Route 7, the
Dulles Toll Road Extension, and Route 50. A
new alignment for Route 65% is planned south of
Route 625 which includes a bypass for the Village
of Arcola and should be considered as part of a
countywide transportation plan. Existing Route
659 in this area will become a more localized road.
The County will coordinate with Prince William
County in developing an appropriate alignment.
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11. North and South Route 7 Parallel
Roads

These are major collector roads which are planned
in order 1o enable Route 7 to operate as a limited
access facility. These roads should be located
approximately 1000' from the gore point of the
planned interchanges and should be designed
with a four-lane median divided section expand-
able to six-lanes.

These roads are planned in the Route 7
Corridor Study. The exact terminus is yet to be
determined, as the location will be within the
corporate limits of Leesburg,

12. Route 638/647

This is a major collector road which runs from
east of Route 28 to Leesburg parallel to Route 7.
It is planned to be an initial four-lane median
divided road and should be designed for poten-
tial expansion to six-lanes. A grade separated
interchange is planned at Route 28. The exact
location of the crossing of Goose Creelk and its
location within the Town of Leesburg are yet to
be determined.

13. Route 640/625/604

This is a major collector road corridor which
extends east/west from Route 659 into Fairfax
County. Route 640 has recently been improved
to a four-lane median divided road and is
planned to be extended to Route 659 in the near
future. Route 625 completes the corridor from
Route 607 to Sterling Park. Expansion plans are
being processed to construct a four-lane median
divided section from Route 640 west to Route
28, where an interchange is planned. East of
Route 28 to Route 637 is planned to be a four-
lane median divided section. From Route 637
cast, existing Route 625 is planned to continue
as an undivided road into Route 604 which
enters Fairfax County and intersects with Route
228. Route 640 is presently a four-lane divided
facility which when completed will provide a
corridor from Route 659 parallel to Route 7,
through the Ashburn Farm planned community
to Route 607/625 intersection and then through
Route 625 to Route 28 and ultmately on to
Route 604 and Route 228 in Fairfax County.
Spot improvements will be required as develop-
MENnt occuts.

14. North and South Route 50

Parallel Roads

Route 50 should be planned to be a limited
access facility with only grade separated inter-
changes from the Fairfax County line to
Gilbert’s Corner. In order to accomplish this,
parallel roads on both the north and south sides
of Route 50 will be required in order to provide
access to properties along the limited access
facilicy. This should occur approximately one-
half mile to either side of Route 50. It should
be noted that there is insufficient room from
Route 606 to the Fairfax County line on the
north side, unless the parallel facility s located
within the Dulles Airport property. Each of
these parallel roads should be initially designed
as a four-lane median divided standard expand-
able to six-lanes.

15. Route 620

Route 620 is presently a one-lane unimproved
gravel road running from the Fairfax County
fine to Route 705. This road should be planned
for an ultimate four-lane median divided road. It
would probably lend itself to be constructed in
two phases, i.¢., a two-lane road with 24’ wide
pavement as a first phase, and then converted to
a U4R (four lane, urban section) as a second
phase. The County will coordinate with Fairfax
County to develop an appropriate alignment.

16. Route 789

Route 789 presently is a one-lane unimproved
gravel road running from Route 634 to just scuth
of Broad Run Creek where it dead-ends, The
Dulles Toll Road Extension Corridor Study will
provide the detail for the ultimare design of this
road. It is believed that ic should be a four-lane
median divided road and serve as one of the par-
allel collector roads to the DTRE.

17. Route 775

Route 775 presently runs from Route 625 at Old
Sterling to Route 606. It presently crosses Route 28
at grade and will need to be improved w a four-lane
undivided section. This will enable closer spacing
of intersections as will he required in an industrial
area. The County’s Sterling Mini Plan calls for this
road to terminate on either side of Route 28. This
must be incorporated into VDOT’s Route 28 Plan.

iz22

Choices and Changes: Loudoun Counry General Plan

O

O



18. Route 634

Route 634 runs from Route 625 to Route 606
through an industrial area of the County. It
should be planned as a four-lane undivided sec-
tion thus allowing for a closer spacing of indus-
trial entrances. The County’s Sterling Mini
Plan calls for this road to cross Route 28 on a fly-
over structure and intersect with Route 636 at
Route 775.

19. Route 772

Existing Route 772 runs from Route 625 at
Ryan to Route 621. Itis planned to be realigned
south of Ryan and improved to a four-lane
median divided major collector road, expand-
able to six-lanes. The western portion of this
road will be an extension to the west of Route
607, which 1s planned to interchange with the
Dulles Toll Road Extension. Immediately
south of Ryan, Route 772 is planned to extend
south across Broad Run to Route 606 as a four-
lane median divided collector road, a continua-
tion of the East Spine Road.
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Plan proposes a joint venture between the cowns
and the Loudoun County Sanitation Authority to
take advantage of the Auchority’s bonding capabil-
ity and experience in large system management.

In Middleburg, Hillsboro and Lovetsville,
major arterial or collector roads pass through the
town centers and residential neighborhoods.
Through traffic conflicts with the character and
function of these areas and needs to be rerouted
as it has been in Leesburg, Purcellville, Round
Hill and Hamilton. To that end, circumferential
roads, where possible, should be considered.

Annexation guidelines are another key imple-
mentation tool. Annexation is a logical extension
of the increased role played by towns in the provi-
sion of public facilities, services, utilities and com-
mercial products and services. Annexation will
also allow system users a larger role in managing
the services and facilities in each town,

Growth continues to threaten the historic
design features and character of the communi-
ties. Not only does the change in the towns’
size threaten the social fabric, but conventional
suburban developments dilute the unique archi-
tectural qualities of each community. Careful
consideration must be given to both scale and
design of new developments to preserve and
enhance the traditional community character.

In its VISION for the future, the Board of
Supervisors seeks to change the suburban develop-
ment pattern of the last 20 years to the urban pat-
tern epitomized in the historic areas of Leesburg,
Round Hill, Purcellville and Middleburg, The
General Plan implements the County’s VISION
through the development of density incentives that
encourage a traditional design pattern of streets and
structures. Guidelines provide specific design
details for different types of communities. The
Plan also strongly supports mixed use develop-
ments, modelled on the traditional cown patterns.

Heaithy, vibrant towns are a key to the success
of the County’s General Plan, Efforts to pre-
serve the rural nature of Loudoun County and
centralize service delivery will fail if the towns
cannot provide the services and amenities to
meer the needs of new residents. The General
Plan provides direction and supports an open
and comprehensive process of working wich the
towns to address development opportunities in
the Urban Growth Areas surrounding the towns.

LLAND USE PATTERN AND GROWTH
STRATEGY

A. Growth Strategy

1. The General Plan identifies an Urban Growth
Area around each town in the County that will
accommodate urban growth for at least the next
50 years and will establish a distinct boundary
between the urban and rural areas. The County
will work with Town Officials to improve coordi-
nation on land use, annexation and other macters
affecting the Urban Growth Area.

2. Development within the Town Urban
Growth Areas will apply Traditional Community
design concepts that complement and enhance the
development pattern of the towns (see also Com-
munity Design Guidelines, Chapter Eight, p. 196).

3. New development is encouraged to locate
within the corporate limics of the towns before
moving into the Town Urban Growth Area to
facilitate compact and efficient use of resources.

4, The Board of Supervisors will coordinate rezon-
ings within the Town Urban Growth Areas with the
provision of utilities, public facilities, and compli-
ance with community design, growth management
and other goals and policies of the General Plan.

5. In considering an application for rezonings
in a Town Urban Growth Area, the County will
seck comments from town.

6. Existing Subdivision Control Lines (which
give certain towns subdivision jurisdiction out-
side the town corporate [imits in designated
areas of the County) will be amended to coin-
cide with the Town Urban Growth Area for
those towns where the Urban Growth Area
extends beyond their corporate limits.

7. The Board of Supervisors will establish a
detailed planning effort for the Urban Growth Area
around each town that may include a joint Town
and County committee to oversee planning efforts,
assignment of comprehensive planning staff to pro-
vide technical support and a public process to invite
the participation of town and Counry residents.
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B. Land Use Pattern

1. Mixed use development is encouraged in and
around existing towns to reinforce the traditional
growth patterns, cut down on auto trips, minimize
additional road improvements and encourage walk-
ing o employment, shopping and future mass transit,

2. The General Plan identifies a Greenbelt
around each Town Urban Growth Area to support
the “hard edge” separation of the Town Urban
Growth Area and Rural Areas and in the case of
Round Hill, Purcellville and Hamiiton, maintain
the distinct character of each communicy by sepa-
rating ditferent ‘T'own Urban Growth Areas.

3. The Greenbelt will be the Rural Area imme-
diately adjacent to the Town Urban Growth Area
boundary and those areas within a Town Urban
Growth Area identified on specific land use maps.

4. The Greenbelt around each Town Urban
Growth Area will generally be at least 2000 feet
wide but specific topography and other physical fea-
tures may reduce the width where visual separation
of the rural and urban areas may be accomplished
with less distance (refer also to policy 8, below).

5. Development within the Greenbelt will be
limited to that permitted by current zoning.

6. The County will encourage the implementa-
tion of the Greenbelt through dedication of open
space easements, transfer of development densities
into the Town Urban Growth Area, large lot subdi-
visions, clustering, open space or cash equivalent
profters, passive recreational uses and other means,

7. The Zoning Ordinance will be amended to
permit a variety of cluster options to assist in
implementing the Greenbelt and generally to sup-
port compact development objectives.

8. Implementation of the Greenbelt policy on
a site specific basis will take into consideration
the foliowing criteria:

a. General conformity to the proposed
Greenbelt Area identified for each Town
Urban Growth Area;

b. Preservation of significant natural fea-
tures such as woodlands, hilltops, steep slopes
and stream valleys;

c. Preservation of significanc historic fea-
tures including structures, fences and walls,
field boundaries and scenic roads;

d. Preservation of scenic vistas and views,
especially from scenic byways, existing and
proposed roads.

9. As water and sewer is extended into the
Town Urban Growth Area, annexation of the area
by the towns will be encouraged by the County.

10. The Counrty and towns will explore alterna-
tives for entering into an agreement to facilitate
annexations of properties in the Town Urban
Growth Area.

Mixed use development is enconraged in and aronnd existing towns
to reinforce the traditional growth patierns.

Chapter Five: Town Urban Growrh Areas

127



C. Residential Development

1. The County encourages the development of
a variety of housing types in an urban pattern of
compact neighborhoods extending in a rational
and convenient manner from the existing town.

2. The County encourages the maintenance,
conservarion, and improvement of existing
housing stock in a manner supporting social and
economic diversity within the community.

3. Residential Neighborhoods within a pro-
posed residential development should not
exceed 100 acres and should offer a full comple-
ment of services and facilities including passive
and active recreation facilities, sidewalks and
bike lanes, and other facilities.

4. A Traditional Residential Community design
shall be the preferred development pattern and
may be exhibited through:

a. Numerous connecrions to existing streets
where an existing rectilinear street pattern is
evident and connection is possible;

b. An interconnected street network with-
out cul-de-sacs and P-loop streets except
where required for environmental or engi-
neering reasons;

¢.  Arecilinear block (modified only where
needed to address environmental con-
straints) pattern with compact lots, shallow
front and side vard setbacks and block sizes
of 300 to 600 feer;

d. Sidewalks along all strects, providing
pedestrian access to the Town or Neighbor-
hood Center, public buildings, parks and
other destinations;

e. A compatible mix of residential and non-
residential uses such as home occupation
businesses, churches and schools;

f. A hierarchy of parks, squares or greens
and natural open spaces throughout the
development;

g. A central public focal point consisting of
any, all or a combination of park (village
green), public facilicy such as a church or
community center or neighborhood com-
mercial uses as described in policy 6, below,
(Refer also to the Community Design
Guidelines, Chapter Eight, p. 196).

5. Densities granted by the Board of Supervi-
sors will depend on the developers’ assistance in
providing a full complement of public facilities,
roads, utilities and services.

6. Residential Neighborhood Centers, where
permitted, will have the following characeristics:

a. A total land area not exceeding three
percent of the net buildable area of an asso-
ciated development proposal up o two
acres;

b. A floor area ratio not exceeding .4 FAR
with a maximum gross leasable floor area of
20,000 square feet;

c. A location which places the Residential
Neighborhood Center within convenient
walking distance of most neighborhood resi-
dents and would allow it to be a central
focal point;

d. Separation from major collector or arterial
roads; and

e. A site design which places parking
behind or, to a lesser extent, beside the
buildings, maximizes the use of landscaping
and pedestrian amenities such as benches
and bike parking spaces, and features a
coordinated architectural scheme.

7. The County encourages the development
of dwellings above the ground floor commercial
uses.

8. Uses permicted in a Residential Neighbor-
hood Center shall be limited to convenience
retail and service operations which do not signif-
icantly impact the viability of businesses in the
town.
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D. Business Development

1. The existing commercial area of the towns
will remain the Town Center and shall be the pre-
ferred, principal location of retail and service busi-
nesses, office development and major civic uses.

2. Commercial retail and service development
in the Town Urban Growth Area will be limited
to home occupation uses operated out of a resi-
dent’s home, Neighborhood Centers proposed
in conjunction with a residential communicy
development application and uses which are
accessory to an office or industrial park.

3. Employment uses may be permitted in
Town Urban Growth Areas where:

a.  Such uses would be an extension of an
existing industrial park or industrial use; or

b. Uses are in areas designated as such on
the Land Use map for the particular town;

¢. Employment uses front on a collector or
arterial road or have access to such a road with-
out travelling through a residential area; and

d. Adequate utdilities and roads are available,

4. Industrial uses and associated activities will
be extensively buffered and screened from adja-
cent residential development.

5. Outdoor storage will be screened from view
from nearby roads and residential areas. Parking
and storage will be oriented so that, from adjoin-
ing roads, the building is the prominent feature
of the site.

6. The County encourages the coordinated
design of employment centers in order to mini-
mize the impact on other uses. (See also Commu-
nity Design Guidelines, Chapter Eight, p. 196).

7. The industrial density granted by the Coun-
ty wili be a function of the developer’s assis-
tance in creating a full complement of public
utilities and facilities and compliance with the
General Plan.

8. Commercial uses such as daycare centers,
stationery stores, food establishments and print-
ing shops may locate in designated Regional
Business areas where they serve an ancillary
function o the employment uses. The commer-
cial uses shall be housed in office or industrial
buildings and shall be accessible by roads and
entrances serving the employment park,

E. General Public Utilities and
Facilities (See also Chapter Three, p. 78).

1. General

a. The existing towns will be the principal
location of public facilities in western
Loudoun County.

b. The County will encourage the contin-
ued use and enhancement of existing public
facilities located in the towns.

2. Sewer and Water Policies

a. All development in the Town Urban
Growth Areas will be serviced by public
sewer and warter. However, on-site utilities
may be used in desighated greenbelts if
permitted by the current zoning and if such
use poses no public health threat.

b. The towns will be the providers of pub-
lic sewer and water in the Town Urban
Growth Area unless a different provider is
agreed upon by the County and the towns.

c. Sewer plants shared between towns
should be encouraged where they are eco-
nomically feasible.

d. The County will encourage and support
the expansion of existing town sewer and
water facilities which encourage a coordinat-
ed development pattern and further the
goals and policies of the General Plan.

e. The County will investigate means of
providing financial assistance (such as revoly-
ing loans or grants) to towns to improve
sewer and water systems to meet minimum
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health standards established by
the State for the existing popula-
tion of the town.

f.  The County will work with the
Towns to ensure that the expan-
sion of public sewer and warter into
the Town Urban Growth Areas sat-

isfies the goals and policies of the
General Plan and the County’s The new fire and rescue training academy provides state-of-the-art
training facifities for Connty fire and rescue voluifeers.

adopted area and service plans.
safe access for students. All schools will be

g Public sewer and water may be extended linked by sidewalks to surrounding residen-
bevond the Town Urban Growth Area to tial neighborhoods.
service a New Rural Village or New Rural
Hamlee as defined in the County Zoning b. Existing towns and T'own Urban Growth
Ordinance where: Areas will be the principal location of new
libraries and mainctenance and moderniza-
(1) The New Rural Village or New Rural tion efforts for existing facilicies.
Hamlet tract is contiguous to the Town
Urban Growth Area; and c. The Department of Fire and Rescue Ser-
vices and Fire-Rescue Commission will iden-
(2) 'The proposed New Rural Village or tify the need for new facilities in designated
New Rural Hamlet implements the cre- Town Urban Growth Areas and will identify
ation of a greenbelt as proposed in this Plan. suicable sites based on General Plan land use

and growth policies.
h. A water intake on the Potomac River or

the creation of other water impoundment d. The Councy will cooperate with the town
areas (to transport raw water to the western councils of those communities providing local
towns for treatment) should be studied by law enforcement to ensure a coordinated
the Loudoun County Sanitation Authority enforcement strategy within the Town Urban
and the towns by 1995. The preferred alter- Growth Areas.

native should:
e. The County will seek the establishment

(1) Provide for new growth within the of recycling facilities in the towns or surround-
designated Town Urban Growth Areas; ing Town Urban Growth Areas.
(2) Not cause any direct increase in growth f.  The County will coordinate the provi-
pressure on Rural Areas outside of desig- sion of recreacional facilities with the towns
nated Town Urban Growth Arcas; to meet the needs of residents in and adja-
cent to the Urban Growth Area to prevent
i. Extensions of sewer and water lines to the unnecessary duplication of services.

serve new development in Town Urban
Growth Areas will be the financial responsi- K, Transportation
bility of the developer and the town. (Sec also Chapter Three, p. 68).

3. Other Facilities and Service Paolicies he combination of primary road traffic mov-
ing through the towns, and increasing loads

a.  Schools in Town Urban Growth Areas  on local streets represents the principal issue fac-
will be located to provide convenient and ing the road network within the Town Urban
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Growth Areas. The relationship of new streets to
the traditional network is also important from the
standpoint of community design. The General
Plan emphasizes the expansion of the original net-
work to maintain design continuity and an inward
focus of the new roads vowards the town proper.

1. Town Urban Growth Areas will be the princi-
pal location of arterial and secondary road
improvements in western Loudoun County.

2. Proposed neighborhood streets and collector
roads associated with new developments shall
be reviewed in light of their relationship to
existing streets and preservation of nacural and
cultural features such as steep slopes, stream
valleys, tree lines and historic stone walls for
compliance with the community design objec-
tives of the General Plan.

3. The Board of Supervisors will seek State
funding for the design and construction of cir-
cumferential roads around the western towns.

4. New roads and road improvements serving
new development shall be financed by the devel-
opment Communicy.

5. Park-and-ride lots need to be located near
arterial roads in Town Urban Growth Areas.

LEESBURG URBAN GROWTH
AREA POLICIES

ince the mid 1700°s, Leesburg has been

the social, judicial and political focus of

Loudoun County. The Town was found-
ed in 1758 and, as the County seat, represents a
key part of the County’s heritage. Leesburg has
been and will continue to be the focus of varied
development interests and is a major retail and
service center for Loudoun County. The Coun-
ty government should maintain its presence in
Leesburg to provide ongoing economic stability
and to reflect the historic and cultural role of the
Town. With the planned construction of the
Dulles Toll Road Extended, Leesburg will be at
the terminus of a second major ease-west thor-
oughfare and will likely face increased develop-
ment pressure. In 1984, che Town and County

entered into an annexation agreement, and 4805
acres were added to the Town, increasing its
area to approximately 11.25 square miles or 7206
acres, Since then the Town has completed water
and sewer plants which will adequately meet the
projected demands of Leesburg and the sur-
rounding area. The current population of the
Town is estimated to be approximately 18,000
making it by far cthe largest town in the County.

Leesburg sits on the divide berween eastern
and western Loudoun and the Urban Growth
Area along the Town’s south and east sides pro-
vides an additional 5000 - 6000 acres for a mix of
residential and employmenc uses (Fig. 33, p.
133). With substantial space for development,
good road connections to the east, utility capaci-
ty and a population large enough to provide the
critical mass needed to drive economic develop-
ment, Leesburg has the opportunity to expand
upon its historic role in the County, Within the
time frame of the General Plan, the Town will
be the western anchor for development along
the Route 7 and Dulles Toll Road Extended
corridors.

A. Growth Strategy

1. The County’s top priority for sewer and
water service in the Leesburg Urban Growth
Area is the area adjoining the Dulles Toll Road
Extended corridor and generally includes the
area adjoining Route 621 and Route 643.

5 ‘ii::n:mmi:

A

The conrhonse in Leesburg has acted as a focal poiut for commmnity
activities sinee the Town was fonnded in the mid-1700's.
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2, Urban development may occur in the Cat-
tail Branch area as the following criteria are met:

a. A full complement of public services and
facilities are provided and the County’s
Greenbelt, open space and traditional com-
munity design policies are implemented; and

b. Adequate public utilities and roads and
services are provided and conform to the
County’s utility and road plans.

3. Urban development may occur west of Route
621 in conjunction with improvements to Route
621 proposed in the General Plan and provided:

a. A full complement of public services
and facilities are provided and the County’s
open space and traditional community design
policies are implemented; and

b. Adequate public utilities and roads and
services are provided in conformance with
the County’s ucility, area and road plans.

4.  The portion of the Urban Growth Area along
Route 15 and north of Leesburg is intended to
be a gateway to the Town with limited access to
Route 15 and with setbacks and development in
a form that maintains the rural views.

5. Development in the Urban Growth Area along
Route 15 north of Leesburg will occur at existing
or lower densities in the form of clusters or Rural
Hamlets with limited access to Route 15 and set-
hacks designed to maintain the rural nature of
the road.

6. The General Plan proffer guidelines will
apply to the Town Urban Growth Area.

B. Land Use Pattern

1. The Town of Leesburg will continue to be
the principal location of County Government
offices and to serve as the County seat.

2. The General Plan designates a Greenbelt
Area around the Town and within the Urban
Growth Area consisting of the following arcas:

a.  Land within the 100 year floodplain of
the Sycolin and Goose Creeks provided that
the County’s stream valley buffer policics
shall also apply;

b. To the west and north of the Town,
where the corporate limits represent the
Urban Growth Area, the greenbelt extends
into the Rural Area for 2000 feet; and

¢ Adjacent to the Urban Growth Area along
Route 15, north of Leesburg, the greenbelt

extends 1000 feet into the Rural Area.

C. Residential Development

1. Development within the Urban Growth
Area shall comply with the Leesburg Urban
Growth Area Land Use Map, Fig. 33, page 133.

2. Conventional suburban development may
not exceed 3.0 dwelling units per net acre.

3. Developments proposing a compact, Tradi-
tional Development pattern which satisfies the
design objectives of this Plan may include den-
sities of up to 4.0 dwelling units per net acre
provided:

a. Public utilities, roads and communicy
wide services and facilities can accommo-
date the increase in density;

b. Developer assistance is provided in the
implementation of the County Greenbelt
policies; and

c. The development complies with the
policies of the General Plan.

4. Upon completion of the Dulles Toll Road
Extended, residenrtial densities within the Toll
Road corridor may increase up to 10 units per
net acre provided the proposed development
meets the following criteria:

a. The proposed development complies
with the policies of the Eastern Urban Growth
Area policies and design guidelines for
Urban Communiries;

132

Choices and Ghanges: Loudonu County General Plaun

O



FIGURE 33: LEESBURG URBAN GROWTH AREA
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b. Construction of the Dulles Toll Road
Extended is completed; and

¢.  Public utilities, roads, services and facil-
ities, both on site and communitywide have
adequate capacity to accommodate the
increased density.

5. Rezoning proposals made prior to the comple-
tion of the Dulles Toll Road Extended (D'TRE)
may include densities over 4.0 dwellings per net
acre where such densities are committed, by
proffer, to be constructed after the D'TRE is
complete. In such cases, a concept plan showing
the relationship between the initial and final
phases of development will be required.

6. Development to the west of Rourte 621 will
preserve and enhance the rural character of the

viewsheds along Route 15.

D. Business Development

1. The County will encourage the Town of
Leesburg to continue its efforts to maintain a
commercially viable downtown.

2. All commercial businesses and services
{other than home occupation uses) in the Leesburg
area will be encouraged to locate in the Town of
Leesburg.

3. Commercial uses may be permitted as a
minor part of an industrial park or planned
development provided such retail or service
uses are ancillary to the principal industrial use.

4, Residential Neighborhood Centers, as defined
under General Policies of this chapter, may locate
within Residential Communities provided:

a. Adequate utilicy and road service is
available;

b. The Neighborhood Center is designed
and developed at the center of one or more
residential neighborhoods consisting of at
least 100 acres in gross area; and

c. The Neighborhood Center is a mini-
mum of 4000 feet from the nearest point of
another Neighborhood or Town Center.

5. Areas designared Business Community are
intended to accommodate office and light industrial
uses and such uses shall be limited to areas where:

a, Adequate public utilities and services
are available;

b. The site has direct access to a collector
or arterial street without requiring travel
through a residential neighborhood; and

c. The potential impact of noise, vibration,
odor or other emission can be mitigated through
buffering and screening, distance or site design.

6, To provide the opportunity for a greater
mix of uses, office and light industrial proposals
of 50 acres or more may include residential com-
munity uses provided:

a. The residential use includes no more
than 10% of the overall development;

b. Sufficient steps are taken to mitigate
the impacts of noise, odor, traffic, lighting
and other emissions associated with the
employment uses and to provide a quiet,
safe and healthy living environment; and

¢. Public utilities, roads, services and facil-
ities, both on site and communitywide have
adequate capacity to accommodate the
increased density.

7. Non-residential property densities may exceed
.25 FAR only after construction of the Dulles
Toll Road Extension is completed.

8. Rezoning proposals made prior to the com-
pletion of the Dulles Toll Road Exrended
(DTRE) may include densities over .25 FAR
where such densities are intended, by proffer, to
be constructed after the DTRE is complete. In
such cases a concept plan showing the relation-
ship between the initial and final phases of
development will be required.
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E. Transportation Policies

Development within the Leesburg Urban Growth
Area will support the construction of an arterial
road network as shown on the Leesburg Urban
Growth Arca Map, Fig, 33, p. 133,

LovETrTrsviLLE URBAN
GROWTH POLICIES

4 I Ye Town of Lovetsville is located near the
Potomac River and is linked to Maryland
by Route 287, Commuter train service to

Washington is provided from Brunswick, Maryland,

located just north of Lovettsville. Proximity to com-

muter rail service will continue te be an incentive to
development in and around Lovetwsville. The

Town is also proceeding with plans to upgrade the

capacity of its public water and wastewater treat-

ment systems to 1.0 million gallons per day. With
these improvements, the udilities will be able to
serve the projected buildout of the Town and the

Urban Growth Area. Approximately 1000 dwelling

units can be accommodated within the Town itself,

while the Urban Growth Area will accommaodate

1116 units under current zoning. These figures

exceed the 20 year COG projections but will allow

Town and County landowners to plan for the ulti-

marte urban development of the area.

Lovettsville serves as a residential community
linked closely to the rail service in Brunswick, There
is currently little desire to expand employment and
business uses in the Town. In the future the Town
will have to consider expanding its role in the County
as a means of ensuring fiscal stability and to meet the
changing needs of residents and employers,

A. Land Use Pattern & Growth Strategy

The County encourages a mix of residential and
business uses in and around Lovettsville.

B. Residential Development

1. Development within the Urban Growth Area
shall comply with the Lovertsville Urban Growth
Area Map (Fig. 34, p. 136).

2. Along the eastern and western edges of the
Urban Growth Area, where the land is visually

separate from the Town and a traditional street
network 1s undefined, new neighborhoods
should extend from an identifiable center of
public space, civic buildings, or other focal point.

3. The development density of any residential
community in the Urban Growth Area will be no
more than one dwelling unit per net acre unless
established otherwise in a future area plan,

C. Business Development

I. Community and regional commercial busi-
nesses and services in the Lovettsville area will
locate within the Town of Lovettsville.

2. A Neighborhood Commercial Center (as
described in General Policies, p. 129) may be
included in a residential development proposal
provided:

a. The Residential Community proposal
consists of at least 100 acres;

b. Adequate utility and road service is
available;

¢. 'The Neighborhood Center is designed
and developed as an integral component of
a residential neighborhood proposal;

d. The Neighborhood Center fronts on a
collector street serving the neighborhoods but
not on an arterial road such as Route 287; and

e. The closest boundary of a Neighborhood
Center shall be a minimum of 4000 feet from
the Town Center (measured in a straight line
from the intersection of Loudoun and Broad
Streets) and from another Neighborheod
Center {(measured in a straight line from the
closest point of both centers).

3. Induscnal uses will locate within the Town.

D. Transportation

I. The Virginia Department of Transportation
will be encouraged to make a commitment to
planning and constructing a circumferential road.
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FIGURE 34: LOVETTSVILLE URBAN GROWTH AREA
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2. The County anticipates that the construction
of a circumferential road network around the
Town of Lovettsville will require the support of
both the public and private sectors.

HamiCroN URBAN GROWTH
AREA

ike several western towns, Hamilton faces
water and sewer capacity prohlems
brought ahout by growing demand and
aging facilities. The Town is proceeding with
efforts to double the capacity of the utilities in
1991 bur will continue to be faced with liule
capacity for substantial growth. Hamilcon also has
little room for growth within its corporate limits.
Using Council of Governments {COG) population
projections as a basis, the County forecasts that
the greater Round Hill - Purcelivilie - Hamilton
area will need to accommodate approximately
4600 new dwelling units by the year 2010, The
Hamilton Urban Growth Area will accommodate
between 612 and 2448 units based on a develop-
ment density ranging from one to three units to
the acre, enough to handle the Town’s share of
approximately 1500 units during this period.
Hamilton will continue as a residential com-
munity for people who mainly work elsewhere.
The desire to maintain the strong social fabric is
evident from the Town’s discussions concerning
land use in the Urban Growth Area, The Gen-
eral Plan recognizes that during the next 50
years the majority of business and employment
development in the western Route 7 corridor
will locate in Purcellville. Hamilton and Round
Hill will provide the residential communities to
support this growth. The Town will, however,
have to provide some of the convenience retail
and service uses that residents need. Maintain-
ing Hamilton’s individual identity separate from
Purcellvilie will result from maintaining a strong
western Urban Growth Area boundary and
focusing new development towards the town
center. Hamilton does not have a well defined
“downtown” when compared to other local com-
munities and over the next 50 vears efforts
should be taken to develop a town cenrer to
serve as a focal point for continuing growth.

A. Land Use Pattern & Growth Strategy

Development in the FHlamilton Urban Growth
Area shall extend the existing street pattern
where feasible and in lieu of extending the existing
pattern, develop a traditional street network and
block pattern to reflect the County’s community
design objectives.

B. Residential Development

1. Development within the Urban Growth
Area shall comply with the Hamilton Urban
Growth Area Map (Fig, 35, p. 138),

2. The County encourages clustered develop-
ment in arcas where one to two units per acre is
currently permitted.

3. Developments proposing a compact, traditional
development pattern which satisfies the design
objectives of this Plan may include net densities
of vp to four dwelling units per acre provided:

a.  Public veilities, roads and communicy-
wide services and facilities can accommodate
the increase in density;

b. The proposed development maintains
or enhances the existing development pattern
of the communirty by exhibiting a close
design relationship to the adjoining devel-
opment within the Town through mulriple
connections to existing streets and similar
block and lot patterns.

4.  Development proposals in the southwest area
of the Urban Growth Area shall include means to
preserve the Manassas Gap Railroad and the
development of an appropriate public park.

C. Business Development

1. The County will support Town efforts to
develop an identifiable Town Center to serve as a
community focal point for the Urban Growth Area.

2. Community and regional commercial busi-
nesses and services will be encouraged to locate
within the Town of Hamilton or adjoining the
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Fi1GURE 35: HAaMILTON URBAN GROWTH AREA
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Town, as designated on the Hamilton Utrban
Growth Area Land Use Map, Fig. 35, p. 138).

3. A Neighborhood Commercial Center (as
described on p. 129) may, by rezoning, be locat-
ed in the Urban Growth Area in conjunction with
residential development in the southwest area of
the Urban Growth Area provided the residential
proposal includes at least 100 acres, is located a
minimum of 2000 feet from Route 7 {(Business)
and has access to adequate utilities and roads.

4. Industrial uses in the Hamilton area will
locate in the T'own of Hamilcton.

D. Transportation

1. The County will support the development
of a circumferential road south of the Town of
Hamilton as shown on the Hamilton Urban
Growth Area Land Use Map.

2. The Virginia Department of Transportation
will be encouraged to make a commitment to
planning and constructing the southern circum-
ferential road.

PURCELLVILLE URBAN
GROWTH AREA

he Purcellville area has become an
increasingly actractive location for devel-
opment because of several ucility and
transportation improvements made over recent
years. Completion of the Route 7 Bypass has
improved linkages to the cast, and upgrading the
Town’s water supply system has improved water
quality and availability, The Town’s water system
has an available capacity of 112,000 gallons per
day (gpd) with a long term treatment capacity of
750,000 gpd. The Town wastewater treatment
system has an available capacity of 80,000 gpd and
a long term treatment capacity of 900,000 gpd.
Purcellville’s geographic position in western
Loudoun, at the crossroads of major thorough-
fares, will continue to be an incentive to
development and encourage Purcellville’s role as
a regional center for western Loudoun County.
In 1988, County planning staff and the
Purcellville Area Management Plan Citizens’

Advisory Committee completed a draft area
management plan which established dertailed
land use and growth management policies for a
planning area surrounding the Town. Several of
the goals and policies of the draft area manage-
ment plan are incorporated into the General Plan.
Development within the Urban Growth Area is a
balanced mix of residential and employment
uses. This provides an opportunity, over the next
50 years for the Town to expand its role as the
business center of western Loudoun County.

A. Land Use Pattern & Growth Strategy

The County encourages a mix of residential and
business uses in and around Purcellville.

B. Residential Development

1. Development within the Urban Growth
Area shall comply with the Purcellville Urban
Growth Area Map, Fig. 36, page 140 and the
County will work with Town Officials on annex-
ation, development and other issues within the
Urban Growth Area.

2. The County encourages clustered develop-
ment in areas where one to two units per acre is
currently permitted.

3. Developments proposing a compact, Tradi-
tienal Development pattern which satisfy the
design objectives of this Plan may include net
densities of up to four dwelling units per acre
provided:

a.  Public utilities, reads and community
wide services and facilities can accommo-
date the increase in density;

b. The proposed development maintains
or enhances the existing development pat-
tern of the community by exhibiting a close
design relationship to the adjoining devel-
opment within the Town through multiple
connections to existing streets and similar
block and lot pateerns.

4. Densities in developments using traditional
design concepts may exceed four dwelling units
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FIGURE 36: PURCELLVILLE URBAN GROWTH AREA
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per acre but not exceed 10 units per net acre
provided the proposed development meets the
following criteria:

a. Public urtilities, roads, services and facil-
itics, both on-site and communitywide have
adequate capacity to accommodate the
increased density;

b. The development is located in an area
designated Urban Neighborhood on the Pur-
cellville Land Use Map, Fig,, 36, p. 140; and

c. 50% of the dwelling units over 4.0
dwelling units per net acre result from:

(1) The transfer of development density
from properties outside of the Urban
Growth Area and a minimum of 25% of
the cransferred density comes from the
Rural Area within one mile of the Urban
Growth Area; or

(2) The provision of affordable dwelling
units in accordance with the adopted poli-

cies of the County,

C. Business Development

1. The County will support the Town of Pur-
cellville in its efforts to maintain a commercially
viable downtown.

2, Community and regional commercial busi-
nesses and services, except for home occupa-
tions, will locate within the Town of Purcellville.

3. A Neighborhood Commercial Center (as
described on p. 129} may locate: (1) on Route 611,
north of the Route 7 Bypass and south of the
Utban Growth Area boundary; (2) in the southwest
area of the Urban Growth Area in conjunction with
the proposed southern circumferential road; and
{3) on the proposed north spine road, above the
Route 7 bypass and west of Route 287 provided:

a. Adequate utility and road service is
available;

b. The Neighborhood Commercial Center

is designed and developed as a central com-
ponent of a residential neighborhood proposal
100 acres or larger in gross area; and

c. The Neighborhood Commercial Center
is 2 minimum of 4000 feer from another
commercial center.

4. Areas designated Business Community are
intended to accommodate office and light
industrial uses and such uses shall be limited to
areas where:

a. Adequate public utilities and services
are available; and

b. The site has direct access to a collector
or arterial street without requiring travel
through a residential neighborhood.

5. Light and General Industrial uses shall be
located in the areas designated Industrial Com-
munity provided:

a. Adequate public utilitics and services
are available; and

b. The site has direct access to a collector
or arterial street without requiring travel

through a residential neighborhood.

D. Transportation

1. The County will support the development
of a circumferential road south of the Town of
Purcellville, connecting Routes 287 and 690 as
shown on the Purcellville Urban Growth Area
Land Use Map, Fig. 30, page 140.

2. The southern circumferential road should
be designed as a limited access four lane divided
highway.

3. The County will support the development
of cast-west arterial roads in the Urban Growth
Area, north and south of the Route 7 Bypass, to
meet the increased rtraffic loads generated by
development in this area.

4. The County anticipates that developers will

Chaprer Five: Town Urban Growth Areas
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assist in the construction of the proposed south-
ern circumferential road, the northern spine road
and appropriate connections into their develop-
ment proposals.

S. The County will encourage the use of
frontage roads, coordinated development plans
and other means to minimize the number of
driveways along Routes 7 and 287.

6. The County will cooperate with VDO'T to
locate one or more park-and-ride lots in the Pur-
cellville Urban Growth Area.

7. Developments along Routes 7, 287 and the
Route 7 Bypass will include setbacks, height
limitaticns and landscaping to preserve their
existing rural character.

E. Utilities and Facilities

The extension of the W&OD Trail from its ter-
minus in the Town should follow the Route 7
Bypass right-of-way where possible.

RounD HiLL UrRBAN GROWTH
AREA POLICIES

4 I \he Round Hill Urban Growth Area was
adopted as part of the Round Hill Area
Management Plan in January, 1990.

Approximately 1300 acres around the Town has
been included in the Urban Growth area to
accommodate 1600 additional dwelling units.
The General Plan retains the newly adopted
Urban Growth Area (Fig. 37, page 143). Round
Hill, like the other towns along the Route 7
corridor, has experienced renewed development
interest as access to the east has been improved.
The Round Hill Area Management Plan provides
detailed land use and growth management goals
and policies which serve to encourage coordinated
growth around the Town. The Town will continue
to be a residential community closely associated
with Purcellville for services and goods.

The Reound Hill Area Management Plan is
deemed to be part of the County Comprehensive
Plan and policies and goals contained in the
Round Hill Area Management Plan continue in
force and effect,

MIDDLEBURG URBAN GROWTH
AREA

he Town of Middleburg has experi-
enced a stable population for several

vears and this trend is expected to con-

tinue, The Town currently has approximarely
160 acres of vacant land within the corporate
limits to accommodate fucure growth. Although
the Town has sufficient water supply to meet
future demands, improvements need to be
made to the Town’s wastewater treatment sys-
tem. Environmental features and ownership
interests may limic the ability of the Town to
expand beyond its corporate limits. Middleburg
is a valuable historic rescurce o Loudoun Coun-
ty. A significant portion of the Town has been
placed on the National Register for Historic
Places and the Town administers a local Historic
District to provide architectural review control
over development. By accommodating growth
within the corporate boundarics, as recommend-
ed by the Town Council, design guidelines and
controls can be used te maintain the hiscoric
character of the community. The corporate lim-
its of Middleburg will continue to serve as the
limits of the Urban Growth Area for that Town
(Fig. 38, page 144).

HILLSBORO URBAN GROWTH
AREA

The Town of Hillsboro is the second smallest
incorporated town in the Commonwealth. Lim-
its on revenue have prevented the Town from
adequately maintaining the water system and
from constructing a central wastewater treat-
ment system. The Town is experiencing prob-
lems with malfunctioning on-site wastewater
drainfields and the lack of adequate drainfield
sites for some homes. The Hillsboro Town
Council has recommended that the Town’s cor-
porate limits also serve as the boundary of the
Urban Growth Area. The General Plan estab-
lishes that recommendation as County planning
policy. The corporate limits of Hillsboro will
continue to serve as the Urban Growth Area for
that Town (Fig. 39, page 145).
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FIGURE 38: MIDDLEBURG URBAN GROWTH AREA
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RURAL AREA GROWTH
STRATEGY

he strategy for keeping the County’s

essential rural character depends mainly

on preserving open space. Today, the
County’s farmland accounts for most of its open
space and the scenic character of the County.
Agriculeure also contributes significantly to the
County's economy, providing jobs for local citi-
zens and food and other commodities to serve
the metropolitan region.

To help agriculture continue as a long-term
use in Rural Areas, the County will support vol-
untary participation in programs that provide
assistance and reduced tax burdens to the farm
community. However, the County’s goal of pre-
serving the commodity value of agricultural land
precludes the imposition of true agricultural zones
to protect agriculeural land as a natural resource.

Encouraging the continuation of agriculture
is one way the County will seek to maintain
open space. However, the County cannot rely
primarily on farming as a way to keep land open
because if the costs of owning and operating a
farm in Loudoun County increase, it may become
difficult for farmers to stay in business. The
County’s primary method of preserving open
space in Rural Areas will be to encourage rural
residential development and low intensity uses
that preserve open space and provide opportuni-
ties for farming to continue.

Residential development based on the Coun-
ty's traditional settlement patterns is preferred
in the Rural Areas. Clustered development,
such as New Rural Hamlets or New Rural Vil-
lages, can prescrve the open character of the
County’s Rural Areas better than conventional
A-3 subdivisions (one house per three acres).
The County also encourages the use of commu-
nal water and wastewater treatment systems to
serve New Rural Hamlet and New Rural Village
developments. Use of these systems will also
help to implement the County’s goal of protect-
ing its groundwarer resources and provide
opportunities for institutional and business uses
to locate in Rural Areas. Low intensity institu-
tional and business uses such as private schools
and rural retreats can also preserve significant
amounts of open space in Rural Areas.

In addition to preserving open space and
agriculture, the County’s Rural Area policies are
aimed at improving the safety of rural roads.
Citizens and public officials have voiced con-
cerns about the impact of rural residential devel-
opment on existing roads that may not be able
to safely or effectively handle additional craffic.
The majoricy of rural Loudoun is zoned A-3, or
up to one house per three acres (see Fig. 22, p. 60).
T'he majority of this land is served by substandard
roads. Simply stated, the County’s rural roads and
the zoned density of rural Loudoun are incompati-
ble. State or County funding is not available or
sufficient to improve the roads to adequately
carry traffic from the potential residential devel-
opment in the A-3 area.

The rural road issue in Loudoun County is
complex and controversial because of the diffi-
cult trade-offs between road safety, funding and
rural development potential. No one wants unsafe
roads. However, the County and the Srate can-
not fund the costs of road improvements needed
to serve rural residential development at A-3
densities. Rural landowners do not want to lose
development potential or pay additional devel-
opment costs. There is no perfect solution to
these trade-offs. Therefore, the County’s rural
road improvement policies seek to balance these
competing interests without unduly limiting
rural residential development.

A. Growth Pattern Policies

1. The County encourages the evolution and
development of rural L.oudoun as a permanent
rural landscape, a unique composite of natural
and man made environments, farms and forestal
areas, natural arcas and wildlife habitats, vil-
lages, hamlets and individual homes, The
County will encourage residential and non-resi-
dential development in Rural Areas that pre-
serves open space, farms, historic and natural
areas, forests, and the rural character of the land-
scape.

2. The County’s preferred options for residen-
tial development in Rural Areas are outlined
below. The appropriateness of each option will
vary depending on site specific characteristics
such as parcel size, road access and location.
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Rural Village Proper
of Alba

Designed by

Richard Bono, AIA

and

Richard Calderon, AIA, AICP

With permission of the
Designers

A sketch of @ New Rural Village showvs a mix of houses, busivesses and apartmentss. This is one of the preferred option for community devel-

oprent and apen space prescroation in Rural Areas.

The first four options, New Rural Villages,
Additions to Existing Rural Hamliets and Vil-
lages, New Rural Hamlets, and Large Lot Low
Density Development, are preferred over con-
ventional A-3 subdivisions in all areas.

a. New Rural Villages

New Rural Villages are one of the preferred
optiens for community development and
open space preservation. New Rural Villages
are intended to serve as physical, social and
economic focal points in the rural landscape
of western Loudoun, building upon and rein-
forcing the rtraditional sectlement pattern.
Accordingly, after incorporated towns, New
Rural Villages are the preferred location for
civic uses, such as schools, government
offices and churches. New Rural Villages
are also intended to provide a variecy of residen-
tial building types to accommodate different
lifescyles and income levels. Non-residential
uses such as stores, workshops, offices, and
businesses may also be part of New Rural
Villages.

b. Additions to Existing Rural Hamlers

and Villages

Additions to Existing Rural Hamlets and
Villages have been and remain a County
development preference in Rural Areas since
many public facilities, such as community
centers, schools and fire stations, are located

in these communities. Additions need to be
kept small and compatible in design to fit
with the existing settlements, They should
generaily be designed to allow farmland
owners to cluster lots near the Existing
Hamlets and Villages while allowing the
majority of the surrounding land to remain
in agriculture and open space. While each
addition to Existing Hamlets and Villages
will require a unique design response, the
policies and design principles developed for
New Rural Villages and New Rural Hamlets
will generally apply. Policies for specific
Existing Rural Village Areas are located in
Chapter Seven.

c. New Rural Hamlets (Clusters)

New Rural Hamlers (Clusters) is another
preferred rural development option. These
developments allow farmland owners to
cluster lots in a traditional rural community
pattern while retaining the majority of their
land in agricultural use and open space.

d. Swmall Farm - Large Lot Low Density
Swbdrvisions

Large Lot Low Density Subdivisions (rang-
ing from an overall density of one lot per 25
to 50 acres) are the preferred development
option in areas where minimal land distur-
bance is desirable because of environmental
and/or historical constraints. This subdivi-

Chaprer Six: Rural Areas
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A steetscape sketch of a New Rural Hamler. This is another preferred rural development opiion.

sion option is also consistent with the Coun-
ty’s open space preservation goals and
efforts to provide opportunicies for contin-
ued agricultural activities.

e. A-10 Subdivisions - Rural Residential
There are some areas of the County that
have been divided into 10 acre lots under
the 10 acre division process (which is no
longer permitted) or that have been
rezoned, at the landowners request, to A-10
(one house per ten acres). While this is not
the preferred development option in Rural
Areas, it does preserve a relatively low over-
all density and is more appropriate than
conventional A-3 subdivisions in environ-
mentally sensitive areas.

f. A-3 Conventional Subdivisions -

Exurban Residential

There are numerous areas in rural Loudoun
which have already been subdivided into a
suburban “estate” pattern using existing A-
3 zoning. While this is not a preferred resi-
dential development pattern, it has been
established around some towns and villages
and in scattered locations throughout the
Rural Area. The A-3 suburban “estate”
form of development should be used only
for infill wichin areas where it is already the
prevailing development pattern.

B. Agricultural Development Policies
(See also, Chapter Twe, p. 31 & Chapter Three, p. 01}

1. Use value taxation (“land usc¢”) and other
existing agriculcural programs (such as agricul-
tural and forestal districts) will be retained to
assist in maintaining the viability of farming in
Loudoun County. Additional voluntary agricul-
tural conservation programs will be designed
and implemented to maintain and strengthen
the agricultural cconomy and culture of
Loudoun County. In addition, the County will
explore all available incentives to retain and
encourage agricultural activities.

2. The County will continue to support its
“Right to Farm” policy to protect existing farms
and farmers from nuisance complaints from
neighboring rural residents. This policy can be
expanded to include the development of plan-
ning and zoning standards, other legislation and
educational programs designed to reduce poten-
tial conflicts arising from the proximity of agri-
culture to residential development.

3. Land development options that retain agri-
cultural opportunities, preserve farms, forests,
and open space and the rural character of the
landscape are preferred in Rural Areas. Volun-
tary development alternatives such as the New
Rural Village, the New Rural Hamlet and the
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Large Lot Low Density Options are encouraged
as alternartives to A-3 subdivisions.

4, The County will continue to provide local
government resources such as technical assis-
tance, research, educational programs and sup-
port of agricultural committees to help maintain
the agriculcural industry.

5. The County will continue to support the
local farm economy by encouraging agricultural-
ly oriented business endeavors such as the
Councy’s farmers’ market program. Modifica-
tions to the Zoning Ordinance to allow for new
types of agricultural uses have been recently
adopted and others should be considered. New
programs and modifications to the Zoning Ordi-
nance should permirt flexibility in the sale of
farm products and related auxiliary products;
provide more alternatives to promote agricultur-
al tourism and provide opportunities for small
scale rural conference or retreat centers, and
similar kinds of low intensity, rural land uses.

6.  Alternative housing policies and regulations for
housing farm laborers in rural areas will be devel-
oped and incorporated into the Zoning Ordinance.

7. Expansion of the equestrian industry is
encouraged. County policies and ordinances
should be amended to reflect the current prac-
tices and needs of the industry.

Loudoun Conunty is known for its horse farms and other horse-

refated actioities.

8. The feasibility of using public funds to pur-
chase easements on farms which have prime agri-
culcural soils will be considered as part of a
comprehensive open space preservation program.

9, The County will examine the feasibility of
implementing a conservation easement leasing
program as an alternative to or enhancement of
the Use Value Assessment program.

10. The County will continue to seek enabling
legislation to implement a Transfer of Develop-
ment Rights (TDR) program.

11. Aliaison within the Department of Planning
will be designated to assist farmers with estate
planning, reviewing development alternatives to
preserve agricultural potential on individual
farms and to assist in filing applications which
support agriculeural uses in Rural Areas.

12. 'The County will rezone existing rural lots of
ten to fifteen acres to the A-10 category to pro-
tect those subdivisions from further residencial
encroachment and land use conflicts.

13. As part of the County’s Open Space and
Scenic Resource plan, the Councy will investi-
gate the feasiblity of granung bonus densities to
propefty owners who agree to maintain at least
50 farmable acres under permanent open space
and agricultural or forestal easements. Such
bonus density may be granted through mecha-
nisms such as, but not limited to, the open space
easement program or through revision of the
Zoning or Subdivsion Ordinance.

C. Rural Housing Policies

1. Rural Areas should include a range of resi-
dential building types, including accessory apart-
ments as second stery uses in newly-created
villages and accessory apartments as permitced by
the Zoning Ordinance in rural zoning districts.

2. The County will encourage the mainte-
nance, conservation, and improvement of exist-
ing housing stock in Rural Areas, particularly for
scasonal farm laborers and year round tenant
housing. The County will encourage the adap-
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tive re-use of farm structures in rural areas for
affordable housing and farm labor.

3. The County will encourage the development
of affordable housing in New Rural Villages.

D. Rural Commercial Policies

1. New non-agriculturally related commercial
uses in Rural Areas will generally be discour-
aged. Non-agriculturally related commercial
uses may be permitted in a New Rural Village in
accordance with the Zoning Ordinance regula-
tions specified for commercial uses in New Rural
Villages. The County may permit non-agricul-
turally related commerctal uses by special excep-
tion in Rural Areas if the use is agriculturally and
rurally compatible in scale and intensity, poses
no threat to public health, safety and welfare,
and if the use helps to preserve farmland and
open space and continue agriculcural operations.

2. The County will not approve rezonings
from A-3 or A-10 to any commercial zoning dis-
trict in Rural Areas; however, the County will
approve agriculeurally related commercial uses
as permitted by special exception in the A-3 and
A-10 zoning districts if the use poses no threat to
public health or safety.

3. The County’s C-1 zoning district allows for
a wide variety of commercial uses which are not
compatible with rural and agricultural uses.
Therefore, the County will seek to rezone C-1
properties in rural arcas to other, more appropri-
ate zoning districts which comply with the rural
land use policies of this plan.

4, Existing commercial uses in Rural Areas may
be expanded by special exception in Rural Areas
if the use and proposed expansion is small scale,
agriculturally based, poses no serious threat to
public healch or safety and is permitted by right
or by special exception in the Zoning Ordinance.

5. Small scale commercial uses permitted
through the home occupation and small busi-
ness provisions of the Zoning Ordinance are
appropriate in Rural Areas.

E. Rural Industrial &
Employment Policies

1. New non-agriculturally related industrial
and employment uses in Rural Areas will gener-
ally be discouraged unless the proposed use is
located within a New Rural Village and com-
plies with the Zoning Ordinance regulations
specified for industrial and employment uses in
New Rural Villages. The County may permit
non-agriculturally related employment uses by
special exception in Rural Areas if the use is
compatible in scale and intensity with agricul-
tural and rural uses, poses no threat to public
health, safety and welfare, and if the use helps
to preserve farmland and open space and contin-
ue agricultural operations,

2. Rezonings from A-3 and A-10 to an industrial
zoning district will be approved in Rural Areas if
the proposed industrial use is compatible with sur-
rounding agricultural or rural residential uses, poses
no serious threat to public health or safety and the
proposed use is in an area designated for industrial
development in the Comprehensive Plan.

3. The County will allow the expansion of
existing industrial uses by special exception in
Rural Areas only if the use and proposed expan-
sion is compatible with neighboring uses, is per-
mitted by right or by special exception in the
adopted Zoning Ordinance and poses no serious
threat to public health or safety.

4. Small scale industrial and employment uses
permitted through the home occupation and
small business provisions of the Zoning Ordi-
nance are appropriate in Rural Areas.

5. The County’s I-1 zoning district is an archaic
industrial district lacking the standards desired
by the County for medern industrial develop-
ment. Therefore, the County will seek to rezone
existing I-1 parcels in Rural Areas to other, more
appropriate districts in compliance with the poli-
cies of this General Plan.
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E Rural Institutional Policies

1. Although the preferred location for public
and private institutions will be in or around the
County’s incorporated towns, public and private
insticutional uses that are compatible in scale and
nature with agricultural and rural residential uses
are appropriate in Rural Areas if the use poses no
serious threat to public healch or safety. Appro-
priate uses might include private schools or med-
ical facilities, private camps and parks, and
private conference centers or meeting facilities.

2. Expansions to existing institutional uses will be
permitted in Rural Areas if the proposed expan-
sion is compatible with neighbering uses and
poses no scrious public healch or safety problems.

3. Communal wastewater treatment facilities
{as permitted in conjunction with the sewer and
water policies of this plan) should be sized to
serve only the institutional use itself.

PusLIC FACILITIES AND
UTILITIES
(Refer also to Chaprer Tivo, p. 19 and Chapter Thiee, p. 78)

A. Wastewater Policies

1. The extension of central (municipal) sewer
lines into Rural Areas is prohibited except:

a. Toserve New Rural Hamlets {as defined
in this plan and in the Loudoun County Zon-
ing Ordinance) contiguous to an Urban
Growth Area identified in this plan; or

b. To serve County owned and operated
public facilities adjacent to an Urban Growth
Area; or

c. To serve New Rural Villages contigu-
ous to an Urban Growth Area identified in
this plan and according to the Loudoun
County Zoning Ordinance.

2. The use of communal wastewater coliection
and treatment systems is prohibiced within Rural
Areas except:

a. To serve existing major villages defined
in this plan or New Rural Villages as defined
in this plan and the Loudoun County Zon-
ing Ordinance (see Chapter 8, p. 223);

b. To serve existing or New Rural Hamlets
as defined in this plan and the Loudoun
County Zoning Ordinance (see Chapter &,
p. 226);

¢. To solve wastewater or public health
problems of existing residences; and

d. To serve new or existing institutional
uses permitted by right or by special excep-
tion in the County’s rural zoning districts,

3. A Commission Permit and other necessary
approvals will be required prior to the construction
of any communal wastewater treatment system . A
service area for the communal wastewater treat-
ment system will be established by the County
prior to approval of the Commission Permit and
Special Exception.

4. All communal wastewater treatment systems
will be owned and operated by the Loudoun
County Sanitation Authority and shall be
designed and installed in accordance with appli-
cable State Health Department, Virginia Water
Control Board, Loudoun County Sanitation
Authority and County standards and regulations,
and comply with the Safe Drinking Water Act.

5. Communal wastewater systems must be
financed by the developer or those who will be
directly served by the system. The County may
provide financial assistance (such as loans or
grants) to assist in the construction of such a facil-
ity for existing rural communities if the system is
needed to solve a severe public health threat,

6. The County will require a financing plan for
all new rural communal wastewater treatment sys-
tems. The financing plan must be designed, orga-
nized and operated to raise sufficient revenue from
within the village or hamlet to pay all costs incurred
by the Sanitation Authority for operation and main-
tenance and to provide appropriate reserves.

Chapter Six: Rural Areas
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7. Communal wastewater treatment system
lines that cross land located outside a new rural
village or hamlet wastcwater treatment service
area must be protected by the establishment of
permanent open space easements along the line
prohibiting any connection outside the service
area.

8. Communal wastewater treatment systems
using land application will be preferred tc com-
munal wastewater treatment systems which dis-
charge into streams. Wastewater land application
systems will be based on soils, geology, topogra-
phy, environmental impact and proven technol-
ogy in the field of wastewater treatment and the
location and design of these systems will be tai-
lored to the tracts on which they are proposed.

9. The County anticipates that communal
wastewater treatment plants may be designed for
direct stream discharge andfor land application
using the following criteria:

a. Communal wastewater discharge sys-
tems should be designed to maintain or
exceed existing stream water quality and
shall be located at least five miles upstream
from a public water intake or designated
public warer supply area. The discharge
should he designed to comply with the
“Safe Drinking Water Act” standards if dis-
charged above a public water intake.

b. Communal wastewater treatment plants
may not discharge into:

(1} The Dulles Watershed Policy Area as
defined by the State Water Control Board;

(2} Natural trout streams;

(3} The uppermost square mile (640 acres)
of watersheds in the upper reaches of the
Catoctin, Short Hill and Blue Ridge
Mountains.

10. The County will entertain proposals for feasi-
ble and effective seasonal use of wastewater land
application and discharge combination systems.

11. Communal wastewater treatment systems
should be designed with a stand-by holding
pond or lagoon with a 48 hour holding capacity
and with an emergency switch-over system that
will divert the discharge to the holding pond if
necessary.

12. Pump and haul operations are not permitted
in Rural Areas except on a temporary basis to
respond to a proven public health emergeney.

13. The use of mass or shared drainfields is not
permitted in Rural Areas, unless used as a com-
ponent of a communal wastewater treatment
facility in a New Rural Hamlet and under the
supervision of a qualified operator,

14. The use of sewage (graywater) recycling
systems to serve non-residencial uses is not per-
mitted in Rural Areas.

15. The use of alternative wastewater systems
not specifically addressed in the Commonwealth
of Virginia Sewage Handling and Disposal Reg-
ulations may be permitted in Rural Areas to
serve existing residences and existing communi-
ties with failing septic systems, and agriculcural-
ly compatible insticutional and industrial uses,
The proposed alternative must be reviewed and
approved by the Health Department on a case
by case basis and must provide a high degree of
reliability to ensure a high level of environmen-
tal protection. The County should require liens
or bonds or other methods for protecting the
public from incurring any costs of correcting a
failed private system.

B. Water Policies

1. The extension of central {municipal) water
service into Rural Areas is prohibited except:

a. To serve New Rural Hamlets (as
defined in this plan and in the Loudoun
County Zoning Ordinance)} contiguous to an
Urban Growth Area; or

b. To serve R-1 and R-2 clusters contigu-
ous to an Urban Growth Area; or
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c¢. Toserve New Rural Villages contiguous
to an Urban Growth Area and according to
the Loudoun County Zoning Ordinance.

2. 'The use of communal water systems to
serve Rural Areas is prohibited except:

a. Toserve New Rural Villages as defined
in this plan and in the Loudoun County Zon-
ing Ordinance;

b. To serve existing rural villages or New
Rural Hamiets as defined in this plan and in
the Loudoun County Zoning Ordinance;

c. Tosolve potable water problems and pub-
lic health problems of existing residences;

d. To serve existing development with
public health problems or new clustered
development in R-1 districts; or

e. To serve new or existing institutional
uses permitted by right or by special excep-
tion in the County’s rural zoning districts.

3. A Commission Permit and other appropriate
approval is required prior to the construction of
any communal warter system with more cthan 15
connections and for all New Rural Hamlets
using communal systems. A service area for the
communal water system will be established by
the County prior to approval of the Commission
Permit and Special Exception.

The Second Street Sehool in Waterford offers special educarional
prograws on the istory of education.

4. All communal water systems with more than
15 connections will be owned and operated by
the Loudoun County Sanitation Authority and
shall be designed and installed in accordance
with applicable State Health Department,
Loudoun County Sanitation Authority, State
Water Control Board and County standards and
regulations.

5. Communal water systems must be financed
by the developer or by those who will be direct-
ly served by the system. The County may pro-
vide financial assistance (such as loans or grants)
to assist in the construction of such a facility for
existing rural communities if the system is need-
ed to solve a severe public health threac.

6. A financing plan is required for any commu-
nal water system proposed o serve a New Rural
Village or New Rural Hamlet. The financing
plan must be designed, organized and operated
to raise sufficient revenue from within the vil-
lage or hamlet to pay all costs incurred by the
Sanitation Authority for operation and mainte-
nance and to provide appropriace reserves.

7. Communal water treatment system lines
that cross land outside a New Rural Village or
Hamlet water treatment service area must be
protected by the establishment of permanent
open space easements along the line prohibiting
any connection outside the service area.

8. Surface water impoundment sites should be
reserved for future needs. Water quality in
these areas should be maintained by encourag-
ing the use of best management practices to
minimize non-point source pellution, by encour-
aging agriculrural and forestal uses in Rural
Areas and by assisting in the early acquisition of
open space preservation easements on the first
square mile (640 acres) of watersheds in the
upper reaches of che Catoctin, Shore Hill and
Blue Ridge Mountains.

C. Schools

1. The County will consider developer propos-
als of cash and in-kind assistance in the provi-
sion of needed school facilities or the expansion

Chapter Six: Rural Areas

155



and modernization of existing facilities serving
Rural Area residents,

2. The County will not encourage the location
of new schools in Rural Areas except where they
are to be located in new or existing villages or
where location in a Rural Area would provide a
better location to serve several existing or pro-
posed communities.

D. Libraries

1. The Board of Supervisors shall encourage the
continued use of existing libraries through main-
tenance programs and modernization of facilities.

2, The Board of Supervisors will encourage
the construction of new libraries in designated
Urban Growth areas rather than in Rural Areas
of the County unless the new facility is to be
focated in a New Rural Village.

E. Parks and Recreation

1. The County will explore the feasibility of
acquiring the former Manassas Gap Railroad
right of way and preserving or developing this
corridor as a linear park and trail. This trail
could be linked to the W&OD trail, incorporat-
ed inte the Greenways System or incorporated
into the design of rural residential developments
such as rural hamlets or villages.

2. New active recreational facilities in the Rural
Areas should be located near the towns and villages
to reinforce the County’s land use and fiscal policies.

3. The County should plan for and acquire land
along the Blue Ridge, Catoctin and Short Hill Moun-
tains for the development of a trail to connect to the
Potomac Heritage Trail and the W&OD Trail,

4. The County should acquire sufficient land
around reservoirs, proposed reservoirs and other
water bodies for a regional park.

5. Public utilities may be provided to public
park sites in accordance with the wastewater
policies in this plan.

F. Fire and Rescue Policies

1. The Department of Fire and Rescue Services
and the Fire-Rescue Commission will investigate
the need to develop regional stations in Rural Areas
to provide daytime support to volunteer companies.

2. With the exception of regional stations, the
County will not encourage new emergency service

facilities to locate outside of towns and villages.

G. Human Services

The County will encourage the construction of
new Human Services Facilities in designated
Urban Growth Areas rather than in Rural Areas
of the County unless the new facility is to be
located in a New Rural Village.

H. Energy and Communication Facilities

1. The construction of new communication
towers and utility substations in Rural Areas
may be permitted provided that:

a. A more suitable site is not available;

b. The proposed facility is sited to mini-
mize the visual impact on adjacent areas;

c. Vegetative screening, fencing, berming
and other measures are provided to mini-
mize the view of the facility from adjoining
roads and properties; and

d. The use is permitted by right or by spe-
cial exception in the Zoning Ordinance.

2.  Communications towers should not be located
within one mile of a County Historic and Cultural
Conservacion District or Historic Site Districe,

3. The Board of Supervisors will strongly encourage
the use of underground utility lines in Rural Areas.

TRANSPORTATION POLICIES

he County’s rural road network devel-
oped to serve the needs of a farming
community over the last 230 vyears.
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Rural roads are an important part of Londonn’s heritage. There are many gravel roads and narrow paved roads. Each road kas its own
character. This road outside of Middlebnrg, for example, is lined with stone fences on one side and woods on the other and offers attractive
rural views.

The roads were originally laid out to accommo-
date the slow travel of horse drawn wagons.
Today, many of the roads are ill suited to
accommodate substantial volumes of higher
speed, modern vehicular traffic. Improvements
to the rural road system have been difficult to
achieve, both before 1932 when the Councy
controlled roads and since 1932 when the State
took over the secondary road system in the
County. Funding for road improvements has
generally fallen short of need.

Though most roads in the County’s rural
areas have the benefit of an all weather surface,
haif of the roads are gravel. More than 300 miles
are 16 feet wide or less and are considered non-
tolerable by the Virginia Department of Trans-
portation. Narrow widchs, excessive horizontal
and vertical curvatures, bridge and drainage
problems, and poor intersection alignments on
the rural roads contribute to the safety concerns
associated with increasing motor vehicle raffic.

Improvements to rural roads are not only
hampered by a shortage of funding, buc are con-
strained by historic, aesthetic, and other envi-
ronmental considerations adjacent to the
travelway. Sensitivity to centuries old stone
walls, large trees, homes and outbuildings,
scenic views, steep slopes, and floodplain areas
is an essential element for road improvements if

Loudoun is to retain the ambiance of its tradi-
rional rural character. For this reason, road
improvement levels that are of a lesser degree
than the highway standards of the State are
often sought. On a select individual project
basis, the County and State have been able to
develop modified road improvements that have
addressed the special environmental considera-
tions as well as motor vehicle safety. Rural road
improvement policics should continue to recog-
nize the dual elements of safety and sensitivity.

A, General Rural Transportation Policies

I. The County will encourage the continual
improvement of its rural road system for the
purposes of maintaining human safety and
increasing traffic capacity where appropriate.
However, new road construction in Rural Areas
shall be sensitive to environmental considera-
tions, including, but not limited to: natural fea-
tures (wetlands, steep slopes, tree lines, etc.),
historic resources (historic structures, stone
walls, etc.), and cultural features (existing vil-
lages, protected areas, ¢tc.). The design for the
construction of road improvements will provide
for protective trearment of, or minimized
impaces to, these environmentally sensitive
arcas. Road improvements of a regional nature,
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as shown in the Comprehensive Plan or in the
VDOT primary or secondary road plans, shall be
permitted. Other road construction will be care-
fully evaluated by the County and VDOT.

2. The County will continue to pursue modifica-
tions to the VDOT screet standards to obrtain
increased design flexibility. In the absence of such
modifications, the County will pursue, on a case by
case basis, such modifications as may be appropri-
ate. Of special importance are improvements to
roads in historic districts, scenic areas, and neo-tra-
ditional town or village developments. In addi-
tion, medification to the standards may be sought
where road improvements to existing roads may
negatively impact an historic structure or a signifi-
cant nacural environmental feature. These modifi-
cations will be pursued on a case by case basis.

3. In the Rural Areas of the County, where
extremely low density development may prevail, it
may be possible to preserve some of the rural roads
that are important to our heritage. Guidelines for
the consideration of preserving roads will be devel-
oped in a Councywide T'ransportation Plan.

B. Rural Road Funding Policies

1. The County should continue to secure State
Revenue Sharing funds to the maximum extent
possible by providing the necessary focal match
funds. Local gasoline tax revenues should con-
tinue to be available for rural road, as well as
other transportation improvements. The Coun-
ty should develop a systematic approach to set
priorities for Six Year Plan road improvement
projects. These priorities should relate directly
to the County’s capital improvement projects,
safety and growth management policies.

2. The County should secure road improve-
ment commitments from major new develop-
ment in the Rural Areas to complement public
improvement efforts, The improvement com-
mitments from major private development
should focus on the correction of safety deficien-
cies on the existing road networl serving the
development site. See related Implementation
Policies, pp.192-193.

3. The County recognizes the need to balance
private sector road improvement commitments
with landowner equity issues related to develop-
ment density and the cost of road improvement.
If necessary, the County will use condemnation
powers to ensure that needed road improve-
ments are completed. The County will examine
the feasibility of implementing this policy
through the Zoning Ordinance.

4. The County will continue to encourage
frontage improvements for subdivisions in rural
areas. Subdivisions of three lots or more should
contribute to the improvement of adjacent sec-
ondary roads consistent with (VDOT) standards.
This contribution could involve the dedication
of appropriate land for secondary road right-of-
way, where required. In addition, the developer
would be responsible for constructing frontage
improvements along the adjacent secondary
road in conjunction with construction of the sub-
division, or placing adequate funds for the
required improvement into an escrow account, to
be used at the time the road would be improved.

C. Primary Rural Road Policies

1. Route 7-West: The Route 7 Bypass needs
to be completed to a four lane section prior to
1995 10 accommodate projected traffic volumes.
The County should continue to make this
request during the Primary Road budget alloca-
tion process. In addition, contributory funding
should be secured from development projects
served by Route 7 to facilitate and enhance the
timing of this improvement.

2. Route % Continued traffic growth on Route
9 will create the need for a four lane corridor
within the next ten years, The four lane road
should be median divided. A bypass arcund Hills-
boro and improvements to the Route 9/ Route 7
interchange should be included. Together with
the State, the Counrty should schedule a Route 9
Corridor study to address the derails of this diffi-
cult improvement. '

3. Route 15:. A safery improvement project
should be promptly instituted to include right
and left turn lanes at intersections and other

1568
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spot improvement measures, Because Route 15
is a State designated Scenic Byway, improvements
to the road should be sensitive to the scenic
character of the corridor. As is often applied to
scenic and historic roads of ¢his character, consid-
eration should be given to restricting interstate
truck traffic. To accomplish this, consideration
should be given to rerouting truck traffic leaving
Frederick, Maryland to an improved Route 340,
past Inland Port near Front Royal, aleng Route
66 and Route 17, returning to Route 15/29 at
Warrenton. A grade separated interchange is
proposed at Route 50. A highway overlay zon-
ing district should be applied to aid in achieving
this goal for Route 15. A four lane median divided
section should be encouraged with the Town of
Leesburg for the Route 7/15 Bypass. A highway
corridor study should be undertaken to define
the details of the improvement of Route 15,

4. Route 50 - West: From east of Gilbert’s
Corner to west of Middleburg, Route 50 is a two
lane highway. Anticipated increases in traffic
volume, together with safety considerations,
necessitate that Route 50 be improved to a four
lane, median divided, controlled aeeess road.
Planned improvements include a bypass around
the Village of Aldie and the Town of Middle-
burg. A grade separated interchange is planned
as a long term improvement of Route 15. A
Route 50 Corridor Study, scheduled for July
1991, will address improvement derails. The
County should continue to request that this sec-
tion of Route 50 be placed on the State Primary
Road Six Year Plan, "The completion of construc-
tion should occur prior to the end of the decade.
The County will encourage the continuation of a
four lane section to Route 17 at Paris, Virginia.

5. Route 287: Roure 287 extends north from
Purcellville to the Potomac River, crossing into
Maryland at Brunswick, The commuter train
station, located in Brunswick, has increased
development interests in the northwestern por-
tion of the County. Currently a two lane road,
Route 287 should be considered for planned
expansion to four lanes. A Lovettsville bypass
should also be considered. A Route 287 Corri-
dor Study, which would examine these issues,
should be scheduled for July 1994

6. Route 340: Approximately one-half mile of
Route 340 crosses in the northwest portion of
the County. It is a primary highway running
from Route 11 south of Staunton, Virginia to
Frederick, Maryland. Route 340 should be con-
sidered for expansion from two lanes to four
lanes to match the road section existing or
planned in Maryland and West Virginia.

D. Secondary Rural Road Policies

1. Route 621: Route 621 is a major collector
secondary road connecting the County seat of
Leesburg to Route 606, southeast of Arcola.
This highway should be designed as a U4R
(four lane, urban section) and realigned rto
bypass the community of Arcola to the north,
Route 621 south of Route 50 provides a corridor
connecting Route 50 to Route 29 in Fairfax
County and should also be designed as a U4R.
Loudoun County will work with Fairfax County
to negotiate a mutually beneficial alignment and
typical section for this corridor.

2. Route 860: Route 860 connects Route 621
at Goose Creek to Route 50. A new corridor is
planned for chis road east of its present location,
and should be designed to accommodate four-
lanes of traffic with a median divided design and
a grade separated interchange at Route 50,

3. Route 616: Route 616 presently runs from
Route 621 to Route 620 across Route 50. It
should be planned as a four-lane facility with a
grade separated interchange at Route 50, The
location of this corridor needs to be determined
as part of the County’s Route 50 Corridor Scudy.

4. Route 705: Route 705 extends from Roure
15 to the southeast, tying into Roure 234 in
Prince William County, Part of the road is being
considered as a segment of the connection
between the extension of Route 659 realigned
in Loudoun to the proposed Route 234 bypass in
Prince William County. It should be designed to
carry four-lanes of traffic in the future. The
County will work with Prince William County to
negotiate a mutually beneficial alignment and
typical section for this corridor.
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5. Route 734: Route 734 is a major collector
road, running from Aldic to Bluemont. As a
Scenic Byway, it will need to be improved with
care and sensitivity to preserve its character and
ambience.

6. Route 611: Route 611 runs from Route 50,
northward to Route 734 as a collector road. This
road will need spot improvemenis. The section
from Route 734 to Purcellville, which is present-
ly a one-lane unimproved gravel road will need
to he improved to a modern two-lane section.

7. Route 690 South: Route 690 South runs
from the Philomont area to Purcellville as a
major collector secondary road. This road will
need to be improved to a good two-lane road
with better horizontal and vertical alignment,
Spot improvements will suffice for the near term,

8. Route 704: Route 704 is a major collector
secondary road running from Route 15, through
Hamilton, to Waterford. This road will need
improvements to its vertical and horizontal
alignment to achieve an improved two-lane sec-
tion. Improvements to Route 704 should be
sensitive to maintain its status as a State Scenic
Byway. A study of the possibility of extending
this road across the mountains to Route 13 north
of Leesburg should be completed as part of the
County’s Comprehensive Planning process.

9, Route 671: Route 671 extends from
Mechanicsville to Harpers Ferry as a collector
road. Without extensive changes to the existing
land use pattern, the existing two lane section
will likely need only spot improvements,

10. Route 681/673: Route 681/673 is a minor
collector road tying Waterford to Lovettsville.
Without extensive changes to the existing land
use pattern, the existing two lane section will
likely need only spot improvements.

[1. Route 672: Route 672 is a major collector
secondary road tying Lovetsville to Route 15 at
the Point of Rocks Bridge. Without extensive
changes to the existing land use pattern, the
existing two lane section will likely need only
SpOt IMProvements.

12. Route 655: Route 653 is an important link
that des Route 15 to Montgomery County,
Maryland via Whites Ferry. This road can con-
tinue as a two-lane section.

13. Route 623/743/719: These roadways provide
a corridor which acts as a major collector road
between Route 50 east of Upperville through
Round Hill to Route 9 at Hillsboro. These road-
ways will need to be improved to good two lane
sections as development occurs in the western
end of the County to provide for additional
capacity.

14. Route 626: Route 626, between Middle-
burg and Bloomficld, will need to be improved
as development occurs in the western end of the
County. It should be noted that Route 626
between Middleburg and Leithtown will be
extremely difficult to improve because of its
unique character and ambience. This portion of
the road should be considered for preservation.
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15. Route 733/748: This corridor extends from
Route 15 at Oatlands to Route 50 at Middle-
burg. Route 733/748 is an existing collector road
which will need improvements as development
occurs. Part of Route 733 is a one-lane unim-
proved road and will need major improvements
in the near future, whereas the remaining por-
tion of the road is an existing two-lane hard sur-
face road and can withstand additional traffic
with only spot improvements.

16. Route 722/728/731: 'This is an existing
improved system of collector roads which pro-
vides a corridor from Purcellville to Philomont.
Without extensive changes to the existing land
use, the existing two lane section will likely
need only spot improvements.

17. Route 690 North: Route 690 North runs
from Purcellville through Hillsboro to Lovettsville,
functioning as a collector road. The existing
two-lane section will require improvements in
the future. These improvements need to be
sensitive to the road’s State Scenic Byway desig-
nation.

18. Route 662/665/668: This corridor includes
Route 662 which runs from Paeonian Springs
through Waterford, Route 665 which extends to
Taylorstown, and Route 668 north of Tay-
lorstown to Route 672, providing a collector road
function. Route 662 and Route 665 are desig-
nated Srate Scenic Byways with considerable
ambience and character. This readway requires
additional improvements to its vertical and hori-
zontal alignment which will be very difficulr to
achieve and continue to protect its Scenic
Byway status. A means to reroute traffic around
Waterford should be developed (See Waterford
policies, p. 173) .

19. Route 663: Route 663 from Lucketts to
Taylorstown is a collector road which has a hard
surface, with the exception of a short section of
one-lane unimproved road near Taylorscown.
This unimproved section needs improvement
today. The two-lane section will suffice with
spot improvements for some time in the future,
provided there are no dramatic changes in land use.

20. Route 662: Route 662 from Lucketts east of
Route 15 to Route 657 and Route 661 is a col-
lector road system serving the Lost Corner area.
It will require improvements to make it an
acceptable two-lane facility. Route 662 west of
Route 15 has been improved to a good two lane
section to Route 665 and serves a collector function.

E. New Arterial Bypass Secondary
Corridor Policies

There is a need to bypass Purcellville on
the south side, from Route 690 to Route 287 and
Route 7. The County should also pursue the
development of a bypass for Waterford, on the
west side by tying Route 704 or Route 662 o
Route 681 (See Waterford policies, p. 232). The
County should also consider establishing a new
corridor tying Route 704 at Route 15 wo Route
621. It is likely the need for other new corridors
will be identified through the comprehensive
planning process.
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ExisTING RURAL VILLAGE
LAND USE PATTERN AND
GROWTH STRATEGY

he County’s strategy for maintaining the

viability and sense of place associated

with rural villages is to encourage limit-
ed growth in and arcund the villages. Existing
rural villages should continue to be hubs for
community activities. Accordingly, new residen-
tial and non-residential development should be
focused in Existing Rural Village Areas rather
than randomly scattered in Rural Areas. By encour-
aging compact development, these policies also
complement the County’s efforts to preserve
open space and maintain the character of the
rural landscape.

In addition te maintaining the overall charac-
ter of the rural landscape, the character of indi-
vidual villages should be maintained. The
County’s policies for existing rural villages are
aimed at providing opportunities for new residen-
tial and non-residential activities that are compat-
ible with the existing structures and development
patterns of the communities. The appropriate-
ness of new development will vary from village to
village and therefore, there are specific policies
for those villages experiencing the most intense
development pressures and recommendations for
detailed area plans for all major villages.

Although new develepment is generally
encouraged in Existing Rural Village Areas, new
development should not pese a threat to public
health or safety. Several of the County’s rural
villages contain some level of community facili-
ties but lack an assured water supply or wastewa-
ter disposal system or both. The policies for
Existing Rural Village Areas provide options for
improving the quality and safety of puhlic ser-
vices in existing rural villages while enconraging
development where utilities are available and growth
is in keeping with the goals of the community.

A. Growth Pattern Policies

1. The County will allow compatible develop-
ment to occur in and around those existing rural
villages that have adequate public facilities, zon-
ing, transporeation facilities and land resources to
accommodarte growth. New Rural Hamlet clus-

ter development will be the preferred develop-
ment pattern in and around existing villages.

2. The County encourages the retention and
reinforcement of the cultural and visual identity
of individual villages.

3. New Rural hamlets and other clustered resi-
dential development are the preferred develop-
ment type in Existing Rural Village Areas to
create a permanent open space greenbelt at the
perimeter of the rural village.

4, New development in and arcund Existing
Rural Village Areas should be designed to be
visually compatible with the existing villages in
terms of street pattern, street design and build-
ing setbacks. Conventiconal, suburban forms are
not appropriate for Loudoun’s rural villages.

B. Land Use Policies

1. Agricultural Uses

The County encourages cxisting agricultural uses
to continue in Existing Rural Village Areas. As for
Rural Areas, all existing and proposed agricultural
protection programs shall be applicable to the
Existing Rural Village Areas for all land that qual-
ifies under the provisions of a particular program,

2. Residential Uses

a. New residential develepment should be
built at gross and net densities that are com-
patible with the existing development den-
sities and public facilities in the village.

b. Net densities may be approved as high
as eight units per acre if compatible with the
existing fabric of the village provided:

(1) The overall development density of a
given site does not exceed two units per
acre (or the limits of existing zoning);

{2) The existing or propesed community
warer supply and wastewater treatment
systems have capacity available to serve
the preposed rezoning.
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¢.  The County encourages a diverse range
of dwelling unit types in Existing Rural Vil-
lage Areas, including accessory apartments
attached to single family dwellings or as sec-
ond story uses in commercial structures.
New units will be designed, sized and sited
to ensure compatibility with the present
scale and character of the existing village.
Designers are encouraged to use the County’s
Historic District Guidelines for ideas on com-
patible architectural forms.

d. Existing Rural Village Areas will be a
high priority location for the County’s efforts
to promote housing rehabilitation and
affordable housing initiacives particularly as
noted in the policies for specific villages.

e. Rezonings to higher residenrial densities
will not be approved in Existing Rural Vil-
lage Areas unless the purpose of the rezoning
is to allow a more compatible design than
would otherwise have been possible under
the existing zoning. In such rezonings, it
must be proffered that the overall develop-
ment density shall not exceed existing zon-
ing, although net densities on the site may.
The purpose is to provide the flexibility
needed to construct developments that are
compatible with the existing villages.
Rezonings may also be permitted if recom-
mended in the specific policies for a particu-
lar village.

Commercial Uses

a. The County strongly discourages the
location of large-scale commercial uses in
Existing Rural Village Areas. The Counrty
encourages the location of small scale, con-
venience-sized commercial uses which meet
local, neighborhood needs on parcels with
existing commercial zoning.

b. Rezonings to commmercial uses shall not
be approved unless a specific area plan or
specific policy for a particular village desig-
nates areas within an Existing Rural Village
Area for commercial use.

¢. The County will foster the conversion of
existing C-1 zoned land in villages to a new
village commercial diserice which will he
designed to better meer the needs of rural
village residents and the commercial landowner
as well. This new district should be written
to ensure that new commercial uses are
compatible with existing village scale and
character and to allow local, neighborhood
related commercial uses.

Induscrial and Employment Uses

a. 'The County will allow small scale indus-
trial and employment uses in Existing Rural
Village Areas which are compatible with
existing residential and agricultural land uses
in and around the village and where existing
zoning would permit such uses. All new or
expanded industrial or employment uses in
or near a village must be shown to cause no
undue environmental, transportation or public
facility impacts,

b. Mining or extraction activities will be
prohibited in or adjacent to Existing Rural
Village Areas. Rezonings and special excep-
tions to permit resource extracrion will not
be approved in these areas.

Institutional Uses

The County encourages small-scale institutional
uses o locate in Existing Rural Village Areas.
Such uses must not cause traffic safety hazards,
excessive noise, visual or other severe negative
impacts on existing land use activities.

6.

Historic and Scenic Resources

a. The County encourages the preservation
of historic structures and sites by promoting
the establishment and expansion of County
Hisroric Districts, the donation of facade and
open space easements, designation of sites
on the State and National register, inclusion
in the County’s inventory of historic sites,
adaptive reuse and rehabilitation and other
public and private mechanisms.
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b. The County encourages the expansion of
Councy-designated Historic Districts to coincide
with boundaries of State and Federal Districts
where such State and Federal Districts exist.

¢. The County strongly encourages any
new development to be designed, built and
sited to be compatible with the scale, size,
historic character and style of buildings in
the village. This policy applies to all archi-
tectural and landscape elements of any new
structures, including proportions and design
of facades, building heights, fenestration,
materials, massing, structural systems, orien-
tation, siting and yard layouts, relationship to
adjacent buildings, landscaping, roof picch
and especially the relationship to the public
street. Designers are encouraged to use the
County’s Historic District Guidelines for ideas
on compatible architectural forms.

C. Village Public Facilities and
Utilities Policies

1. Public Facilities

a. Existing Rural Village Areas will not be
the primary location for new public facilities.
The preferred location for new public facili-
ties such as schools and libraries will be in or
around existing towns or in new rural villages.

b. Other public facilitics such as fire and
rescue stations and community centers may
be located in Existing Rural Village Areas as
needed 1o provide adequate service to the
populartion served by those facilities and to
protect the public health and safety.

c. The County gencrally discourages the
expansion of public facilities in Existing
Rural Village Areas except to provide adequate
service to existing residents or to protect the
public health and safety.

2. Water and Wastewater (Sce also Rural Area
Uulity Policies, p. 153)

a. The County will permit communal
wastewater or water treatment plants in, or
contiguous with, Existing Rural Village Areas
in accordance with the rural water and waste-
water policies of this plan. A village service
area must be designated prior to approval of
any utility system constructed as part of the
Commission Permit and Special Exception
Process. This service area designation will
be binding,

b. “Pump and haul” operations will not be
permitted in Existing Rural Village Areas
unless used on a temporary basis to address a
public health emergency.

c. Rural villages which have communal
water ahdfor sewer facilities will be encour-
aged to designate Village Limit Lines or
service areas at such time as public utilities
are available or in specific area plans which
recommend the construction or improve-
ment of public utilities. Communal water or
sewer service will not be extended beyond
this service area during the time frame of
this Plan.

D. Transportation
{Refer alse to Rural Area Transportation Pelicies, p. 157).

Existing Rural Village Areas will not be the high-
est priority for road improvements unless other-
wise noted in specific policy recommendations
for individual villages. Correction of safety haz-
ards and the movement of agricultural machinery
shall be the main objectives of future road
improvements in and around villages. Innova-
tive solutions such as passing places, split lane
sections, and turn outs will be encouraged to
solve specific problems where funding for full
improvements is limited.
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lelie is brown for its anrigue shops and histaric Mill,

ALDIE {See figure 40, page 168).

Idie is a village of approximately 44

dwellings and 120 residents located on

Route 50, a major arterial road. This his-
toric village grew up around an early 19th century
mill and is a County-designated Historic Cultural
and Conservation District listed on the State and
National Registers. The community includes an
elementary school, ballficlds, a volunteer fire
station, shopping, a post office and several
churches. The community is served by a small,
privately owned water system with limited con-
nection capacity. Aldie is not served by a central
wastewater facility and poor soil conditions will
likely preclude future individual wastewarter dis-
posal by means of septic fields. Therefore,
although existing R-1, R-2 and C-1 zoning would
allow for some addicional development in the
Village, development potential is limited by the
lack of public utilities. The County is currently
exploring the feasibility of constructing a small
community wastewarter treatiment plant to serve
existing structures with failing septic systems.
The following are specific policies for the Village
of Aldie:

Aldie Goal

Preserve and enhance the scenic and historic
character of the Village.

Aldie Policies

1. The County will pursue the construction of
a Rt. 50 bypass around the Village of Aldie.

2. The County will permit the construction of a

communal wastewater treatment facility to serve
the Village of Aldie meeting the following criteria;

2. The facility will be owned and operated
by the LCSA and financed through user fees;

b.  The facility should be sized to accommo-
date medest infill development on vacant parcels
zoned R-1, and R-2 within the service area;

c. The service area will not include prop-
erties zoned and planned for new rural resi-
denrial development, However, the service
area may be expanded to serve a New Rural
Village or Rural Hamlet. Such new develop-
ments would be required to be carefully
designed to be compatible with the historic
village, and be included in an expanded
County Historic and Cultural Conservarion
Overlay District; and

d.  The County historic district designation
should be expanded to include the entire
service area, and service area expansions (o
accommodate a new rural village, to ensure
that development within the service area is
compatible.

3. Infill development in the Village of Aldie
will follow the development and zoning pattern
of adjacent parcels.

4. Existing C-1 should be converted to a new
village commercial category which is designed
to accommodate neighborhood and local com-
mercial needs,

ST. LOUIS (See fignre 41, page 169).

t. Louis is a village of about 75 dwellings

and 200 residents, connected to Route 50

by Route 611 near Middleburg. The Vil-
lage possesses an elementary school with playing
fields, and a church. The community is also served
bv a modern community wastewater treatment
plant owned and operated by the Loudoun
County Sanitacion Auchericy. The communicy is
not served by a communal water supply, using
individual wells instead. There is a concern
about well water quantity because of subsoil rock
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FIGURE 40: VILLAGE OF ALDIE
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FI1GURE 41: VILLAGE OF ST. LoUIS
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formations below the area. Moderate develop-
ment on existing zoning is expected to occur in
the Village since additional sewerage capacity is
available for development.

St. Louis has some 290 acres of R-1 zoned
land, much of which is outside the sewer service
area of the Sanitation Authority’s plant. The Vil-
lage has nearly 100 acres of R-2 zoned land and 20
acres of C-1 zoned land which are largely unused
in terms of development potential. The following
specific policies apply to the Village of St. Louis.

St. Louis Goal

To maintain and enhance the existing social and
cultural fabric of the community.

St. Louis Policies

1. The Village Limit Line (V.L..L.} coincides
with the sewer service area established in the
1976 St. Louis Wastewater Treatment Plant Spe-
cial Exceprion and Commission Permit. Exten-
sions of sewer lines will not be permitted outside
the V.L.L. except to serve an existing residential
structure located within 300 feet of the V.L.L.
with a failed on-site wastewater system which is
posing a public health threat and which cannot be
repaired or replaced with a proven on-site system.

2. Tbe County will allow rezonings up to two
dwelling units per acre within the V.L.L.

3. St Louis will be a target location for single family
affordable housing initiatives. The following Zon-
ing Ordinance revisions may assist in such effores:

4.  The County will pursue ordinance amend-
ments that would permit one attached acces-
sory dwelling unit, not to exceed 600 square
feet in size, to be located by-right on any lot
of 20,000 square feet or more. The County
will also pursue ordinance amendments to
permit, by special exception, one detached
accessory dwelling unit, not to exceed 600
square feet, to be located on any let of 20,000
square feet or more.

b. Apartments may be located in the sec-
ond story of commercial units or in existing
residential structures.

4. Existing C-1 parcels within the Village of St.
Louis should be rezoned to a village commercial
district which is designed to accommodate local
and neighborhood commercial and business uses.

5. The County encourages the use of alternative
rural road standards in the Village.

6. Roure 611 will continue to serve as the major
transportacion facility serving the Village of St.
Louis. This road shall be designated as a major
rural collector and upgraded. Additional right of
way for upgrading chis facility will be obtained
through reservation or donation on alternate
sides of the road so as not to require moving or
demolition of existing structures. The minimum
setback of new structures from the expanded
right-of-way of Route 611 will be 35°.

WATERFORD (See figures 42 and 43, page 171-172),

aterford is an historic village of 91

dwellings and approximately 240 resi-

dents. It is one of only three villages
in the United States which has been designated
a National Historic Landmark. It is also listed on
the Virginia Register of Historic Landmarks and
the Narional Register of Historic Places, and is a
Loudoun County Historic and Cultural Conser-
vation District.

Waterford has a long history of demonstrated
concern for historic preservation. This concern is
exhibited by the village residents and by the
Waterford Foundation, a nonprofit corporation
organized in 1943 for the preservation of Water-
ford, to which a great number of village residents
beleng. Preservation casements, both open space
and facade, have been used extensively in the
Waterford National Historic Landmark District
to preserve historic buildings and farmland.

Waterford was once an incorporated town
and possesses many of the physical and organiza-
tional elements of a town, including active citi-
zen participation in the Waterford Citizens’
Association, The Village possesses an elemen-
tary school with playing ficlds, a convenience
market, a post office, several bed and breakfast
establishments, three churches, and 2 number of
structures owned by the Waterford Foundation
and used for cultural and community purposes.
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FIGURE 42: VILLAGE OF WATERFORD
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Waterford fas a long history of demonstrated concern Jor kisioric preservation.

The Loudoun County Sanitation Authority
operates a wastewarter treatment plant in the com-
munity with an unused capacity of approximately
40,000 gallons per day. This facilicy was opened in
1978 strictly to correct severe health hazards and to
serve existing lots. Waterford is largely zoned for
residential uses. Within the Village are approxi-
mately 41 acres of land zoned R-2 and three and
one-half acres of C-1 zoning. Immediately adjacent
are approxirnately 310 acres of land zoned R-1,

The Waterford Area Managemens Plan was
adopted by the Board of Supervisors in 1987 to
apply to the National Historic Landmark Area.
"The following policies augment and complement
the policies of the adopted plan. Where therc is a
conflict, these policies will supersede. However,
the WAMP will still be used in any review of
development in the Waterford area and contains
detailed development guidelines for the Waterford
area that are not included in the General Plan.

Waterford Goal

To preserve and enhance the historic and scenic
character of the Village.

Waterford Policies

1. The boundary of the County Historic and Cul-

tural Conservacion district shall coincide with the
United States National Historic Landmark boundary.

2, The County will encourage the National
Park Service and other public or private preser-
vation agencies to purchase {at fair market
value) and place easements on properties that
are in the Nacional Historic Landmark bound-
aries to minimize the impact of development in
the Landmark area. When it is not feasible for a
property to be purchased outright, the County
will encourage the volunrtary transfer of develop-
ment rights from property within the Waterford
National Historic Landmark area to property
elsewhere in the County.

3. Sewer line extensions will be permicted
outside the Village Limit Line and sewer ser-
vice area line established in the Warerford Area
Management Plan in accordance with the utility
policies of the WAMP (p. 89, B.1.5., October 19,
1987). New Rural Hamlet development adja-
cent to the National Historic Landmark may be
served by the Waterford wastewater treatment
facility if the sewage flows from the property by
gravity to the treatment system and if sewer
rights are transferred (on a one to one ratio) to the
rural hamlet from the adjacent landmarl area,

Chapter Seven: Existing Rural Village Areas
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4. The County shall not approve rezonings to
higher density residential development within
the National Histeric Landmark/Waterford Plan
Planning Area during the 20 year timeframe of
the Wazerford Arez Management Plan.

5. The County recognizes Waterford as an out-
standing hiscoric resource with state and national
significance that provides economic benefics to
the County and therefore encourages tourism in
a manner that does not conflict with or intrude
on the Village's existing quality of life and will
not adversely affect the existing character of che
National Historic Landmark.

6. Clustered development and New Rural
Hamlets will be the permitted form of subdivi-
sion in the Landmark area on properties or por-
tions of properties which have high visual
absorption capacity, located ourtside of critical
viewsheds. This shall not be construed to pre-
clude Low Density Large Lot subdivisions.

7. The Village of Waterford may accommodate
affordable housing initiatives:

a. The Councy will amend the Zoning Ordi-
nance to permit one attached accessory
dwelling unit, not to exceed 600 square feet
in size, to be permitted by-right on any lot of
20,000 square feet or more.

b. Apartments may be located in the second
story of commercial units or in existing resi-
dential structures.

8. Existing C-1 parcels within the Village of
Waterford should be rezoned to a village commer-
cial district which is designed to accommodate local
and neighborhood commercial and business uses.

9. The County encourages the construction of a
Waterford bypass in accordance with the Water-
ford Area Management Plan and meeting the fol-
lowing criteria:

a. The bypass will connect Route 681 and
Route 704;

b. The bypass will be designed as a scenic
parkway;

c. Right-of-way shall be dedicated by land-
owners at the time of property subdivision; and

d. The bypass should be located outside of
the boundaries of the Nartional Historic
Landmark.

LUCKETTS (Sez frgure 44, page 175).

ucketts is a community located on arterial
I Route 15 with perhaps two dozen
dwellings and two “grandfathered” mobile
home parks with more than 50 mobile homes. A
modern elementary school and an adjacent com-
munity center (the former school building) are
located in the Village. The community supports
a volunteer fire station and convenience shop-
ping. Much of the 580 acres of R-1 zoned land in
and adjacent to Lucketts is undeveloped as is
the nearly 70 acres of R4 land. The Village pos-
sesses about three and one-half acres of C-1
zoned land which is also largely undeveloped.

The existing R-1 zoning along Route 662
northeast of Lucketts is not in character with the
carrying capacity of the soils or the character of
the land. The existing R-4 zoning district in
Lucketts may not be congruent with the carrying
capacity of the land and could not be developed
with private percolation fields. In fact, subsoil
limestone necessitates caution in the design of
any expansion to Luckertts. Although there may
be moderate potential for development in che
Lucketts area based on existing zoning, the lack
of adequate public utilities in the area will limit
development potential.

Two community wastewater treatment sys-
tems are in operation in the Village of Lucketts.
One treatment plant serves the elementary
school and the other serves a mobile home park.
A third wastewater treatment system is under
construction and will serve a second mobile
home park when completed. Community waste-
water facilities are needed to serve the mobile
home parks because of higher density and poor
percolation characteristics of the soil.
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FIGURE 44: VILLAGE OF LUCKETTS
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Lucketts Goal

To maintain and enhance the rural character and
viability of the Village.

Lucketts Policies

1. The County encourages New Rural Hamlets
as the preferred subdivision option adjacent to
the Village of Lucketts.

2. The Department of Planning, Zoning and
Community Development will coordinate with
the Health Department and the LCSA to
resolve the immediate wastewater treatment
problems for existing residents in the Village of
Lucketts.

3. The County will study the feasibility of
future development in the Lucketts area as part
of a larger area plan or through a “mini” plan for
Lucketts. The following should be reviewed as
part of any plan for the Village:

a. The feasibility of the construction of a
central community wastewater treatment
facility and potential sewer service area
boundaries;

b. Community water supply alternatives;
¢. The location of a Route 15 bypass;

d. Appropriate land uses within and around
the Village with an emphasis on the appro-
priateness of the New Rural Village and
New Rural Hamlet options; and

e. The appropriateness of development on
limestone conglomerate in and around the
Village of Lucketts will be a reviewed in
conjunction with the Limestone policies on
pp. 30 and 31 of this Plan,

ARCOLA (See figuse 45, page 176).

rcola is a rural village located just west of
Dulles Airport and just north of Route
50, in southeastern Loudoun. The Village
contains approximately 40 houses and about 110
residents, The Village has a community center, a

post office, fire and rescue facilities, a general store,
at least one church and a number of vernacular Vic-
torian residential structures. Although there are
approximately 58 acres of residential (R-2) zoning
located in the Village, the projected 65 Ldn noise
zones for Dulles Airport blanket the village and
consticute a major constraine to the appropriateness
of future residential uses in the village. There are
approximately 25 acres of C-1 property in the Village.
Residential development in the area has
also been limited by seils in the region. In general,
the soil has poor percolation characteristics
which limits new development on septic fields,
T'he area does not have central sewer or water at
this time although the area would be a priority
for central sewer line extensions. Until such time
as sewer and water become available, the Counrty
will work with individual residents to solve
existing on-site waste disposal problems.

Arxcola Goal

To manage the gradual transition of the Village
from a rural residential area to an urbanized, non-
residential community,

Avrcola Policies

1. The Department of Planning, Zoning and
Community Development will coerdinate with
the County health department and the LCSA to
resolve the immediate wastewater treacment
problems for existing residents in the Village of
Arcola. This will include examining the feasibil-
ity of expanding the Dulles North Sewer Service
Area to include the Village of Arcola.

2. The County encourages the rezoning of
existing C-1 zoning to other non-residential zon-
ing categories which are appropriate for local
business operations.

3. The County will plan for the realignment of
Route 659 and Route 621 to bypass the center of
the Village of Arcola.

ASHBURN (Sec fignre 46, page 175).

shburn is a turn-of-the-century village
which grew up around a stop on the W&OD
railroad. It is a relatively well-preserved
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FIGURE 45: VILLAGE OF ARCOLA
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FIGURE 46: VILLAGE OF ASHBURN
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example of a rural Victorian village and has many
of its original structures, It has a range of com-
mercial and insticutional uses which support
approximately 60 houses and about 160 people.
Ashburn is in relatively close proximity to Route
7 and eastern Loudoun in one of the most rapidly
developing areas of the Councy. A major issue
facing Ashburn is its architectural and cultural
future and preservation in light of the substantial
and rapid residential and non-residential devel-
opment occurring adjacent to its boundaries. It
has been declared eligible for the National
Register, an indication of its historic value.
However, the architectural fabric of the Village
is threatened by new development,

Ashburn Goal

To retain and enhance the historic character of
the Village through architecturally compartible
rehabilitation and adaptive re-use of historic
structures and the sensitive, development of
architecturally compatible infill projects.

Ashburn Policies

1. The County will designate the Village of
Ashburn as a County Historic and Cultural Con-
servation District.

2. The County, through the Department of
Planning, will encourage pedestrian access to the
Village of Ashburn from existing and future
neighboring residential communities.

3. The County encourages the rezoning of C-1
properties within the Village to a commercial
district which permits local service and local or
specialty commercial uses, The County will
encourage the location of complementary com-
mercial uses near the W&OD il to serve
pedestrians, bicyelists and riders using the trail

4. Parking areas should be located to the rear of
buildings rather than along the street or sidewalk
to preserve the character of the Village.

5. The Councy will study the feasibility of des-
ignating a staging arca for users of the W&OD
trail within the Village limics.

6. Route 641 should be maintained as a two
lane rural section through the Village of Ashburn.

7. The County will encourage a post office to
remain within the Village of Ashburn.

8. The County will encourage the sensitive
rehabilitation and adaptive reuse of existing struc-
tures.

9. The County may consider rezonings of prop-
erties in the Village of Ashburn to allow for spe-
cialty or local commercial and business uses
provided that the proposed use poses no threat
to public health or safety, and is designed to be
compatible with the character of the Village.

PAEONIAN SPRINGS
(Sec figure 47, page 180).

aeonian Springs is a former railroad vaca-

tion village with some 80 dwellings and

220 residents. The community is located
between Routes 7 and 9 just west of Clarke’s
Gap. The Village has serious water and waste-
water disposal difficulties due to its topographical
location and the age and construction of its indi-
vidual home wells and percolation systems. The
Village possesses playing fields and postal facilities.
Much of 200 acres of R-1 zoned land and che 75
acres of R-2 land in the Village are undeveloped.
Seven acres of land in Paeonian Springs is zoned
(-1 where there once was some minor commer-
cial activity.

Paeonian Springs may need a small commu-
nal wastewater treatment plant to solve its exist-
ing wastewater problems. Paeonian Springs was
a turn of the century planned community which
was never completed. Therefore the community
was subdivided into small lots many vears ago,
some of which have been combined into larger
lots. Many of its roads are not up to highway
standards and other planned roads were never
buile. Solving the wastewater and road deficien-
cies may provide Loudoun with a number of
lower cost, smaller building lots.

Paeonian Springs Goal
To realize its porential as a traditional planned
community,
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FIGURE 47: VILLAGE OF PAEONIAN SPRINGS
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Paconian Springs Policies

1. The County will encourage rural hamlets as
the preferred subdivision option adjacent to the
Village.

2. The County will study the feasibility of
future development as part of a larger area plan
or through a “mini” plan for Paconian Springs.
The following should be reviewed as part of any
plan for the Village:

a. The feasibility of the construction of a
central community wastewater treatment
facilicy;

b. Community water supply alternatives,
including any regional water supply alterna-
tive considered to serve the incorporated
towns in the Route 7 corridor;

c. Work with VDOT to use alternative
rural road standards to allow the develop-
ment to be completed;

d. Appropriate land uses within and sur-
rounding the Village with a focus on the
appropriateness of the New Rural Village
and Rural Hamlet options; and

e. The need for additional commercial
zoning within the Village.

3. The service area proposed for any community
system to serve Paeonian Springs should not
extend beyond the boundaries of the original
planned community.

4.  Existing C-1 parcels within the Village of
Paeonian Springs should be rezoned to a village
commercial district which is designed to accom-
modate local and neighborhood commercial and
business uses.

ALDIE MOUNTAIN (se/igure 48, page 182).

ldie Mountain is a community of some 61
dwellings and 165 residents. The com-
munity is located on Routes 631, newly
rebuilt 764 and 780 which are gravel surfaced.

The community nestles in a small topographic
saddie of the Bull Run Mountain range. This is
in marked contrast with the generally flat and
unwooded countryside both east and west along
Route 50. Aldie Mountain is an older rural com-
munity that has been the focus of housing reha-
bilication programs. It is closely knit and
self-contained. Thin soils underlain by rock and
consequent high groundwater tables render it
very difficult to Jocate additional septic percola-
tion fields. Zoning in Aldie Mountain is A-3. A
moderate amount of residential development can
be anticipated where the soil conditions allow.

The small Village of Aldie Mountain should
continue to be a focus of housing rehabilitation
assistance. The County anticipates that some
additional percolation fields may be found in the
area and that the community will expand. No
change in the existing A-3 zoning is recommend-
ed, though A-3 clustering in accordance with the
rural hamlet provisions may assist some families
in remaining in the community.

BLU EMONT (see figure 49, page 183).

luemont is Loudoun’s westernmost com-
munity. A former railroad resort village
of about 52 houses and 140 residents,
Bluemont is a County Designated Historic and
Cultural Conservation District and is listed on
the State Register of Historic Landmarks and
the National Register of Historic Places. The
County will encourage the expansion of this dis-
trict. The community is connected to Route 7
by paved secondary roads, Routes 734 and 760.
The Village includes a community center, a
church, some playing fields, shopping and a
post office. Current zoning in and around Blue-
mont includes nearly 100 acres of R-1 land and
10 acres of R-2. The approximately 14 acres of
(-1 zoning is largely undeveloped. Septic field
failures are common in the area and any major
population expansion in Bluemont would
require some type of community wastewater
facility wich a possible wastewarter discharge
into Butchers Branch of Goose Creek.
Bluemont’s annual cultural music and arts
festival may grow in the future and may need
addicional facilities. In addition, the planned
extension of the W&OD trail to Bluemont will
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FIGURE 48: ALDIE MOUNTAIN (STEWARTOWN, BOWMANTOWN)
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FIGURE 49: VILLAGE OF BLUEMONT
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also bring more visitors to the Village. The County
should sericusly consider the value of such a
tourist investment in terms of its overall financial
commitments. Commercially zoned areas in
Bluemont might be developed as a mixed use of
residential and commercial functions if this would
enhance the historic character of the Village.

LLINCOLN (e figre 50, page 185).

incoln is a small village with historic
I Quaker roots and with nearly 60 dwellings
and 170 residents. It is included in the
Goose Creek Historic Culeural and Conservation
District which is listed on the State and National
Registers. The community is closely associated
with both Purcellville and Hamilton by Routes
722 and 709, The Village possesses an elemen-
tary school and hallfields, several religious build-
ings, convenience retail and postal facilities.
Soils in the area are generally good for septic
field installation and for wells. There are nearly
390 acres of R-1 zoning in and around Lincoln,
about seven acres of R-2 and three and one-half
acres of commercially zoned land.

Existing zoning corridors of R-1 and R-2
extend from Hamilton and Purcellville to Lincoln.
Given the relatively well-drained soils in and
around Lincoln, the County should anticipate
that the existing R-1 and R-Z zoning districts will
eventually be developed. As a consequence,
future planning efforts should be directed to
encouraging clustered residential development
away from Routes 722 and 709 and screening of
new development from the road with interven-
ing year-round vegetation. Efforts should also be
directed toward maintaining a grecnbelt between
the Town of Purcellville and Lincoln to preserve
the separate identities of these communities,
Traffic movements through Lincoln on Route
722 may increase with growth in the Mz,
Gilead/North Fork area. Road and sidewalk
improvements should respect the special quali-
ties of the Village.

NEERSVILLE / LOUDOUN
HEIGHTS {See figure 51, page 186).

his area is a linear community of about

I 74 dwelling units and 200 people which
has developed in a spread out pattern

along a paved secondary road, Route 671. The
communicty is relatively isolated from the
remainder of the County and this appears to

have stimulated the growth of social institutions
such as a volunteer fire-emergency rescue ser-

vice, 4 community center with day care functions
and ballfields. Convenience shopping functions
have located not in the Neersville area itself but
rather at the northern and southern ends of the
valley near Routes 340 and 9. Zoning in
Neersville is all A-3, while zoning near Route
340 includes 170 acres of R-1 and 18 acres of C-1
land, mostly undeveloped.

Route 671 which links Route 9 with Route
340 is che essential public facility of this linear
rural agricultural community. T'he County antic-
ipates that no major rezonings or other public
utilities will be developed in cthe present A-3
zoned valley although single-family residential
growth will continue. Future growth should take
care not to impede traffic flows on Route 671
and could be set back from the road for visual
reasons. This may be best accomplished by
combining dwelling access points on common
aCCess casements.

PHILOMONT (See figure 52, page 187).

hilomont is a community with nearly 61
Pdwellings and 165 residents which is

spread out along Routes 630, 730 and 734
in the heart of the southern Loudoun Valley.
The community has experienced some growth
despite the six to eight miles distance to Route 7
and Route 50 along paved Routes 690, 611 and
734, The soils in the area will permic lower den-
sity (three to seven acres per lot) on individual
septic systems; however, underlying rock forma-
tions have raised concerns about water quantity.
The community possesses local convenience
shopping functions as well as postal service and a
community center, Philomont’s location and soils
have precluded development at current zoning
which includes over 90 acres of R-1 zoned land,
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FIGURE 50: VILLAGE OF LINCOLN
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FIGURE 51: VILLAGE OF NEERSVILLE/LOUDOUN HEIGHTS
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FIGURE 52: VILLAGE OF PHILOMONT
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FIGURE 53: VILLAGE OF TAYLORSTOWN
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20 acres of R-Z and 6.5 acres of C-1 zoned land.

Philoment is a growing village in the
Loudoun Valley. It has a volunteer fire company
which is a benefir to the local and rural communi-
ty. Continued growth on private well and septic
percolation fields should avoid adding traffic flow
frictions to Route 734 by clustering entrances
where appropriate. Continued growth along
Route 734 may require eventual improvement to
this road and new houses should be set back from
it to avoid future traffic complications. There
may also be a need for additional recreation facili-
ties for the Village and surrounding residents.
Any improvements to Route 734 in or adjacent to
the Village should incorporate sensitive and cre-
ative design solutions so as to preserve the char-
acter and fabric of the Village,

TAYLORSTOWN (See fignre 53, page 188),

"Taylorstown is a crossroads village which is a
County designated Historic Cultural and Conser-
vation Discrice also listed on the State and

National Registers. The Village grew up around
an early 19th century grain mill. Located at the
intersection of Routes 665 and 663, the commu-
nity relates geographically to Point of Rocks and
Frederick, Maryland. The Village is situated
between the Catoctin Ridge and Catoctin Creek.
Poor percolation of soils exists in this area. The
community of some 33 dwellings and 90 residents,
has a country store but the 150 acres of R-1 zoned
land and four acres of C-1 land have not been
much developed.

Continued residential development on pri-
vate well and septic percolation fields may occur.
Development in the R-1 zoning districts in and
around the Village should be clustered if possible
to promote a sense of place. The present pattern
of communal private access easements up the
Catoctin Ridge slopes reduces the number of
entrances onto Routes 663 and 665 though the
maximum permitted slopes of these easements
may need to be established. The curve alignment
on Routes 663 and 665 may need to be reviewed
and modified in any future planning efforts.

Chaprer Seven: Existing Rural Village Areas
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PROFFER GUIDELINES

Refer to Proffer Policies, Chaprer Three.

A. Capital Facilities

1. To assist the County in an equitable and uni-
form evaluation of developer proffers and other
proposals for densities above 1.6 dwelling units
per net acre which otherwise conform with the
policies of this plan (See Fig. 19, p. 58), the
County anticipates developer assistance valued
at 25% of capital facility costs per dwelling unit.

2. Estimated capical facilities costs per unit by
unit type will be calculated by a Capital Facility
Intensity Facror (CIF) based on the Fiscal Impact
Model for each type of development. The CIF
will be calculated using the following formula:
CIF = (Household Size x Facility Cost Per Capirta}

+ (Students Per Household x School Cost per Student)

3. The following definition of “Capital Facility
Proffer” will be used for the purpose of evaluat-
ing proffets:

A concribution consistent with County poli-
cies and service needs, in cash or in kind
(typically land), that benefits County resi-
dents at large, which is agreed to as a condi-
rion of a rezoning, To be considered a proffer
based on this definition, several criteria need
to be met:

a. The facilicy proffered is dedicated to the
County or to a local, state, federal or region-
al authority or otherwise satisfies a need
identified in the County’s service plan or
Capital Improvement Program. Dedicating
facilicies for the exclusive use of subdivision
or group of subdivision residents does not
meet this test;

b. The contribution has a quantifiable value;

¢. Landis deeded to the County or toa state,
federal or regional authority;

d. The contribution would not be required
under existing statutes, or ordinances;

e. The proffer is irrevocable; and

f.  Transportation and road improvement
proffers will not be included.

B. Transportation

During the review of rezoning applications, each
development project is reviewed on an individu-
al basis to identify projected traffic levels and the
status of the existing and planned transportation
network serving the area. The County antici-
pates that each development project will miti-
gate its impacts on the network by contributing
(through proffers) to the development of the
planned transportation system. The mitigation
measures will vary from site to site because road
conditions vary widely throughout the County.
The enhancement of traffic safery and capacity
are the major objectives sought with project mit-
igation. An objective of the proffer system is to
obtain sacisfactory road improvement commit-
ments from development that will provide for an
upgraded nertwork when required by the pro-
ject’s traffic.

Proffers represent a voluntary commirment
by the developer. Transportation proffers often
result from negotiations between County staff,
and the applicant and his representatives. The
negotiation process generally produces a proffer
commitment that recognizes the public needs of
the County and the marketing needs of the pri-
vate developer. Proffered commitments have
been the major element in providing road
improvements in the urbanizing area of the
County. The resultant traffic capacity and trans-
portation network should provide Loudoun with
a market advanrage for continued economic
development, Transportation proffers will be
evaluated using the following guidelines:

1. A craffic analysis is required of each rezoning
application. The County’s Facitities Standards
Manual (FSM) contains the guidelines for the
traffic analysis. Project traffic generation, back-
ground traffic projection, transportation network
description, and level of service analysis are
important elements of the eraffic study. The darta
contained in the study comprise a part of the
information used by County staff and the appli-
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cant to address the improvement measures nec-
cssary to mitigate the development’s project.

2. A rraffic operaticns level of service “D” is
the minimum standard for the non-rural areas of
Loudoun County. This service level represents
high density traffic flow approaching instabilicy,
with speed and freedom to maneuver restricted.
Service levels of “D” or better must be demon-
strated for new development with peak hour and
daily traffic volumes, and for the existing and
future road networlc.

3.  While there is no specific threshold level of
transporeation improvement commictment cthac
can, in all cases, mitigate the traffic impacts asso-
ciated with a land use rezoning, there is recogni-
tion that it may be beyond the financial means of
a single development project to construct all the
road improvements required to serve the site at
buildout. In this sicuation, the developer should
proffer a phasing plan, tying project develop-
ment to available road capacity. The proffers
should provide for a substantial contribution to the
construction of the network required to serve each
phase of a project’s development.

4, Major transportation improvements often
result from the commitments of several different
parties. Coordination and cooperation between
the various developers of the private sector and
the public sector is necessary. For this reason,
transportation proffers need to be structured with
flexibility. Specific means to address flexibility
are encouraged to be a part of proffer commit-
ments. Examples of flexibility would include a
cash equivalent contribution for improvements
performed by others that can be used for general
road improvements that serve the site; and the
availability of an early, date certain cash contri-
bution that can be applied t joint effort
improvement projects, An example of the latter
would be local matching funds for the State Rev-
enue Share program. Major facilicies, such as
bridges, large culverts, interchanges, and regional
park and ride lots often require the commitment
of multiple parties in order to be realized. A com-
mitment to appropriate facilities thar serve a
development site should be addressed.

5. The identification of a proffer value for
transportation improvements is not a necessary
step for determining mitigation measures, bur
may be beneficial for the financial evaluation of
a specific development project proposal. Trans-
portation improvements can be considered either
site specific or of a more regional nature, Only
the regional transportation improvements should
be credited with proffer value. Site specific
improvements would need to be addressed as a
part of any development application. Examples
of site specific improvements include: the provi-
sion of signalization andfor turn lanes at site
entrances, frontage road improvements to exist-
ing roads adjacent to or internal to the site, and
new on-site roads that predominantly serve to
provide lot access. Individual site design should
incorporate planned transportation improvements.
Major roads within the development should coincide
with planned collector roads, where appropriate.
Regional improvements include: excess laneage
resulting from on-site improvements which is
available to serve through rtraffic, off-site
improvements, and commitments to area-wide
transportation facilities, such as park-and-ride
lots. Value for the right-of-way necessary for the
improvements should not exceed the County
assessment

6. Development projects should incorporate
interparcel] access between compatible land uses,
mixed-use development, Transportation Sys-
tems Management/TransportationDevelopment
Management measures, and future cransit
accommodartion as regular elements of site
design and project development. Each of these
features has the potential to reduce craffic
impacts on the regional network. It is likely,
however, that the benefits from these features
will not be realized until the later stages of devel-
opment when a project approaches maturity,

C. Open Space

1. To achieve higher densities in Suburban,
Traditional and Urban Residential Communities,
the Board of Supervisors anticipates evidence of
participation in an open space preservation pro-
gram according to the following guidelines and
policy 2, below:

Chapter Eight: Tmplementation
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c. 'The primary purpose of this policy is to
acquire open space but may be used to
develop active and passive recreational facil-
ities such as, but not limited to, Greenways
and trails. A per unit cash donation may be
made to the County for the purchase of open
space, according to policies of this plan, To
the maximum extent feasible, cash dona-
tions for open space are to be spent in the
density transfer area from which the proffer
contribution is obtained for property which
is environmentally, historically or visually
significant as designated in the County’s
Open Space and Scenic Resources Plan or used
to develop recreacional facilities. (See Open
Space Policies, Chapter Three, p. 63).

DENSITY TRANSFER
(GUIDELINES

1. Density may be transferred from rural areas
that are designarted to serve as greenbelts between
rural and urban areas or areas that are designated
as environmentally sensitive or visually signifi-
cant, to appropriate urban areas provided that the
new development potential does not exceed the
receiving area’s designated density cap. Devel-
opment potential transferred from sending areas
within the Upper Catoctin, Route 28 North,
Route 7 West, Route 15 North, Beaverdam,
Upper Goose Creek or Dulles South Planning
Areas must be received by a property in one of
those same Planning Areas. Likewise, develop-
ment potential transferred from sending areas
within the Route 7 East, Duiles Norch, Lower
Goose Creek, or Leesburg Planning Areas must
be received by a property within one of those
same Planning Areas (see figure 3, page 21).
Density from properties included on the State or
National Registers of Historic Places and/or from
properties within local historic districts may be
transferred, without regard to Planning District
boundaries, to any property qualified to receive
additional density.

2. Development potential (density credits) will
be calculated based on the density rate called for
by the zening district that applies to the sending
parcel at the time the application is received (i.e.,
one unit per three acres for A-3 land, one unit per

acre for R-1 land, etc.). This calculation will
exclude land wichin the major floodplains and
land of 25% or greater slopes, and give no densi-
ty credit for existing dwellings.

3. 'T'racts of land which are made up of contigu-
ous (abutting) parcels of land containing a total
area equal to or greater than 50 acres in size,
which have an existing residential development
density of no greater than one dwelling unit per
25 acres, which are located in the Rural Areas or
are within the Broad Run or Occoquan water-
sheds and zoned A-3 or A-10, are eligible for a
conservation easement and density credit trans-
fer.

4. ‘Transters of development credits out of crit-
ical environmental areas that are identified in
this plan {i.e., stream corridors) may follow one of
the following options:

a. Development credits may simply be
arranged on the parcel in such a way as to
avoid development in the critical areas (in
rural areas where no other option is feasible,
drainfields can be placed in stream corridors,
Scenic River buffers, or in the Potomac
River buffer). Forinstance, a developer may
rearrange a conventional large lot subdivi-
sion to accommodate environmentally sensi-
tive areas; of,

b. In rural areas, if this cannot be done
because of the extent and/or configuration of
environmentally sensitive areas on a proper-
ty or is otherwise undesirable, a hamlet clus-
ter design shall be used to accommodate the
density credits transferred from other por-
tions of the property. This development may
be hooked up to a communal wastewater
treatment system in order to minimize use of
in-soil wastewater treatment in sensitive
areas; of

c. Ifneither of the above options are possi-
ble or desirable, density credits may be
transferred off of the property as outlined in
paragraphs 1, Z and 3 above.

Chapter Eight: Implementation
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FIGURE 54: ILLUSTRATIVE DIAGRAM OF Two TowN CENTER
COMMUNITIES INTERNAL RELATIONSHIPS

Major Colllactor

Artarial

Residential Neighborhoods

Town Centers

Major Colllector

URBAN COMMUNITY DESIGN
GUIDELINES

oudoun County is heir to a distinguished
design tradition of urban settlement
which creates towns of enduring quality
and function. County development from the
1960’s onward, however, has tended to follow a
set of planning conventions that developed after
World War II and have produced mixed social
and transportation results. Loudoun County
intends to encourage a return to historic settle-
ment patterns both in the evolution of existing
places and in the design of new communities.
Urban dwellers ctraditionally sought to
express the greater quality of life possible in a
town by creating sectlement forms which used
individual structures to create coordinated
streetscapes and which featured town institu-
tions such as the Church, the Town Hall, the
Post Office or the Mill. Techniques of linking
one contained streer and square with another,
evident in towns throughout the County, offer
the pedestrian a continual visual entertainment -
a narrow dark street opening into a sunny square,
an unexpected cloister opening off some busy

street or a sudden view of a beautiful cown hall.
The public desire for this design approach is evi-
denced by the thousands of visitors drawn every
year to traditional towns such as Leesburg, and
the solid residential and commercial real estate
values found there.

Post World War LI suburban design, however,
focused on the individual structure reached by an
automobile almost to the exclusion of the natural
environment, the pedestrian or the community
as a whole. The solutions created by this type of
design in Eastern Lioudoun, Dulles North, the
newer parts of Leesburg and the western Towns,
are usually satisfactory in terms of the single
office building, the individual house or isolated
church, yet the overall community effect cannot
compare in visual coherence or efficiency with
those of traditional town patterns. The new pattern
of development not only generated a certain
sameness, but also could not provide many of the
functional benefits and conveniences associated
with urban living.

A person without access to a car cannot easily
live in the suburbs. As each development is
fenced off from its neighbors, from commercial
and employment uses, even the most mundane
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FIGURE 55: CONCEPTUAL SCHEMATIC DIAGRAM OF
LocATIONAL RELATIONSHIP OF TOWN CENTERS,
NEIGHBORHOODS AND TRANSIT RELATED URBAN CENTERS

|
Major ColleCtorSm m s :
! |

Town Center (Typical)

i

L]

Arterial

Residential Neighborhoods T.R.U.C.
4 \ (Typical)

i

errands require a car. Families must own two or
three cars, children must be chauffeured from
school, to scouts, to soccer practice and an other-
wise healthy elderly person may be relegated
prematurely to communal care facilities upon the
loss of a driver’s license. Opportunities for social
activities with neighbors is minimized, if not
altogether eliminated and neighborhoods become
little more than another place to park your car.
Suburban, single use, zoning districts and
undue reliance on the car create an insoluble
traffic problem of congestion on arterial and col-
lector roads. Low density, dispersed development
generates the need for more roads and parking
lots than the community can afford, more conges-
tion than the community can tolerate and thus
sweeping comnplaints about the “growth problem”,
Recognizing that the central issue of commu-
nity development is a question of appropriate
relationships between structures and spaces,
patterns of mixed use and the integration of the car
into the fabric of urban settlement, the Loudoun
County VISION Initiative sought to renew the
vibrant and effective mixed use, pedestrian
friendly settlements of its past by adapting this
tradition to accommodate contemporary conve-

niences such as cars and utilicies.

Accordingly, this Plan strongly endorses the
development of mixed use towns and urban centers
surrounded by residential neighborhoods which
promote a sense of community, foster a pedestrian-
friendly environment, lessen reliance on the car
and respect Loudoun’s historic growtb pattern of
dense, mixed-use communities surrounded by
farms and open space. Acknowledging that real
estate trends and marketing take time to evolve,
the County will allow the design of suburban
development exhibiting the best characteristics
of that convention but encourage it to combine
with the essential mixed use characteristics of
Loudoun’s historic towns.

The central premise in the traditional design
approach is that the focus should be on designing
communities rather than individual structures.
"The General Plan outlines a variety of residential,
business and industrial communities. Each com-
munity offers unique design opportunities
through function, scale and ancillary activities.
The following design guidelines are intended to
give the landowner and developer ideas, not
directions, that will help accomplish the County’s
community design objectives.

Chapier Eight: Lnplementation
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Traditional Community Form

New urban communities will be definable units
consisting of a town or urban center containing a
mixture of civic, commercial, employment and
higher densiry residential uses adjoining three or
more residential neighborhoods, each 60 to 100
acres in size, with numerous street connections to
the center. Traditional communities will be
“pedestrian friendly” environments, possessing a
harmonious mix of housing types, commercial and
employment land uses and a full complement of
public and civic facilities appropriate to the com-
munity. The land use “program” of density,
acreage and size of buildings will be similar to con-
ventional suburban “planned unit developments”
but the pattern of streers and blocks and the
streetscape is different.

The residential neighborhoods, town and
urban centers will all generally be designed ina
rectilinear pattern of blocks and interconnecting
streets. Such streets will be bordered by buildings
and equipped with street trees, lighting and
other street furniture to create distinct public
places that are comfortably and equally shared by
pedestrians, bicyclists and automobiles. Several
developers in Loudoun and Fairfax Counties are
already successfully exploring these concepts in
projects now underway.

While a variety of uses may be located in the
residential neighborhoods, the town and urban
centers will be the business, civic and social heart
of the communicy. Each area will express its own
distinct character. Similarly, different communities
will be identified by their distinet characters as
exhibited by their scale, mix of uses, environ-
mental features and other means and each will
enjoy a certain clarity of definition by means of an
“Interstitial” or internal greenbelt containing
parkland, schools, churches and other land uses
with an open quality.

Residential Community Form

Residential neighborhoods should have a peaceful
character suitable for private domestic life, for
recreational activities and neighborhood social
gatherings. Residential neighborhood structures
and facilities, while providing for a range of housing
types as well as civic, educational, recreational,

commercial use, should thus maintain an intimate,
domestic scale and be designed to maximize pri-
vacy within residences and rear yards and foster
small group interaction within the hierarchy of
small communal squares and greens distributed
throughout the neighborhood.

A. Suburban Neighborhoods

1. Function
The conventional suburban design template has
been used extensively in Eastern Loudoun and
Dulles North and in newer developments near
the towns. Utility and service plans in these
areas are already being implemented using sub-
urban density assumptions. A change in the
development pattern of neighborhoods may also
present conflicts with existing residents. There-
fore, the General Plan recognizes that suburban
development will continue to be the principal
design in Dulles North and Eastern Loudoun.
Suburban communities should attempt to imple-
ment, as far as possible, the overall quality of the
traditional neighborhood design characteristics.
In other Urban Growth Areas (Phases IT and
IID), Suburban Neighborhoods should be located
at the periphery of communities as a transition
between traditional residential neigbborhoods
and other types of uses outside the communiry; in
areas that have been determined to be unsnitable
for higher densitics; and in arcas where commercial
and civic uses are already available and can be
easily accessed from the neighborhood as
envisioned in this Plan.

2. Scale

Areas appropriate for Suburban Neighborhood
forms of development should be designed as
conventional low density residential areas with
densities not exceeding 3.0 dwelling units per
net acre. Suburban neighborhoods should be
definable units of 60 - 100 acres in size and
though linked with other residential neighbor-
hoods, include a greenbelt or design feature,
such as a civic use, that helps residents distin-
guish between adjoining neighborhoods.

3. Land Use Arrangement
Since single use development bays or pads are an
important feature of suburban community design,
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Street designs that are sensitive to vicws, pedestrian movement, landscape and physical enclosnre may create, in new communities, an ouidoor

public space that encourages comminity interaction and social aclivity.

the County will permit such design patterns.
Development bays should tie directly into the
collector raad networls and with the development
bays on either side of it, by means of local access
streets.

Community, District and County parks will
generally be located berween residential neigh-
borhoods and communities. While topography,
vegetation, hydrology, proposed use and design
intentions should determine the location of playing
fields and placement of community centers,
bleachers and other structures in chese parks,
significant park buildings should be very visible
from the secondary collector roads and be near
the areas served.

Suburban lots should minimize the size of
front and side yards to meet minimum safety
needs and separation from streec and sidewalk
activity. The rear yards of single family detached
lots possess an unobstructed space that provides
the principal cutdoor play and entertainment
area for the household. Front and side yards do
lictle more than increase the area to be mowed,
the lengtb of driveways and the sense of separation
between neighbors. The rear yard on the other
hand provides the privacy and security for family
acrivities.

4. Streetscape

Streets and their widch are perhaps the most dis-
tinguishing feature of suburban developments.
Typically designed to move only automobiles,
streets seldom play a constructive role in commu-
nity character. However, street designs that are
sensitive to views, pedestrian movement, landscape
and physical enclosure may create, in new com-
munities, an outdoor public space that encourages
community interaction and social activity.

Cul-de-sacs, along with significant building
spacing and homogeneity of uses represents a
basic visual characteristic of suburban neighbor-
hoods. Alchough the cul-de-sac allows for the
development of difficult areas, it typically sepa-
rates one neighborhood from another and prevents
convenient pedestrian or vehicular movement.
Interconnected streets within the neighborhood
provide better traffic movement and emergency
service response as well as greater opportunities
for soctal interaction. Cul-de-sacs should be limited
to the mintmum required to handle environmen-
tal and engineering constraints.

Sidewalks and pedestrian ways supplement
and complement street systems in establishing
the character of a residential environment. The
pedestrian circulation system need not parallel

Chaprer Eight: Lmplementation
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the street system, However, a sidewalk should
be provided on at least one (1) side of a public
street except where it can be demonstrated that
a sidewalk is not desirable. Trails and paths
behind homes or through public open space pre-
sent a safety concern for both the pedestrian and
the adjoining property owner. Any use of trails
not associated with a larger publicly managed
park system should incorporate design features
which enhance safety and security for users and
property owners. Pedestrian circulation systems
should be provided as convenient, safe, and
attractive links beeween residential groupings,
open space areas, recreational areas, schools, and
local shopping centers.

B. Traditional Neighborhoods

1. Function

The Traditional Neighborhood is established to
provide for a mix of residential dwelling types
and civic uses to implement the County’s
VISION initciative. Traditional Neighborhoods
should have a peaceful character suitable for pri-
vate domestic life, for recreational acuviries and
neighborhood social gatherings. Residential
neighborhood structures and facilities, while
providing for a wide spectrum of housing types
as well as civic, educational, recreational and
commercial use, should maintain an intimate,
domestic scale and be designed to maximize
privacy within residences and rear vards and fos-
ter small group interaction within the hierarchy
of small communal squares and greens distribut-
ed throughout the neighborhood. Figure 56, on
page 201 illustrates the traditional design concept.

2, Scale

The Traditional neighberhood is intended to
provide densities between one and four dwelling
units per acre. The proximity of adjoining build-
ings and the narrow streetscapes will provide a
very pedestrian oriented intensity. Buildings
should be in the one to three story range. Tradi-
tional neighberhoods will be compact, with small
lots for detached dwellings and an abundance of
low density muld-unit dwellings.

3. Land Use Arrangement
Different land uses should be mixed in the same

traditional neighborhood. A variety of domestic
and supporting land uses such as day care, personal
services or local recreation sites will be funda-
mental to all neighborhoods; additional civic,
commercial and employment uses may also occur
in a Traditional Neighborhood as part of a
Residential Neighborhood Center commercial
component. These different uses should be
combined in logical and harmonious ways but
should not be relegated to single-use pods, as is
typical of a conventional suburban development.

For rteasons of community harmony and
visual compatibility, like uses should generally
front one another across secondary collector and
local access streets while compartible, but differ-
ent types of uses may be placed on adjoining lots
along these streets. Compatibility will be mea-
sured in terms of size, architectural similarities,
landscaping, site development and other similar
matters. Should other considerations cause the
fronting of unlike uses, every effort should be
made to maintain a similarity of building mass,
scale, window and door openings and detail. In
short, different and even disparate uses may and
should be harmoniously located within the resi-
dential neighberhoods and even within the indi-
vidual block.

Open space and how it functions in the
neighborhood is also an important component of
the traditional concept. The “outdoor rooms” of
a communicy play 4 critical role in establishing
community identity and facilicating social activities.
The General Plan calls for a significanc open
space component consisting of stream corridors,
floodplains and greenbelts, buffers, trails and
scructured parks, athletic fields and playgrounds.
A hierarchical assorcment of squares and greens
should be located throughout the residential
neighborhoods, while neighborhood, community,
distriect, and County parks should be located
between them. Two small squares or greens
should generally be located within 600 feet of
80% of the single family detached houses in
residential neighborhoods. In residential neigh-
borhoods these diminutive recreational areas
should be open to the surrounding streets and
contribute to a sense of spaciousness. While use
of a natural feature such as a stream may be
welcome, the squares and greens should generally
be flat and well drained, have a minimum size of
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FIGURE 56: RESIDENTIAL COMMUNITIES
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10,000 square feet fronting on a local strect and be
a place for children to run, play tag/frisbee and
other games not possible in residential yards.
Community, district and county parks will
generally be located between residential neigh-
borhoods and between communities and generally
reached by car by means of primary or secondary
collector roads and on foot by means of local
access streets andfor paths. While topography,
vegetation, hydrology, proposed use and design
intentions should determing the location of playing
fields and placement of community centers,
bleachers and other structures in these parks,
significant park buildings should generally be
located along and be very visible from the secondary
collector roads linking neighborhoods, town and
urban centers and should be near to the areas T "l

served.
=]

Civic and communal uses should be recog- —
nized as the major landmarks of a communicy and E I 3
should generally be associated with the town and ' A |l o 9 |
urban centers, although placement on a sec- ") '
ondary collector road within the residential

2
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neighborhoods may also be
appropriate.

Though the sponsors of
these uses may not be able to
afTord “top sales dollar” which a
prominent site might otherwise
command, every  attempt
should be made to provide civic
and communal uses with highly
visible locations, such as the
termination of a vista or at a
prominent locaticn around a
square. Furthermore, civic or
communal structures should

generally be located along the  Fumier sireet definition shoutd be sought by emphasizing block corners with street lights,

collector road or street.
Such uses should be featured

whife the vista at the end of the street should generally terminate with a centrally placed
building facade, such as a major howse or crvic building, an archway inte a neighborfioed

green, a chureh spire or a monnment. The Town of Belmiont, designed by And'res Duany, is

and not lost within a sea of park- 57 ac 4w axampte.
ing on some inconsequential

side street of a community.

Parking for civic and communal uses should
either be provided as parallel parking along the
street or behind the use, in the middle of the
block. Since users of these buildings frequently
arrive after the conclusion of the working day or
on the weekend, shared parking agreements with
nearby office or commercial developments may
be very appropriate, reduce required lot size and
render the communal project more affordable.

Rectangular blocks should be the main orga-
nizing feature of individual lots in Traditional
Neighborhoods. While topography, vegetation,
hydrology, proposed use and design intentions
should determine block size, residential neigh-
borhoods should generally have small block
widths and lengths — an exception to this rule
may apply to those blocks on the edge of a com-
munity where a low density “country” effect is
sought.

Although considerable design freedom is
granted in the design of blocks, pedestrian move-
ment is best encouraged by blocks not exceeding
400 feet in length. Furthermore, residential
blocks of greater than 200-300 feet in width tend
to develop accessary, sometimes unanticipated,
land uses along the service alleys.

Pedestrian movement is stimulated by a
brisk succession of structures and intricate build-
ing detail. Movement declines with boring front
yards, nondescript side yards and dull garage

doors. Side vards provide lictle useable family
outdoor recreation space while generating the
need for additional, costly road and utility con-
struction and rectangular rear yards generally
provide the most effective space for family activ-
ities. Neighborhood lots should generally reduce
front and side yards to the minimum needed for
health and safecy reasons and strive to provide
effective and usable rear yards. To this end, lot
designers should consider the use of a “build-to”
line which would establish the maximum setback
of structures from the street and establishing a
clear definition such as a low wall or hedge,
between the private front yard and the sidewalk
space.

4. Streetscape

Traditional Neighborhood rights-of-way should
generally be designed in a hierarchical, rectilin-
car pattern of collector roads and local access
streets and alleys. Screees should generally ter-
minate in other roads and streets. Collecror and
local access streets are to be considered the main
“public rooms™ of a community and should be
designed to accommodare a number of specific,
interactive functions, such as: (i) pedestrian,
bicycle and vehicular movement, parking of cars;
(i) foreground and entryway into private resi-
dences, communa! and public buildings; and (111}
interactive social space.
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To achieve these functions streets should be
designed as a network of defined yer lively spaces
surrounding blocks. Each street should be further
designed as a set of carefully graduated zones:

a.  Arzone of privacy near the entry and ground
floor windows of residential buildings or an
“eddy” area adjacent to commercial buildings;

b. A pedestrian movement and meeting zone;

c. A buffer zone of street trees, planting
and parked cars; and

d. A zone of moving vehicles.

In order to define the street space, buildings
facing each other across the streec should gener-
ally be placed no more than two or three times
their height apart and should usually be placed
much closer. Spatial definition should be rein-
forced with the regular planting of streert trees
chosen to develop an overhead leaf canopy. Fur-
ther street definition should be sought by
emphasizing block corners with streec lights,
while the vista at the end of the street should
generally terminate with a centraliy placed build-
ing facade, such as a major house or civic build-
ing, an archway into a neighborhood green, a
church spire or a monument. It should be noted
that a street terminating on a garage door would
defeat this design intention,

Major collector roads, used primarily to con-
nect communities with each other and with the
arterial network, should avoid dividing any rest-
dential neighborhood, although major collector
roads may skirt around such neighborhoods. Sec-
ondary collector streets, which act as the primary
link between the residential neighborhoods,
should be distinguished from the local access
streets which they serve by means of larger scaled
and more dignified structures, such as churches,
major residences, larger, more noble tree species
and richer choice of street furniture. Local access
streets should possess a liveliness generated by
variety of building types and details such as entry-
way porches, doors, lighting fixtures and by care-
ful selection of street furnicure and trees.

Alleys provide for property service functions
such as rear yard and accessory aparunent access,

parking and garaging, utilities and rrash collection.
While the service function of alleys will strongly
influence design character, a certain irregular charm
and casual mix of ad-hoc service and recreational
functions should be sought in the design of these,
important play-ground and “chore-ground” areas.

Continuous parallel parking for additional cars
and visitors should be provided in the street at the
front of residential lots, Garages should be sec well
back from the front facade of the dwellings.

Parking for non-residential, civic, commer-
cial, employment and recreational uses located in
the residential neighborhoods should be provid-
ed in the middle of blocks and reached by means
of alleys, andfor provided by continuous on-
street parallel parking, or provided on the
perimeter of the neighborhood and reached by
secondary collector roads. In no case should
parking lots occupy significant frontage along
residential neighborhood streets. Parking space
requirements may be relaxed in those instances
of mixed employment, commercial and residen-
tial use in a Neighborhood Center, in which the
time sharing of a parking space is feasible.

C. Urban Residential Neighborhoods

1. Function

The Urban Neighborhood is established to pro-
vide for a variety of single and multi-family hous-
ing types in neighborhood settings with
supporting non-residential uses in a planned
environment fostering a strong sense of commu-
nity. Urban Neighborhoods are intended to
implement Loudoun Councy policies related to
residential and public uses of land in those areas
that have been developed at, or are appropriate for
medium and high density residential densities.

It is the intent of the Plan that density thac
would otherwise be spread out in a suburban pat-
tern will be drawn into specific urban communi-
ties and that these communities will provide a
greater range of housing types and sizes to meet
the County’s affordable housing objectives. At
the same time, such a patcern is intended to pro-
vide significant quantities of open space (prefer-
ably public epen space) both in and around the
urban neighborhood or the community in which
the neighborhood is located. Concentrating
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development at higher densities and surrounding
it with suburban one acre lots (for example) is not
the intent of the Plan.

2. Scale

An Urban Neighborhood should generally be
between 60 and 100 acres in size. The overall net
density of the neighborhood Urban Neighborhood
will range from four to 24 dwellings per acre
depending on the character of the community in
which it is located, limits set by the land use and
location policies of the Plan and the availability
of utilities, roads and amenities.

The mix of uses should be such thac a full
range of housing opportunities are provided.
The scale of individual structures, including larger
apartment buildings possibly with structured
parking; larger public facilities such as parks and
community centers; and close proximity to com-
mercial and employment opportunicies will also
set the Urban Neighborhood apart from other
neighborhoods.

3. Land Use Arrangement

The Urban Neighborhood designation is estab-
lished to provide for the development of a mix of
single family detached, duplex, single family
attached, and multiple family dwelling units.
Compatible governmental, educational, religious,
recreational and other uses required to support
the residents of these areas may form a residencial
neighborhood center around which the residen-
tial uses are located.

Convenience establishments designed to
serve the daily or frequent retail and service
needs of the immediately surrcunding population
may form a part of the residential neighborhood
center in an Urban Neighborhood (Refer also to
the Residential Neighborhood Center policies
and guidelines).

Open space plays a critical role in defining
the quality of life in an Urban Neighborhood
because of the greater concentration of residents.
Sufficient space must be sct aside in the form of
neighborhood and community parks, greens,
trails and greenbelts so thac all residents, especially
the children, can easily walk to and enjoy the
facility. The space should nor all be centralized
in one area but should take the form of a larger
central facility with numerous smaller parks and

playgrounds at appropriate locations throughout
the neighborhood.

An Urban Neighborhood should provide for
safe, efficient, convenient, and harmonious
groupings of structures, uses and facilities. Ele-
ments of the proposed development should be
designed to account for existing characteristics of
the property including its topography, vegetation,
habitat and hydrology. It is also important that
the site plan address the role of space outside,
berween and around buildings relative to intended
uses and structural features.

4. Streetscape

High density structures should be within conve-
nient distance of a Town Center and/or towards
the entrance of the community to minimize the
traffie through lower density areas. This will also
facilitate the designation of the neighborhood
center as a transit stop. Wherever they are located,
multi-family buildings should be designed as
part of a tiered unit with townhouses acting as a
transition between mult-family and single family
detached units.

Principal vehicular access points should be
designed to encourage smooth traffic flow with
controlled turning movements and minimum
hazards to vehicular or pedestrian traffic. Left-
hand storage and right-hand curn lanes and/for
traffic dividers should be provided where existing
or anticipated heavy flows indicate need. Minor
streets should not be connected with streets outside
the development in such a way as to encourage
the use of such minor streets by substantial amounts
of through rraffic.

Where an Urban Neighborhoed develop-
ment, adjoins a Suburban or Traditional Neigh-
borhood or any of the rural forms of development,
without intervening permanent open space, a nat-
ural feature, a major civic use or other feature as a
separation for buildable areas, the perimeter of
the Urban Neighborhood should be developed
with residential uses that can serve as a transition
between the neighborhoods.

Yards, fences, walls, or vegetative screening at
edges of any Urban Neighborhood should be
provided where needed to protect residents from
undesirable view, lighting, noise, or other off-site
influences, or to protect residents of adjoining
residential neighborhoods from similar adverse
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influences. In particular, extensive off-street
parking areas, service areas for loading and
unloading non-passenger vehicles and areas for
storage and collection of refuse and garbage
should be screened.

D. Residential Neighborhood Center

1. Function

The Residential Neighborhood Center is intend-
ed to implement the County’s urban Vision of a
compact community of residential neighbor-
hoeds surrounding an identifiable core that offers
convenience services and retail goods. The Res-
idential Neighborhood Center is where people
can get a gallon of milk, perhaps drop off their
dry cleaning and get some gas on the way home
from work. It is where people walk to on Sunday
morning to get their paper or where residents
come to meet at the community center while
children play at the community park or green.

2. Scale

A Residential Neighborhood Center should pro-
vide uses that can survive on the market found
within the adjoining residential neighborhoods.
It should not be forced to attrace traffic from out-
side the neighborhood. The commercial square
footage should be based on the number of
dwellings within a convenient walking distance
{approximately 1500 feet). Individual businesses
in the Residential Neighborhood Center will
usually be no larger than 5000 square feet in
floor area. Uses such as a grocery store may be
larger.

The Residential Neighborhood Center will
consist of several small businesses in combina-
tion with civic uses such as a church or commu-
nity center and a community park or “green”.
This combination of uses is intended to give the
center an identity and vibrancy that adds to the
character of the residential communicy.

3. Land Use Arrangement

The Residential Neighborhood Center should
be located along a minor collector road, suited for
on street parking, that serves as the spine road for
adjoining residential neighborhoods. It should
be separated from larger collector roads or arteri-
als to minimize the amount of “outside” traffic

that might be acrracted to the center. It should
be located so that it is easily accessible to most
residents. Residential uses are desirable above
ground fleor commercial or civic uses but for the
most part the Residential Neighborhood Center
is not intended to provide a significant amount of
housing,

Where more than one or two businesses are
proposed, they should face each other across a
street or green. Where a single building is proposed
to house several business, its design should seeck
to emulate the variety of height, setback and
facades that would be found on individual structures
on the same frontage. Civic uses and parks or
greens should be recognized as major landmarks.
From a distance, civic buildings should be the
focus of attention while walking or driving to the
center. Parks and greens should serve as a visual
attraction, buffer for nearby residents and as a
community recreation facilicy.

4. Streetscape

The center should include cne and two story
buildings to provide a sense of enclosure for
pedestrians. Scructures should abut the sidewallc
with parking to the side or rear of the lot. Parking
provided on the streec should meet the short
term parking needs of the customer. Sidewalks
should be wider throughout the Residential
Neighborhood Center to accommodate benches,
parking for bikes and strollers, planters and other
amenities,

Individual lots should be narrow and the
distance between buildings minimized to reduce
the walking distance through the center and
increase the visual enjoyment of pedestrians and
motorists. There will be lictle need for free
standing signs of any height and such signs
should be discouraged.

Parking should be landscaped with a substan-
tial canopy cover. Convenience parking should
be accomplished through on street parking and
parking to the side of structures. Parking lots
should not create long expanses of empty street
frontage. Parking should be the minimum
permitted by the County and because most cus-
tomers are stopping only for a few minutes at a
time, shared parking should be emphasized.
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E. Town Centers

1. Function

The Town Center should have a lively, robust,
extrovert character suitable for employment,
commercial and public activities. T'own Center
structures and facilities should have a more
ample scale than their surrounding neighbor-
hoods. Rather than dilute the vigor and energy
associated with Town Centers, land uses should
be located on multiple floors of buildings with
small footprints and maximum use made of shared
and structured parking. Figure 57, on page 210
illustrates the relationship berween the Town
Center and the surrounding neighborhoods.

2. Scale

The Town Center will have an overall area of 30
to 60 acres. Recrangular blocks should be the
main organizing design feature of individual lots
in any Town Center. Pedestrian movement is
best encouraged by blocks not exceeding 400 feet
in length. Residential blocks of greater than 200
- 300 feet in widcth and commercialfemployment
blocks greater than 300 - 400 feet in width tend ro
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develop accessory, sometimes unanticipated,
land uses along the service alleys.

The Town Center will seek to create urban
enclosures or outdoor rooms using the space created
between buildings and streets. In large cities the
enclosure is stifling because of the monumental
scale of the buildings. In Town Centers, a
human scale is achieved by limiting building
height to two to four storeys, providing street
trees to break the vertical view or using architec-
tural features to disguise the impact of higher
structures and minimizing the distance between
facing buildings. When discussing enclosure, it
will be important to consider the view looking
towards the end of the street. These views must
terminate in a structure(s) of equal size and scale
in order to accomplish the enclosure. The Town
Center, at its core, should literally stand above
the surrounding neighborhoods and then transition
downward to the edge of the residential neigh-
borhood.

Individual buildings should be narrow along
the street frontage to provide the pedestrian with
an interesting varicty of facades and patterns.
Large structures (over 100 feet wide) should pro-

The Town of Leeshurg is an excellent example of the hnman scale achicved in a town center.
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vide a variable facade with numerous openings
and setbacks rather than an unbroken wall,

3. Land Use Arrangement

A mix of land uses should be located in the Town
Center. Public civic, commercial and employ-
ment uses will predominate in the Town Center.
Local and regional office functions should be
located in the middle of the town center, with
community and some regional commercial uses
located on the ground floor. Such non-residential
uses should furthermore be visible and accessible
from the collector roads which link the centers
with their surrounding neighborhoods and which
converge within the town and urban centers,
Parking for those employed in office and com-
mercial uses should generally be located within
the center of the blocks, either on grade or in
parking structures.

Residential structures should also be located
in the Town Center. these should generally share
in the more ample scale and higher intensity of
the center by being incorporated into business
structures. Freestanding residential development
will be predominantly townhouses and apart-
ments. Although gardens for such residential
uses should be provided, in the interest of not
dissipating the vigor and energy of the center,
these open spaces should generally have a private
character and not dominate the streetscape.
Apartment housing should range from affordable
through regular garden multifamily units, to no-
compromise, luxury condominiums.  Again,
affordable units should be mingled with larger,
full featured dwellings.

For reasons of community harmony and
visual compatibility, similar uses should general-
ly front one another across secondary collector
and local access streets while compatible uses
may be placed on adjoining lots along these
streets. Should other considerations cause the
fronting of unlike uses, every effort should be
made to maintain a similarity of building mass,
scale, window and door openings and detail. The
parking for such various uses on opposite sides of
a block may be located along the alleys and
should be shared if appropriate,

A hierarchical assortment of squares and greens
should be located throughout the Town Center.
T'wo small squares or greens should generalty be

located within 600 feet of every apartment block,
of every townhouse and of 80% of the single family
detached houses in the Town Center. In the
Town Center these small squares and greens
should be protected from the street by low walls
or thick hedges to create a quiet environment
away from the bustle of urban activicy. While use
of a natural feature such as a stream may be wel-
come, the squares and greens should generally be
flatand well drained and be a place for recreation
and social activities.

A civic square and/or formal civic boulevard
should be prominently located in the Town Center,
This green area should be surrounded by institu-
tional, commercial and office structures and
should be designed as the central meeting place
of the community in times of special communal
celebration or grieving, as well as daily small
group and individual relaxation. The green
should be a substantial size relative to the sur-
rounding community to provide a sense that it is
a dignified or special place, and much of its
perimeter should open onto surrounding streets,
the square should have durable ground surfaces,
appropriate outdoor furniture and low walls for
sitting, spotlight and background lighting and
suitable landscaping (with minimal eye level
obstruction but with a significanc overhead leafy
canopy in summer),

Civic and communal uses should be recog-
nized as the major landmarks of a community and
should generally be associated with the Town
Center, although placement on a secondary
collector road within the residential neighbor-
hoods may also be appropriate. Every attempt
should be made to provide civic and communal
uses with highly visible locations, such as at the
termination of a vista or at 2 prominent location
around a square. Furthermore, civic or communal
structures should generally be located along the
collector road or street, closely integrated within
the urban fabric. In short, such uses should be
featured and not lost within a sea of parking on
some inconsequential side street of a community.

Parking for civic and communal uses should
either be provided as parallel parking along the
street or behind the use in the middle of the
block. Since users of these buildings frequently
arrive after the conclusion of the working day or
on the weeckend, shared parking agreements with
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nearby office or commercial developments may
be very appropriate, reduce required lot size and
render the communal project more affordable.

4, Streetscape

Pedestrian movement is stimulated by a succes-
sion of structures and intricate building detail
and declines with boring front yards, nondeseript
side yards and dull garage doors. Side yards provide
little usable space unless they serve as alleys,
while generating the need for additional, costly
road and utility construction. Rear yards provide
the most effective space for utility functions and
parking in business complexes. Town Center
lots should generally reduce front and side yards
to the minimum needed for health and safecy
reasons and strive to provide effective interaction
with the sidewalk. Lot designers should consider
the use of a “build-to” line that would establish
the maximum setback of structures from the
street and thereby define them cleartly.

Town Center roads and streets should gen-
erally be designed in a hierarchical, rectilinear
pattern of collector roads providing access to arterial
roads outside the community and local access
streets and alleys connecting to adjoining neigh-
borhood streets. Secondary collector and local
access streets are to be considered the main
“public rooms” of a community and should be
designed to accommodate a number of specific,
interactive functions including pedestrian, bicycle
and vehicular movement, daytime parking of cars
and interactive social space.

To define the street space, buildings facing
each other across the street should generally be
placed no more than three or four times their
height apart and should usually be placed much
closer, while spatial definition should be rein-
forced with the regular planting of street trees
chosen to develep an overhead leaf canopy.

Further street definition should be sought
by emphasizing block corners with strect lights,
while the vista at the end of the street should
generally terminate with a centrally placed building
facade, such as a major house or civic building, an
archway into a neighborhood green, a church
spire or 2 monument.

Town Center collector and local streets and
the uses located along them may be appropriately
designed in a “tartan” layout that distinguishes

g .
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Every attemps should be made to provide civie and communal uses

with highly visible locations, such as at the termination of @ vista
or at a prominent location around a square. Pictured Is the aunt-
al Waterford Irair.

those most suitable for pedestrian movement and
those most suitable for vehicular movement -
although both should accommodate either mode
of travel. In such specialized designs, office and
aparement parking structures, gas stations, car
washes, supermarket parking lots and other car
related functions would be located along streets
primarily designed for the automobile, while the
office, apartment and most store entrances would
be located along streets primarily designed for
pedestrians.

Parking in Town Centers should primarily
be located in the middle of blocks and reached
by means of alleys or driveways. Parallel parking,
for use mainly by visitors and shoppers, should be
designed along both sides of the secondary collector
and local access streets in the Town Center. Parking
lots should not occupy significant frontage along
Town Center streets and then only if the surface
parking is screened from sidewalks with walls and
hedges and street trees.

Parking space requirements may be relaxed in
those instances of mixed employment, commer-
cial and residential use in which the time sharing
of a parking space is feasible.
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F. Urban Centers

1. Function

Urban Centers (UCs) are established to implement
the County’s VISION for urban Loudoun by
providing for a compatible mixture of commercial,
cultural, institutional, governmental, and resi-
dential uses in compact, high intensity, pedestrian
oriented, centers serving as focal points for
substantial residential areas. The specific
objectives for the creation of an Urban Center
include: (i) creating a strong sense of community
identity based upon a shared, coherent, and
functionally efficient environment and shared
economic, political, social and cultural influ-
ences; (i1} creation of an area where dwellings,
shops, and work places may generally be located
in close proximicy to each other.

The primary function of an UC will be as an
office and retail center, but the clustering of
houses, commercial, and public uses is designed
to create a stable community that provides varied
living and working options. It is anticipated that
certain UCs will evolve over a significant period
of time (i.e., 20 to 30 years) into a Transit Related
Urban Center, following the provision of a mass
transit (i.e., light rail, rapid rail, bus) center in the
area.

2. Scale

An Urban Center should contain between 60 and
90 acres and should be served by major collectors
or arterials having adequate excess capacity to
manage the potenrtial rraffic. Like the Town
Centers, small (rectilinear where possible) blocks
will be the principal design feature of the Urban
Center. Larger scale buildings ranging from two
to ten stories will create the opportunity for
impressive outdoor spaces and enclosures along
streets and plazas. The potential size of some
structures will require comparable landscaping and
care for architectural detail to maintain the pedes-
trian scale of the Center. The largese buildings will
form the core of the center while smaller structures
will provide a transition to the surrounding resi-
dential and employment neighborhoods.

3. Land Use Arrangement
The UC should be arranged in a generally recti-
linear pattern of interconnecting streets and

blocks and should be designed to include a sub-
stantial green or plaza. A UC will consist of two
sections: (1} an interior segment referred to as an
Urban Center Core - within which major office,
employment, multi-family residential and civic
uses are encouraged, and (ii) an outer area referred
to as an Urban Center Fringe - within which
smaller scale nonresidential uses are balanced
with a wider variety of residential uses.

Primary ground floor commercial building
entrances must orient to streets, not interior
blocks or parking lots. Retail buildings may have
their entries from off-street parking lots but only
in addition to on-street encries. Similarly, prima-
ry ground floor residential entrances must orient
to the street, not to interior blocks or parking lots.
Secondary and upper floor entries will be allowed
from the interior of a block.

Building setbacks from public streets should
be minimized. The ratio of the width between
buildings to the height of the buildings creates a
sense of enclosure. An urban setting is distin-
guished from commercial boulevards and strip
development by creating enclosure. This urban
enclosure creates positive space, or outdoor
rooms, which attract street activity and user inter-
est. PFailure ro fully enclose a space will detract
from the character of the center. Views down the
main streets of a town center should terminate at
structures preferably of equal or greater stature
to those fronting the street.

Building facades should be varied and artic-
ulated ro provide visual interest to pedestrians.
Arcades, porches, bays and balconies are encour-
aged. In no case should the facade of a building
consist of an unarticulated blank wall or an
unbroken series of garage doors.

A hierarchical assortment of squares and
greens should be located throughout the Urban
Center, while neighborhood, community, dis-
trict, and county parks should be Ilocated
between the Center and surrounding residential
neighborhoods. Two small squares or greens
(10,000 to 20,000 square feet) should generally
be located within 600 feet of every apartment
block and townhouse. In the Urban Center these
small squares and greens should be protected
from the street by low walls or thick hedges to
create a quiet environment away from the bustle
of urban activity.
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FIGURE 57: ILLUSTRATIVE EXAMPLE OF DBESIGN PATTERN FOR
TowN CENTERS AND RESIDENTIAL NEIGHBORHOODS
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A civic square and/or formal civic boulevard
should be located in a prominent location in the
core of the Urban Center. ‘This green area should
be surrounded by institutional, commercial and
office structures and should be designed as the
central meeting place of the community in times
of special communal celebration or grieving, as
well as daily small group and individual relax-
ation. The green should be a substantial size rel-
ative to the surrounding community to provide a
sense that it is a dignified or special place, and
much of its perimeter should open onto surrounding
streets, the square should have durable ground
surfaces, appropriate outdoor furniture and low
walls for sitting, spotlight and background lighting
and suitable landscaping (with minimal eve level
obstruction but with a significanc overhead leafy
canopy in summer).

Civic and communal uses should be recog-
nized as the major landmarks ol a community and
should generally be associated with the Urban
Center. Every attempt should be made to pro-
vide civic and communal uses with highly visible
locations, such as at the termination of a vista or
at a prominent location around a square. In short,
such uses should be featured and not lost within

a sea of parking on some inconsequential side
street of a community.

Parking for civic and communal uses should
either be provided as parallel parking along the
street or behind the use in the middle of the
block. Since users of these buildings frequently
arrive after the conclusion of the working day or
on the weekend, shared parking agreements with
nearby office or commercial developments may
be very appropriate, reduce required lot size and
render the communal project more affordable.

4. Streetscape
An Urban Center Core should not focus on the
intersection of two arterials or major thorough-
fares. A center may straddle an arterial road only
where it is proposed (through submittal of
detailed site and phasing plans) to ultimately
develop as a transit related urban center (TRUC),
The street system should provide multiple and
parallel rontes between the Urban Center Core
and various other areas within the UC and the
surrounding neighborhoods. In no case should
internal trips be forced onto peripheral arterials.
Within the center, the street system should
be clear, formalized, and inter-connecred (i.e.,
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grid pattern). Cul-de-sac and dead-end streets
should be avoided. Where possible streets
should frame vistas of the core sector, public
buildings, parks, or natural features. Street trees
should align all streets located wichin the UC, to
provide shade and reduce thermal radiation.
Pedestrian routes should be located along or vis-
ible from a strect. Routes through parking lots or
at the rear of residential developments should be
avoided. Primary pedestrian routes and bike-
ways should be bordered by front yards, public
parks, plazas, or commercial uses.

Bike lanes should be provided on all collector
streets and should converge upon the town center,
Bicycle routes are also encouraged on small resi-
dential streets, but designated or marked bike
lanes are not required. Bicycle parking facilities
should be provided throughout the core sector
commercial area and in conjunction with any
office development.

Parking lots and structures should not domi-
nate the frontage of a pedestrian oriented screet or
interrupt pedestrian routes. They should be
located hehind buildings or in the interior of a
block, whenever possible. In no case should
parking lots take more than 50% of the lot’s
pedestrian frontages. Joint parking allowances are
strongly encouraged for proximate uses. Retail,
office, entertainment, and some residential uses
should share parking areas. Structured parking
serving a number of users from the middle of a
block are strongly encouraged.

All parking lots must have tree-shaded des-
ignated walks and sufficient trees must be pro-
vided so that the majority of the lot will
eventually be under shade. Additionally, ali
parking lots should be screened from streets by
landscape treatments. Views to retail facades
must not be blocked.

G. Regional Commercial

1. Funection

Regional Commercial uses are usually large scale
retail and service uses, such as shopping centers,
requiring outside storage and display, large parking
areas for customers and delivery and large building
footprints. They have little in common with
residential neighborhoods or local Town or Urban
Centers but may serve as a transitional use on the

periphery of communities with extensive buffering
in between. Regional Commercial uses provide a
good transition between a residencial community
and an arterial road provided traffic is not inter-
mixed. Regional Commercial areas are not intended
to permit small scale uses such as fast foed
restaurants, convenience stores or gas stations
except as ancillary uses to a larger development
(e.g., on the out parcels of a shopping center) and
they will not become major strip developments.

The Regional Commercial designation is
created to indicate those areas which may be
appropriate for the development of commercial
uses which are regional in nature and therefore
dependent on daccess to major transpaortation cor-
ridors. Principal among these are Neighborhood,
Community, or Regional Shopping Centers.
These shopping centers should be located to serve
areas not already conveniently and adequately
provided with commercial and service facilities
of the kind proposed. These areas are intended
to permit the establishment of planned centers
with carefully organized buildings, service areas,
parking areas and landscaped open space which
clearly serve a demonstrated puhlic need. The
shopping centers will reduce marginal traffic fric-
tion below that which would result from scrip
commercial development along highways, and
protect the development potential in surrounding
neighborhoods.

Large parking areas are typical of regioual contmercial nses.
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2. Scale

For uses other than shopping centers, the limits
on size of the scructures or operations will be
determined on a case by case basis; depending on
relationship to surrounding uses, environmental
impact, udlity and road capacity and other matters.

Neighborhood Shopping Centers are intended
to be compatible with the local communities that
they serve. Such centers are situated on no more
than 10 acres. Neighborhood shopping centers
provide up to 100,000 square feet of leasable
space intended to serve a community of 2,500 to
15,000 people. Community Shopping Centers
serve a larger but still local market of 10,000 to
25,000 people. These centers will sit on not
more than 25 acres and provide a range of busi-
nesses in 100,000 to 300,000 square feec of floor
area. Regional Shopping Centers are designated
small and large based on land area and floor area
limits. The small center will have a maximum
acreage of 75 acres and a floor area between
300,000 and 850,000 square feet while the large
regional center may have up to 1.5 million square
feet of floor area. The market service population
for either shopping center will exceed 150,000
people,

The size and scale of individual structures
will be dependent on the nature of the operation
and its relationship with surrounding uses. Larger
structures will include design features that serve
to minimize the impace of the structure on sur-
rounding land uses. Landscaping, site grading,
architectural design accommodations such as
stepped back upper levels and variable facade
treatments may all be used to ensure compatibility
with adjeining uses. For shopping centers, size
is defined by the nature of the center.

3. Land Use Arrangement

As in other types of communities, the General
Plan seeks to make Regional Commercial buildings
the prominent feature of a site by reducing their
separation from the street and removing the
parking from the fronct of a building. Smaller
businesses should locate towards the front of the
development to provide visual variety, to break
the visual impact of the large scale buildings to
the rear, and to separate the short term traffic
movement from the more long term big item
shopper traffic. The smaller development to the

frontalso helps to hide the parking areas and give
the streetscape a more pedestrian friendly
appearance.

Scale, material and architectural reatment,
particularly for Neighborhood and Community
Shopping Centers, should harmonize with nearby
residential structures. Larger Regional Commercial
developments should scale down structures that
abut residential areas and screen parking and
loading facilities that, likewise, abut residential
uses. Natural drainage features, such as swales
and ponds, should be conserved to the greatest
extent possible.

4, Streetscape

Neighborhood Shopping Centers may function
adequartely with only one point of access to an
adjacent strect. Community Shopping Centers
should have at least two points of access. Adequate
access o Regional Shopping Centers must be
determined on a case by case basis, depending
upon the location and transportation system(s)
which are or may be planned for a particular area.
Generally for Regional Shopping Centers and
other large scale developments access to the site
from an arterial road should not interrupt traffic
movemernt.

For Neighborhood Shopping Centers and
individual uses, only a small amount of parking
spaces should be located in front of the stores in
order to reduce the visual impact of parked autos
and allow clear visibility of the shopping area.
Entrance facades should be provided aleng all
street frontages so that motorists and pedestrians
are not faced with a long, blank wall.

The interior circulation pactern of a site must
permit vehicular movement to all parts of the site
without forcing traffic onto the adjacent public
road{s). A clear and safe pedestrian circulation
pactern should also be provided to permit pedes-
trian movement becween buildings and sites.

H. Light Industrial and Regional
Office

1. Function

In most cases, the design features of a Light
Industrial community are much like those in a
Regional Office community. The principal issue
is the relationship of a mix of residential and non-
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FIGURE 58: BUSINESS COMMUNITIES
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residential uses to form a sustainable community.
The following design guidelines are intended to
address concepts in both the Regional Office and
Light Industrial communities where a mix of
uses is encouraged. The primary purpose of
Light Industry or Regional Office communitics
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 inflict minimal impact on the
natural environment or surrounding uses and
exhibit the highest quality in site and building
design. These communities also offer an oppor-
tunity to implement the County’s Urban
VISION by advocating a mix of 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 muleiple family dwelling units and single
family attached dwelling units. However, such
housing is to be provided as 2 subordinate use to
the primary light induserial or office function of
the development.

The General Plan acknowledges the benefit
of promoting keynote employment communities.
The “keynote” Regional Office community is

Earrersennst Anits Uimmerels

intended to accommodate high quality, high craffic
generating uses including offices, research and
development and mixed use business development
in compact nodes on high visibilicy thoroughfares
identified in Chapter Four.

2. Land Use Arrangement

A Regional Office or Light Industrial neighborhood
will emulate the key traditional design concepts of
the 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 predominant feature of the community
when viewed from periphery roads and will be
the predominant use in terms of percentage of
site occupied.

Other business and commercial uses are limited
to types and scales designed to serve primarily
the convenience needs of the business and local
residential uses. Such establishments, may include
office supply, printers, courier service, variety
stores, health clubs, drug stores, laundry and dry
cleaning, and delicatessens. These uses are to be
located within a safe and convenient walk from
residential uses in the form of a residential neigh-
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FI1GURE 59: BUSINESS COMMUNITIES

borhood center or, if the commercial business
serves office or industrial uses, within a building
housing a principal use.

The residential neighborhood of a Regional
Office or Light Industrial community will be
provided wich a full complement of residential
services and amenities including parks, play-
grounds, public facilities where warranted and
sidewalks and trails for access to local employment
and shopping. The residential uses should be of
a scale comparable to the surrounding office or
light indus¢rial uses.

Where residential and office or industrial
uses are planned together, the general Plan does
not seek ro screen or buffer one completely from
the other. Screening should be used where an
industrial activity creates noise, odor, dust, objec-
tionable views or emissions. Otherwise, consid-
eration of building scale to ensure that adjacent
uses are comparable; changes in landscape treatment
to signify a transition along a street, providing
pedestrian amenities such as sidewalks along
business streets, interesting public open spaces
and parks, and other design features will promote
a blending of the uses together into a unique
community.

{ pmvenismsl FiEsS Incuar=i angl
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3. Streetscape
Rights-of-way should generally be designed ina
hierarchical, rectilinear pattern of collector roads
and local access streets and alleys. Streets should
generally terminate in ocher roads and streets.
Collector and local access streets are to be considered
the main “public rooms™ of a community and
should be designed to accommodate a number of
specific, interactive functions, such as: (i) pedestrian
and vehicular movement, daytime parking of
cars, (ii) foreground and entryway into buildings
and, to a lesser extent, (iil) interactive social space.
In order to define the streer space, buildings
facing each other across the street should gener-
ally be placed no more than cthree or four times
their height apart. Spatial definition should be
reinforced with the regular planting of street
trees chosen to develop an overhead leaf canopy.
Further street definition should be sought by
emphasizing block corners with streetr lights,
while the vista at the end of the street should
generally terminate with a centrally placed building
facade. Figure 59 on page 214 illustrates conven-
tional and preferred screetscapes for these
communities.
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Major collector roads, used primarily to con-
nect communities with each other and with the
arterial network, should avoid dividing any resi-
dential neighborhood, although major collector
roads may skirc around such neighborhoods. The
major collector road serving the development
should be the location of larger scaled and more
dignified structures such as a corporate head-
quarters, or similar multi-storied building, larger,
more noble tree species and richer choice of
street furniture, gaceways, walls and other destgn
features. Local access streets should possess a
liveliness generated by variety of building types and
details and, where appropriate, should transition
downward in scale to finally be compatible with
adjoining residential uses.

Front yards, including front parking lots
should be minimized and the buildings moved
closer to the street to create a better sense of
visual enclosure for motorists and pedestrians.
Parking can be moved to the center of the block
and shared by otheruses. An alley would provide
the principal egress from the parking area thereby
minimizing the number of curb cuts along the
street.  Short-term and visitor parking can be
accommodated along the side or in a small front
parking area or on the street. Similarly, parking
structures should be located in the middle of the
block, screened from the street hy office or
industrial buildings.

Keynote communities will normally maintain
larger front and side yards to permit extensive
landscaping and design features intended to build
upen the larger scale structures. Unlike other
office and light industrial communities, individual
keynote uses are intended to be the focus of the
development rather than interrelationships.

I. Transit Related Urban Centers

1. Function

Transit Related Urban Centers (TRUCs) are
mixed use neighborhoods, approximately 640
acres in size, which are developed around exist-
ing andfor proposed transit (1.e., light rail; rapid
rail; bus transfer stations) terminals and cencral
commercial areas. The County’s preferred loca-
tion for TRUCs is primarily along the Dulles
T'oll Road Extension, which is planned to have a
light rail mass transit system operate within its

proposed median. Additionally, the Dulles Toli
Road corridor is emphasized to foster the continued
economic health of Washington Dulles Interna-
tional Airport and the supporting induscrial and
employment uses which have and will continue
to flourish in this section of the County.

TRUCQC:S are part of the second wave of devel-
opment, discussed earlier in the General Plan,
that will occur in Eastern Loudoun in 20 to 30
years as existing Urban Centers grow and rede-
velop. Such centers are not expected to be a per-
micted development under County ordinances
and plans until a commitment is made for the
construction of a fixed rail transit system along
the Dulles Toll Road corridor.

TRUCGs not only promote transit use, but are
a formula to provide sustainable communities.
Communities that are sustainable to the environ-
ment because they require efficient use of land,
help to preserve open space, and through transit
use, reduce air pollution; sustainahle for the
diverse households moving to the County
because a variety of housing types, costs and
densities are encouraged in convenient locations;
sustainable to businesses seeking to relocate in
Loudoun because their work force can be freed
of gridlock and high housing costs typical in other
metropolitan Washington communities; and
sustainable to the public taxpayer because
TRUCQC infrastructure is efficient, the streets are
safe and public amenities are well used.

2, Scale

For a property or group of properties to be desig-
nated as a Transit Related Urban Cenrter, it
should encompass a minimum of one hundred
and ewenty (120} acres and no more than six hun-
dred and four (640) acres. The concept will cre-
ate a one square mile Transit Related Urban
Center around each of the designated locations.
Regardless of the number of property owners,
the TRUC must consist of a single, unified pro-
ject application and design proposal. Each one
square mile T'ransit Related Urban Cencer would
then be separated into three sectors:

a. An Urban Core Sector,
b. An Urban Development Sector, and

¢. An Urban Transition Secror.
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FI1GURE 60: CONCEPTUAL ILLUSTRATION OF TRANSIT RELATED
URBAN CENTER (T.R.U.C.): INTERIM DEVELOPMENT
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The entire Transit Related Urban Center devel-
opment area must be within an average one mile
distance of an existing and/or planned mass transic
stop. No land contained within the Urban Core
Sector should be further than one quarter {1/4)
mile from the transit stop. No land contained with-
in the Urban Development Sector should be fur-
ther than one half (1/2) mile from the transit stop.

Within the Urban Core Sector, residential
densities exceeding 24 units per acre and com-
mercial floor area ratios of up to 2.0 could be per-
mitted. However, such intensities would only be
permitted in conjunction with providing a signif-
icant contribution in land or proffers towards a
greenbelt around the Core.

Likewise, the Urban Development Sector
will allow higher density development densities
in the range of 16 to 24 dwelling units per acre
and commercial floor area ratios of up to 1.0.
Again however, such intensities would only be

permitted in conjunction with providing on-site
open space and contribution to a greenbelt around
the Development Area.

Within the Urban Transition Sector, resi-
dential densities of between 8 and 12 dwelling
units per acre and commercial floor area ratios in
the range of 0.6 would be appropriate. Such
intensities would only be permiteed in conjunc-
tion with providing either substantial on-site
open space; or providing that 15% of the total
proposed units were associated with the purchase
of open space easements and a substantial por-
tion of the total site was retained as on-site open
space. No land contained within the Urban
Transition Sector should be further than one
mile from the transit stop.

3. Land Use Arrangement
One of the most significant impacts resulting
from the development of a TRUC will be the
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FIGURE 61: CONCEPTUAL ILLUSTRATION OF TRANSIT RELATED
URBAN CENTER (T.R.U.C.): FINAL DEVELOPMENT
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preservation of major public open space in the
surrounding area. For this reason, the approval of
an Urban Center will be contingent on the inclu-
sion of a greenbelt large enough to visually sepa-
rate the TRUC from other communities, to
provide sufficient park and recreation land for
the proposed population and to prevent linking
with other urban or town centers.

The land use arrangement will emphasize
pedestrian movement by locating housing and
retail uses in close proximity, including in the
same building to allow residents to walk and hike
for some daily trips. Mixed use buildings with
commercial and office uses at some levels and
residential on others will be a fundamental part
of a TRUC.

A strong sense of identity and community is
established in TRUCs by providing common
public open spaces for both recreation and visual
focus. Within the Core Area, parks and open

spaces will consist of an urban arrangement of
greens, plazas, small sidewalk sitting areas and,
centrally locared as a major feature of the Core, a
community green or grassed mall of relatively
substantial size. Monumental plantings and land-
scape features including outdoor art will provide
an urban quality exhibited in more historical
cities. While parks and playgrounds should be
within walking distance of residential uses, the
majority of recreational land (athletic fields,
sports facilities...) will be developed in the
Transition Sector and greenbelt. Figures 60 and
61 on pages 216 and 217, illustrate how an Urban
Center may evolve into a TRUC.

4. Streetscape

The Urban Core Sector will include buildings
that are often found in the downtowns of small
cities, typically three to 10 stories. The ground
flocr of each building in the Core Sector will be
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dedicated to commercial retail operations. From
the Core, the height and scale of buildings will
be reduced as they get closer to the greenbelt. In
the Development Sector heights should range
from two to eight stories and then two to five sto-
ries in the Transition Sector.

Primary ground floor commercial building
entrances must orient to streets, not interior
blocks or parking lots. Secondary entrances from
the incerior of a block will be allowed. Anchor
retail buildings may have their entries from off-
street parking lots; however, on-street entries are
strongly encouraged.

In all cascs, primary ground floor residential
building entrances must crient to the street, not
to interior blocks or parking lots. Secondary and
upper floor entries will be allowed from the inte-
rior of a block.

Buildings should be as close to the street as
possible, leaving only enough room for sidewalk,
street furniture and trees. To reduce the impos-
ing nature of the larger buildings, facades should
be varied and articulated to provide visual inter-
est to pedestrians. Arcades, porches, bays and
balconies are encouraged. In no case should the
facade of a building consist of an unarticulated
blank wall or an unbroken series of garage doors.

Arterial streets and major thoroughfares
must not pass through a TRUC at the same or
higher level as the principal pedestrian precinet.
The County’s design concept envisions the arte-
rial road and rail transit terminal being located
below the level of the pedestrian and local traffic
areas. The Urban Core Secror should alse be lim-
ited to one quadrant of the intersection of two
arterial roads or major thoroughfares.

The street system should be clear, formal-
ized, and inter-connecred (i.¢., grid pattern), con-
verging on the transit stop and the surrounding
commercial area of the Urban Core Sector. Cul-
de-sac and dead-end streets should be avoided.
The street system should provide multiple and
parallel routes between the Urban Core Sector
and various other areas within the TRUC. In no
case should internal trips be forced onto periph-
eral arterial roads.

Where possible, streets and buildings should
frame vistas of the core sector, public buildings,
parks, or natural features. Street trees are
required on all streets located within the TRUC,

to provide shade and reduce thermal radiation.
Sidewalles should be a minimum of six feet wide
within the Urban Core Sector and four feer wide
within the Urban Development and Urban
Transition Sectors.

Pedestrian routes should be located along or
visible from a street. Routes through parking lots
or at the rear of residential developments should
be avoided. Primary pedestrian routes and bike-
ways should be bordered by residential front,
rather than back yards, public parks, plazas, or
commercial uses.

Structured parking lots should not dominate
the frontage of a pedestrian oriented street or
interrupt pedestrian routes. They should be
located behind buildings or in the interior of a
block, whenever possible. In no case should strue-
tured parking lots take more than 50% of the lot’s
pedestrian frontages.

Surface parking lots should not be permitted,
except as an interim parking measure. Such surface
parking areas must be designed to be readily
incorporated into the ultimate design of the
required structured parking facility. Joint parking
allowances are strongly encouraged for proximate
uses. Retail, office, entertainment, and some
residential uses should share parking areas and
quantities.

All interim surface parking lots must have
tree-shaded designated walks and sufficient trees
must be provided so that much of the surface area
of the lor is shaded. Additionally, all surface
parking lots should be screened from streets by
landscape treatments. Views to retail facades
should not be blocked.

J. General Industry

1. Function

The General Industry designation is established
for industrial uses, industrial related commercial
uses such as equipment repair, distributors,
welding shops and similar uses and necessary
supporting accessory uses and facilities, designed
with a park-like atmosphere to complement
surrounding land uses by means of appropriate
arrangement of buildings and service areas, attractive
architecture, and effective landscape buffering.
General Industry areas, because of their function
as both commercial and industrial areas represent
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FIGURE 62: PROPOSAL FOR THE DESIGN OF A QUARRY REUSE AREA
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a unique design opportunity. The road network
must serve both industrial and potentially significant
customer traffic; different uses require different
levels of visibility {or invisibility) and other
divergent needs and because of the wide range of
uses that could locate in the development, uses
within the development may not be compatible
with each other.

Areas appropriate for a General Industry desig-
nation should be in locations served by one or more
major roads and in those areas of the County served
by public water and sewer. Because of the range of
uses and potentially high level of commercial traffic,
General Industry developments should not be
considered as the employment component of Resi-
dential Cornmunities.

2. Scale

General Industry Communities will normally be

developed on sites of approximately twenty (20)
acres in size, to permit adequate landscaping,
screening, and setbacks to be provided. The size
and scale of individual lots will depend on the
nature of the use but are expected to vary.

3. Land Use Arrangement

As indicated above, the General Industry desig-
nation is established for industrial uses, including
such uses as warchousing, outdeor storage, and
distribucion uses, but excluding the bulk storage
of hazardous materials. Additionally certain
necessary supporting accessory uses and facilities
may also be permissible. General Industry devei-
opments should be designed with a park-like
atmosphere to complement surrounding land uses
by means of appropriate arrangement of buildings
and service areas, atrractive architecture, and
effective landscape buffering.
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Commercial uses should be located to
minimize possible conflicts with industrial
traffic. Most commercial uses should be located
towards principal entrances to the development,
but without direct access to an arterial or major
collector road. Where a street connection is made
to an adjoining community or neighborhood,
compatible commercial and smaller scale indus-
trial uses should be located to provide a transition.

4. Streetscape

Site planning wicthin a General Industry
development should provide for safe, compact
and harmonious groupings of uses, facilities and
outdoor spaces. Elements of the proposed devel-
opment should be designed to account for existing
characteristics of the property including its
topography, vegetation, habitat and hydrology.
Design of the propesed development should also
be organized in relation to the size and shape of
the lot, the character of the adjoining property,
existing desirable trees, and the views within and
beyond the site. Additionally, the site plan
should provide for the appropriate relation of
space inside and outside buildings to intended
uses and structural features.

Front and side vards should be minimized,
as in other neighborhoods to provide a human
scale enclosure along the street. Buildings should
be the prominent feature of the site when viewed
from the road while outdoor storage and the
majority of parking should be located towards the
rear of a lot. Parking lots and loading areas should
be accessed by an alley and wherever possible
parking should be shared by several uses.

Principal vehicular access points should be
designed to encourage smooth traffic flow with
controlled turning movements and minimum
hazards to vehicular or pedestrian traffic. Left-
hand storage and right-hand turn lanes and/or
traffic dividers should be provided where existing
or anticipated heavy flows indicate need. Minor
streets should not be connected with streets out-
side the development in such a way as to encourage
the use of such minor strcets by substantial
amounts of through traffic,

Yards, fences, walls, or vegetative screening
at edges of any General Industry arca should be
provided where needed o minimize any unde-
sirable view, lighting, noise, or other off-site

influences from the street and o protect residents
of adjoining residential neighborhoods. In partic-
ular, extensive off-strect parking areas and service
areas for loading and unloading non-passenger
vehicles and areas for storage and collection of
refuse and garbage should be screened.

Extensive use of landscaping as buffers, to
break up monotonous parking surfaces, scructural
walls and storage areas and for aesthetic qualicy
is strongly encouraged in the General Industry
community.

K. Heavy Industry Communities,
Extraction Industries and Special Uses

Heavy and extraction industrics and Special Uses
are all very dependent on the nature of the man-
ufacturing operation or resousce and therefore
may drastically vary from use to another.

RURAL COMMUNITY DESIGN
(GUIDELINES

A. New Rural Villages

(Note: These Guidelines are intended to be used
in conjunction with the Rural Village Zoning
District under consideration by the Board of
Supervisors. These Guidelines, and references
to rural villages/communities found elsewhere in
this document, reflect the general concept for a
type of rural development which may constrain
suburban sprawl and preserve open space in
specific situations. It is the express intent that
the inclusion of the rural community concepts in
this plan document will create no express or
implied right to the creation of such communities
in any landowner, present or future, nor does the
reference to any potential rural community site
create any presumption of the appropriateness of
such site for a rural community nor any presumption
of aright to construct such community. References
to rural communites or villages are conceptual
only, and no rights therein are intended to be
created by this plan, rather, the right to such
development shall be reserved to such future
implementing ordinances and regulations, if any,
as may be adopted by the Loudoun County
Board of Supervisors.)
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1. Purpose & Funetion

Rural villages represent one preferred County
option of community development, agriculcural
preservation and farmland retention. The rural
viliages are intended to serve as physical, social
and economic focal points in the rural landscape
of western Loudoun, building upon and reinforcing
the traditional settlement pattern,  Consequently
the rural villages are the appropriate location for
civic uses, such as schools, government offices and
churches; a variety of economic functions such as
stores, workshops and warehouses and a variety of
residential building types designed to accommo-
date a range of socio-economic groups. The rural
villages will furchermore serve as points of cluster
for the residential units which might otherwise be
buile in a scattered, sprawling pattern throughout
rural Loudoun.

2. Size

The size of each rural village will be a function of the
A - 3 development potential of the land associated
with the settlement. Transfer of such single
family residential potential into the village may
be matched by the County with a 20% town-
house bonus, a 10% affordable apartment bonus,
a 10% market rate apartment bonus upon rezening,
In the village itself, known as the village “proper”,
100 to 300 residential units with associated com-
mercial, office and service functions will be buile
on 60 to 160 acres in a compact manner to permit
pedestrian crossing within a few minutes. The
village proper will be surrounded by open space,
known as the village “conservancy”, of at least
four times the area of the village proper. Associated
with the village proper and buffer may be nearby
open space known as the village “satellite” con-
servancy from which the residential potential, not
exceeding 20% of that generated by the village
proper and conservancy, may be transferred into
the village proper.

3. Physical Character

The village proper will be built in a generally
rectilinear pattern of interconnecting streets,
defined by buildings, street furniture and land-
scaping as distinct places to be shared equally by
pedestrians and cars. A hierarchy of parks and
squares will be distributed strategically for
maximum benefit throughout the village and

culminate in a central civic space called the village
green, The rural village proper may be composed
of four areas located within three sections or
districts: a “storefront” and a “rownhouse™ area
within the village “core”, a single family
detached “house” area and a workshop\industrial
or “workplace” area. At a minimum, the rural
village proper shall be composed of a single family
detached area surrounding land ser aside for a
rural village core. While a variety of uses will be
allowed in each area and overlap functions in the
others, the physical character of each area should
distinctly reveal its overall character — through
the careful placement of buildings on each lot so
as to define street and civic spaces, street furniture
and paving. Lot design and building footprints
within each section should vary to permic a range
of activities and intensitics of use. Such variety
will also contribute to village tlexibility whereby
changing economic conditions may be accommeo-
dated by the expansion or contraction of uses
within the fixed boundaries of the village proper.

The village proper will be distinguished
from the village conservancy by a well defined
“hard edge” of closely spaced buildings in contrast
with the open space of the conservancy itself, The
village conservancy should generally be no less
than 800 feet in width and if less than 800 feet in
width shall provide comparable screening,

The village conservancy, being the land from
which the dwellings in the village proper have
been transferred, should have an open character of
farms, forests and open space. The design of village
conservancy lots should take into consideration the
soils, topography and hydrology in order to permit
a variety of farming and forestal uses. The village
conservancy may be developed for recreational,
gardening, equestrian and other activities which do
not require extensive buildings and which will
generally be open in character with fences defining
lots no less than seven acres in size. Conservancy
land should be permanently protected from subdi-
vision of lots averaging less than 50 acres and, as
with rural village common open space, should be
placed in a permanent open space conservation
easements.

4. Location and Formation
A rural village should be located within or immedi-
ately adjacent to the areas shown on Figure 63,
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to County review and finding that
a waiver would preserve land of
significant environmental sensitiv-
ity, open space and farmland of
historical/culeural importance .
Because rural villages constitute
a signiftcant new land use inidative
and because the ordinances and
plans their
implementation have been newly

assoclated  with

created and, as yet, untried and
because the County wishes to
proceed in the review with caution,
the County will limit approval of
new villages in rural Loudoun to
two north of Route 7 and two
south of Route 7, for the next five

years.

5. Land Uses
The village proper should be the

The village conservancy fots should surronnd the Village Proper, which contains siugle family
and town lonses, and sinall scale commercial uses. Village of Alba, desigued by Richard
Calderon and Richard Bono.

Furthermore, the village proper should not be
located in areas of predominant steep slopes
(grades at or in excess of 25%), nor in limestone
outcrop/sinkhole areas, nor on former waste
disposal sites. Moreover, village propers shouid
be located to preserve and/or enhance views of
Loudoun’s significant ridges. Additionally, a village
proper may generally not be located closer than one
mile from the edge of another rural village proper.
However, such spacing may be reduced following
County review and finding that a waiver would
preserve land of significant environmental sensitiv-
ity, open space and farmland of historical/ cultural
importance, In such circumstances every effort
should be made to keep the separate settlements
visually distinct.

In addition to the land forming the compact
block of the village proper and conservancy, a
rural village may also include lands not directly
adjacent to the main block called the village
“satellite” conservancy. A portion of the tract
forming a village satellite conservancy should
generally be located within one and one half miles
of the parent conservancy, but such satellite
parcels may be located at greater distance subject

focus of a variety of land uses,
grouped in four areas or distriets.
The storefront area, located within
the village core, should be the
commercial and civic focus of the village proper
with a variety of shops, offices and public buildings.
The storefront district should also be the location
of accessory residential apartments built over the
stores and offices. The adjacent townhouse area,
also located within the village core, will contain
attached dwellings and will be subject to rules
permitting a variety of home occupations, offices
and personal services, The house area will contain
single family detached dwellings with home
occupations and accessory apartments options.
Adjacent, if buffered, from these areas is the
workplace area which should accommodate a
variety of farm service support, contractor, work-
shop and automotive service uses.

The village conservancy may be developed
for public and private recreational, equestrian,
gardening and other uses of an open character.
Otherwise, village conservancy lands should be
used for farming and forestal uses with a minimum
development potential of cne principal and one
other dwelling per 50 acre lot. The village con-
servancy, as with common open space associated
with the village, will be protected from further
development by permanent easement.
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6. Public Facilities

a. Transportation

Every village proper should have two access
points to paved two lane roadways designated as
Significant Rural Transportation Routes and
Corridors designated as follows: the following
roads maintained through State Primary Funds:
Routes 7, 9, 15, 50, 287, and 340 and the following
roads and corridors maintained through State
Secondary Funds: Route and Corridors: 673/
681, 621, 655, 671, 672, 704, 734, 719/743/623,
026/736, 733/745, 731/728/722, 690/673,
623/665/668, 662/657/661, 626, 662, 663, 860,
Furthermore, the County will review access to
the rural village as part of any core and workplace
area rezoning to ascertain that such roads are
either adequate to safely carry the projected
additional traffic or that the developer is pre-
pared to make improvements to render them safe
for the addicional traffic. Existing collector roads
will not serve as internal streets within the village
proper unless a new Collector bypass road is
builr,

While streets within the village proper will
meet standards maintained by the Virginia
Deparement of Transportation, (VDOT); the
County will seelkk VDOT approval of supplementary,
low speed, low traffic volume, urban-oriented
design regulations for village proper local access
streers. Such internal screets should be designed
to generally: follow and preserve existing fence
lines, hedgerows and stone walls; minimize the
alteration of natural site features; improve the
view of and from buildings, prominent vistas and
the village buffer; promote street design which
is as safe convenient and pleasant for pedestrian
as vehicular craffic; promote the creation of ter-
minarted vistas. Furthermore, internal streets
connecting workplace and commercial core areas
directly with the regional collector and arrerial
road network should generally not pass through
the Townhouse and House areas.

All [ots within the village proper should have
access to pedestrian and vehicular routes. Ata
minimum sidewalks will be required on one side
of the street throughout the village proper. Side-
walks will be required on both sides of a street in
storefront and townhouse areas and may be
required elsewhere in the settlement.

b. Water

The village proper will be served by a communal
water supply system, operated by the Loudoun
County Sanitation Authority, financed by the
users of the system and constructed at the time of
the village’s formation. The County will consider
the use of sustainable groundwater sources for the
village and/or a surface water system. Moreover,
the water system will have the capacity to store
50% of the average daily water demand in addition
to a component for fire protection.

c. Wastewarter

The village proper will be served by a communal
wastewater system, operated by the Loudoun
County Sanitation Authority, financed by the
users of the system and constructed at the time
of the village’s formation and meeting public
health and environmental objectives described
elsewhere in County and State codes, ordinances
and plans,

d. Civic Facilities

Every rural village will have central civic space
called a village green, with a minimum size of
30,000 square feet and a civic meeting hall located
adjacent to the village green; constructed in the
early stages of village development; owned and
operated by the villagers and sized to accommodate
a village meeting.

Additional parks and squares and civic facilities
will be distributed throughout the viltage proper
for maximum benefit to all residents. At least 4%
of the village proper or .8% of the entire tract,
will be reserved for churches, clubs and/or other
civic uses.

7. Satellite Hamlets

Associated with the village conservancy may be
one or more satellite rural hamlets. Such satellite
hamlets may be included in the rural village
water and wastewater utility districe. The com-
bined number of single family detached
dwellings in such satellite hamlets should not
exceed that of the single family detached
dwellings within the rural village proper, while
dwellings located in such satellite hamlers may
not be used in the calculation of residential and
non-residential bonuses associated with che rural
village proper. While the configuration require-
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ments of satellite rural hamlet proper lots will
match those of rural hamlets (see below), satellite
rural hamlet conservancy and common open
space lots will match those of the rural village
CONSErvancy.

B. Addition to Existing Rural
Hamlets and Villages

Addition to existing rural hamlets and villages
has been and remains a County development
preference since many public facilities, such as
community centers, schools and fire stations, are
locared in these communities. Time and experi-
ence, however, have revealed cthat such additions
need to be kept small and sensitively designed in
order not to overwhelm the existing settlements.

Addition to existing rural hamlets and villages
should generally be designed to allow farmland
owners around the existing hamlets and villages
to cluster lots near the existing settlements while
still reraining the character of the existing commu-
nity and allowing the majority of the surrounding
land to remain in agricultural use and open space.

While each addition to existing hamlets and
villages will necessarily require 4 unique design
response, the policies and design principles
developed for new rural villages and new hamlets
will apply,

(C. New Rural Hamiet Development

1. Purpose and Function

New rural hamlets represent another County
settlement and open space preservation prefer-
ence since these would allow farmland owners to
cluster lots in a cradicional rural community pattern
while retaining the majority of their land in open
space. While the County would prefer vo cluster
developments which would more effectively pre-
serve agriculture and retain farmland, the new
rural hamlets represent another acceptable
option especially if developed in conjunction
with a rural village wastewater treatment plant.

2. Size

New rural hamlets should comprise 5 to 25 ham-
let lots, each of which would be no smaller than
1/3 acre in size and which would be surrounded
by conservancy lots and common open space.

Hamlet conservancy lots and common open
space may be no smaller than seven acres in size
and should average at least 30 acres per hamlet
conservancy lot. While more than one hamlet
may be accommodated on a tract of land, such
settlements need to be physically and visually
separated. A minimum of 80% of the tract should
be placed in an open space easement and a
minimum of 70% of the cract would comprise
commen open space and hamlet conservancy lots.
Any remaining development potential could be
used in an open space easement transfer program,

3. Physical Character

The new rural hamlet lots may be designed along
a road and/or around a green/square with the
dwellings arranged with some coherent relation-
ship with one another and with the surrounding
landscape. Lots should be narrow and with a
maximum length:width ratio of 5:1. Buildings
should be placed within 30 feet of the fronting
right of way line and may be as close as six feet. A
building setback line of 400 feet will generally be
enforced from tract boundaries and two hamlets
on the same tract should be spaced no closer than
800 feet apart. While lots in the rural cluster/
hamlet may not front on an existing through road,
the County will consider proposals to build a small
bypass and to use the mature hedgerows and trees
of the existing road in a new hamlet design.

The design of hamler conservancy lots
should take into consideration the soils, topography
and hydrology in order to permic a variety of farm
and forestal uses.

4. Location and Formation

The new rural hamlet should genenally have two
points of aceess to an existing collector or secondary
road. Every effort should be made te keep existing
villages and towns and new hamlets visually dis-
tinct and these should generally be located no
closer than 800 feet to existing sertlements.
Views from the rural hamler lots should be of
blocks or land in permanent open space no less
than 30 acres in size.

5. Land Uses

Single family detached houses would be the per-
mitted use in new rural hamlets. The land not
associated with the hamlet itself should remain
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open for forestal, farming and open space uses
with a residual development potential of no
greater density than one dwelling per 30 acres of
permanecnt open space.

6. Public Facilities

a. Transporration

No lot of a new rural hamlet may front on an
existing public road unless a substitute “bypass”™
road is constructed. Rural hamlet lots should
generally front on a paved public road; however,
seven or fewer hamlet dwellings may front on a
private road.

b. Water & Wastewater

While each dwelling in the rural hamler will be
provided with a wastewater disposal system,
individual septic drainfields may be located
either on the hamlet lot or in a hamlet’s common
open space. While each dwelling may be served
by an individual well, the County will consider a
ComMmunity water system.

The County may consider the use of com-
munal wastewater treatment Systems to Serve
New Rural Hamlets if che proposed hamlet is
located in an environmentally sensitive area or if
the use of individual septic systems would pose
a serious threat to groundwater resources. The
use of communal wastewater treatment systems
to serve New Rural Hamlets or New Rural Vil-
lages is intended to provide an environmentally
safe alternative to individual septic systems and
to preserve farmland and open space by provid-
ing options for clustered development. Commu-
nal wastwater treatment systems serving New
Rural Villages or New Rural Hamlets will be
based on the development potential of the tract
or tracts of land to be developed. The develop-
ment potential of the propety or properties will be
determined by one of the following methods, at
the option of the landowner/applicant:

(1) One (1) dwelling unit per ten (10) net acres,
excluding floodplains draining more than 640
acres and steeps slopes exceeding 25% or greater.

{2) The number of dwelling units permicted at a
minimum lot size of three (3) acres under the A-
3 zoning district regulations, based on the tract’s

natural features, such as topography, soils and
availablity of septic drainfields. Such estimates
may be prepared by:

i. The landowner/applicant, for review of
accuracy by the County Deparement of
Environmental Resources and for approval
by the County Health Department.

ii. The Department of Environmental
Resources, using County approved soils and
topography based on geometrical methodology.

D. Small Farm/Large Lot Low
Density Development

1. Purpose and Function

Small Farm/Large Lot Low Density development
represents a further County preference since
these would allow farmland to be subdivided into
parcels averaging 30 and 50 acres in size, which is
consistent with Loudoun’s open space and envi-
ronmental objectives and would visually blend
with rural village and hamlet conservancy lots.
Large lot low density development should be a
preference with some landowners contemplating
subdivision since the lower densities involved
necessitate less governmental oversight and the
subdivision could thus be accomplished with
expedition as a ministerial action.

2. Size

Small Farm/Large Lot Low Density subdivision
lots may range from 5 to 50 or more acres as long as
development density does not exceed one unit per
25 or one unit per 50 acres of dwellings per lot.

3. Physical Character

The design of a Small Farm/Large Lot Low
Density subdivision should take into account
local soils, topography, hydrology and agricultural
economics and should seck to configure lots
which will permit a variety of farming and forestal
operations. Small farm lots should be a mintimum
of 300 feet wide and have a length:width ratio no
greater than 5:1. Dwellings located on small farm
lots should be set back 200 feet from public roads
and generally have 35 fect front, side and rear
yards.
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4. Land Uses

A single family detached dwelling, farming and
forestal structures and uses would be permitted
on small farm lots of at least seven and with an
average size of at least 30 or 50 acres. Large lot/
small farms of 50 acres or greater would be permit-
ted to have an ancillary house. Large lot/small
farms of 100 acres or greater would be permicted an
additional ancillary house per 50 acre increment.

5. Location and Formation
Large lot/small farm subdivision would be per-
mitted in the Rural Area.

6. Public Facilities

a. Transportation

Large lot/small farms may front on a public
road while no more than seven small farm
lots may be served by a private access easement.
Minimum road frontage widch of small farm
lots on public roads should be 600 feet.

b. Water and Wastewater

Large lotfsmall farms will be served by indi-
vidual wells and septic drainficlds locared on
each lot.

E. Conventional Small Rural Lot
A-3/A-10 Development

1. Purpose and Function

Living on a convenrional 3 to 10+ acre rural lot has
been a goal of many Loudoun home-seckers.
{Others, actually seeking to enjoy a rural
environment although not committed to the
maintenance effort associated with a 3 to 10+ acre
lot, may better secure their goal by choosing to
live in a rural village or hamlet. Then again, those
acrually seeking a farming way of life may prefer
a rural village or hamlet conservancy lot.} However,
to accommodate those seeking a 3-10+ acre lot,
the Councy will allow the continued suhdivision
of rural land using conventional A-3/A-10 zoning
requirements.

2. Size

Conventional A-3 rural lots should be a minimum
of three acres in size, have a length:widch ratio no
greater than 3.5:1 and should be desigred to

accommodate individual wells and septic drain-
fields. Conventional A-10 lots should be a minimum
of ten acres in size, three acres if clustered.
Length:width ratios should conform to applicable
zoning and subdivision ordinance regulations.

3. Physical Character

Conventiconal A-3/A-10 rural subdivisions should
be designed to minimize the impact of development
on the natural landscape. Whenever possible,
lots should respect existing hedgerows, streams
and ponds while the designers should consider
using building area easements in order to mini-
mize the visual intrusion of new development on
the higher slopes in the [andscape.

4. Location and Formation
Conventional A-3/A-10 rural lots may be located
in the Rural Area,

5. Land Uses
Single family detached houses would be permit-
ted on conventional A-3/A-10 rural lots.

6. Public Facilities

a. Transportation

All conventional rural lots should front on a public
road with minimum lot widths as required by the
zoning ordinance. To reduce traffic friction and
promote traffic safety, conventional A-3/A-10
rural subdivisions should seek to minimize the
number of lots fronting directly on the existing
rural roads, especially those having a collecror
road function. For the same reason conventional
A-3/A-10 suhdivision roads should also he
designed to permit linkages with adjoining
parcels of land.

h. Water and Wastewater

Each lot in a conventional A-3/A-10 rural subdi-
vision should be provided with an individual well
and septic drainfield system. An easement shall
be established throughout the subdivision to permit
future installacion of a communal water and
wastewater lines at the expense of the then lot
owners, should this prove necessary.
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ANNEXATION AGREEMENT
GUIDELINES

he County and the incorporated towns
should explore alternatives for entering
into annexation agreements to facilitate
the annexations of properties in the Urban
Growth Areas which are receiving town sewer
and water services. Agreements might include
language based on the following recommendations:

1. It should be the intent of the County
and of the Town that any property located
within the Urban Growth Area (as defined in
the policies of this Plan) which is presently
or would be served by town sewer and/or
water in accordance with the utility policies
included in this Plan, should, in the furure,
be annexed by the town.

2. The Town and the County should only
honor requests for the extension of sewer and/
or water services outside the Town'’s corporate
limits, within the designated Urban Growth
Area, provided that the beneficiaries’ of such
service prepare written acknowledgement of
the right of the Town Council to annex the
subject properties. If the Town should desire,
this written acknowledgement shall include
the beneficiaries’ written agreement to join
with the town in a joint annexation petition.

3. Parcels located within the designaced
Urban Growth Area and contiguous to the
corporate boundaries of the Town which
have agreed to annexation in exchange for
town sewer and/or water service should be
immediately annexed by the Town upon
County approval of the rezoning andfor
development proposal which requires water
and/or sewer service.

4, Parcels located within the designated
Urban Growth Area which have agreed o
annexation in exchange for town sewer
and/or water but which are not contiguous to
the corporate boundaries of the town should
enter into an agreement with the town as
follows: that annexation of rhese parcels
should take place at such time as the subject

parcels become contiguous with the corporate
limits of the town or five years from the date
of County approval of the rezoning and/for
land development proposal which requires
town water and/or sewer service, whichever
comes first. In the latter case, where parcels
receiving central sewer and water remain
noncontiguous to the corporate limits of the
town, any parcels lying between the corpo-
rate limits of the town and the noncontigu-
ous parcel which is receiving town sewer and
water should be annexed at the end of the
five year period. However, these intervening
parcels should not be required to hook into
the town sewer and/or water service unless
desired by the property owner or necessary in
order to maintain public health standards.

5. Atsuch time as the County approves the
rezoning and/or development proposal of a
property in the Urtban Growth Area which
would require town sewer and/or water ser-
vice, such approval should constitute the
County’s approval of such annexation. At
the time of such approval, the County should
also provide the Town with written consent
of annexation.

ACTION SCHEDULE

his schedule outlines the next steps, or

actions, to be taken and specific detail

about how to carry out these actions
where it exists, While the schedule is organized
by chapter, the actions do not necessarily line up
one-for-one with specific policies in their respective
chapters. For instance, a recommended action
might relate to several policies, or a given policy
might be addressed by a series of actions. Inaddi-
tion, certain areas have been give higher priority
than other areas concerning implementation
strategies.

The implementation schedule includes a
series of charts that are divided into four columns.
The first column contains general, or program-
level, recommendations. The second column is
for proposed specific actions that relate to these
proposals. Specific, or proposed, actions are
numbered and will appear next to where the cor-
responding general recommendation appears in
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the first column. The third columns of the chart
indicates its expected completion date and/or
priority.

There is a separate implementation, or action
chare, for each chapter in the plan. Some items on
the action charts are marked to indicate that there
is additional detail relating to that project. This
detail will be included at the end of the chart
where the reference mark appears.

On September 17, 1991, the Board of Super-
visors conducted a priority-setting exercise to
select the first implementation actions to follow
the General Plan. Supervisors were asked to con-
sider which actions would be most important
over the next 18 to 24 month period. The fol-
lowing list illustrates the ranking and points
recieved by each action item.

PRORITY RANKING POINTS
1. Dlles South Area Management Plan

(including Elklick Area Management Plan,

Route 50 Corridor Study & related floodplain studies)......ccceververevrnerennen. 34

2. Provide Affordable Housing INIHatives.....coivverreererrreressssscnnerersssssscssensesensenns

20

3. Countywide Transportation Study {including DTRE} ..ccoiveeveiiiviiiinennnnn 15

4, Limestone OFdINANCE vuimnerireeeeeeeerecrrrnssesresiersssssssaserassssssssesessesssesnsssessenn 13
5. Rural Water and Wastewater SEUAY ..o ernnrneesinnnsssvesssess e snesseas 10
6. Urban Water and Wastewater Study .o sssiessnnennnd
7. Complete Groundwater STUAY .o mvrivmieeesssssssssssssssssressss 7
8. Develop Annexation Guidelines with ToOwWns ..vevvvinvceneecinie v 6
9. Lovettsville Area Management Plan ... 3
10. Purcellville Area Management Plan . veevrnnesesscnvasneenns 2
11. Rural Transportation SrateEY ... iiinimieireesosereressrsessssresessrssssssesesssens 1
11. Phase III - Middle Goose Creek and Sycolin

Area Management Plan and related

Floodplain StAIEs ot es et sses b sts s b s s bt e 1
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Chapter "Two - Cultural & Natural Resources

Recommendations

Prepare a long-range water supply plan
that includes criteria for locating water
supply for the western towns.

Prepare a plan for wastewater treatment
and disposal based on use of regional
facilities in the east and a mix of com-
munity and individual systems in the
west.

Develop additional groundwater
ICSOUCE Protection programs.

Underground scorage tank seandards,
based on state-of-the-art technology
(highly corrosion-resistant materials),
will be developed and kept up to date.

Proposed Actions

a. Develop strategics for locating, protecting,
and developing future water supplies.

b. Investigate the development of a regional
water supply system for the towns of Hlamil-
ton, Pureellville, and Round Hilk

¢. Work to see that the Virginia State Water
Control Board expands its water quality moni-
toring system in Loudoun County.

a. Determine phasing of a regional system to
accommodate urban and suburban growth in
the east.

b. Locate arcas with critical environmental
constraints to in-soil treatment systems.

c¢. Establish locational criteria based on envi-
ronmental and community design objectives
for use in evaluating possible community
wastewater treatmencs facilities.

d. Establish specific standards for design and
maintenance of smali-scale communiry
wastewarer treatment facilities.

e. Devise and adopt mass drainficld standards.

a. Once adequate information has been gath-
cred, assign priority to groundwater recharge
areas according to public health impacts (eriti-
cal water supplied, vulnerability to contamina-
tion, etc.)

. Develop resource protection programs and
regulations for adoption into the FSM atong
with a map of priority areas,

¢. Formalize and expand thesc requirements
as an overlay zoning district.

d. Develop a wellhead protection program for
wells serving Loudoun's towns, villages, and
other communities.

a. Prepare, review, and adopt appropriate
underground storage tank standards.

b. Establish an inspection program to ensure
proper maintenance of underground storage
tanks.

Suggested
Schedule

#5 B/S Priority

#6 B/S Priority

#7 B/S Priority
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Chapter Two - Cultural & Natural Resources

Recommendations

Establish water quality buffers (as
specified in the Gencral Plan policies)
around water supply reservoirs and
along waterways draining 640 or more
acres, Scenic Rivers, and the Potomac
River shoreline.

Establish a plan fer a proactive regional
stormwater management plan.

Create a more reliable wetlands inven-
tory using the County's environmental
Geographic Information System (GIS)
data base.

Formalize cooperation with the Federal
Government concerning implementa-
tion of wetlands policies by establish-

ing submission checklists in the Zoning

Ordinance and the Facility Standards
Manual. (See Chapter Two Imple-
meniation Notes, Item #a, Page 245).

Draft criteria against which to evaluate
proposed wetlands mitigation sites,

Proposed Actions

a. Include these buffers in the Facilitics Stan-
dards Manual.

b. Amend Zoning Ordinance to include these
buffers.

¢. Acquire easements and outright ownership of
critical areas as identified on a case-by-case basis

d. Establish regulatiens and programs to pro-
tect impoundment sites and keep correspond-
ing buffers.

a. Seek funds for studies in che Elklick, Sycol-
in, Goose Creek, and Foley Branch Watersheds
as they become open to urban and suburban
development under General Plan policy.

b. Encourage rezoning applicants in new
development areas to assist in financing such a
study as a proffer.

c. Establish guidelines for stormwater man-
agement in urban areas abutting streams and
water supply reservoirs,

d. Designate and locate new wetlands and wet
meadows as part of stormwater systems in
areas adjacent to appropriate land uses in order
to decrease stormwater runoff,

a. Establish guidelines for evaluating and
locating desirable sites for new wetlands,

b. Identify specific locations for such mitiga-
tion projects.

¢. Amend the Facilities Standards Manual to
include man-made wetlands as an option for
meeting stormwater management requirements.

Suggested
Schedule
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10. Develop a program to protcet Scenic

11,

Chapter 'Two - Cultural & Natural Resources Suggested

Recommendations

River corridors and the Potomac
Shoreline.

Provide increased protection of the
Limestone Conglomerate Area.

Proposed Actions Schedule

d. Conduct a thorough analysis of the affects
and interactions on other programs (floodplain
management, stormwater management objec-
tives, health and safery concerns...) that may
result from a wetlands creation program. Update
the Facility Standards Manual to address issues
concerning wetlands creation as a stormwater
managcment tool.

a. Map water quality buffers, Scenic River view-
sheds, critical wildlife habitats in these view-
sheds, and recreational access opportunities.

b. Work with other jurisdictions to complete a
Potomac River Shoreline Study including:
1. The boundaries of the study area;
2, A comprehensive natural resources
inventory;
3. Policy recommendations for river corridor
management and protection;
4. A process for integrating the public and
various participating groups.

¢. Assign resource protection priorities to areas
within these corridors with corresponding levels
of protection {buffers, sending areas, acquisition
programs).

d. Amend the County's policies and regulations
to recognize Scenic River and Potomac Shore-
line Policies.
1. Amend proffer guidelines to seek access
to rivers for recreational use and easements
as outlined.
2. Establish a comprehensive
easement/density credit system.
3. Establish a management plan for corridors
incorporating concepts from the Potomac
Shoreline Plan, the Goose Creek Plan, etc.

e. Revise the Facilities Standards Manual to
include guidelines for special exception uses.

a. Hstablish a Limestone Conglomerate Over-  #4 B/S Priority
lay District in which agriculture and forestry,

passivc recreation are by right and all others are

by special exception. (See Chapter Two Imple-

mentation Notes, ltem #b, Page 245).

b. Establish required setbacks from Karst fea-
tures based on research and field knowledge and
according to standards in the Facilitics Standards
Manual and the Subdivision Ordinance.
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12,

13,

14.

15.

16.

17.

18.

19.

20,

Chapter "Fwo - Culrural & Natural Resources Sugpested

Recommendations

Establish a mineral resource extraction
zoning district according to General
Plan Policies (See Notes Chapter Two
Implementation, Item #c, p. 245).

Update the Zoning Ordinance and the
Facilities Standards Manual to limit devel-
opment on slopes with 25% and greater
grade as outlined in the General Plan.

Adopt requirements for Development
on 15-25% slopes.

Enforce prohibition of development on
unstable soils on a site-by-site basis
during the land development review
process using a list of known unstable
soil units (provided by the Department
of Natural Resources) and other soils
suspected to be unstable,

Develop priorities and incentives for
placement of easements in mountain-
side areas.

Revise the mountainside overlay district
boundarics.

Incorporate a qualitative analysis of forescs
into the land development review process
through amendments to the Facilitics
Standards Manual and the Zoning Ordi-
nance. {See Chapter Two, Implemenca-
tion Notes, Item #d, Page 246).

Establish Open Space performance
standards to ensure a minimum level of
protection for existing forests. (See
Chapter Two, Implementation Notes,
[tem #e, Page 246).

Incorporate requirements for clearing
and grading slopes into the Facilicy
Standards Manual, LSDQ, and Zoning
Ordinance (including in the Mountain-
side Development Ordinance).

Proposed Actions Schedule

¢. Establish separation distances berween
sewage effluent discharge points and features
subject to contamination,

a. Develop performance standards for develop-
ment on 15-25% grade slopes.

b. Amend the Facilitics Standards Manual to
include performance standards,

Identify highly visible ridge tops and critically
sensitive groundwater recharge areas.
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Zl.

22

23.

24.

25.

26.

27.

28.

29.

Chapter "Two - Ciultural & Natural Resources

Recommendations

Suggested

Proposed Actions Schedule

Incorporate VA Department of
Forestry water quality protection
guidelines relating to forestry into the
Zoning Ordinance through require-
ments for a Forest Management Plan.

Adopt a program for integrating infor-
mation from forest assessments into
the County's Geographic Information
System database.

Incorporate protection of endangered
and threatened habitats as a considera-
tion in evaluating land development
proposals.

Amend the Zoning Ordinance to per-
mit setbacks to be waived administra-
tively in historic villages in order that
new buildings may preserve a historic
streetscape and be consistent with the
established character of the villages.

Amend the Zoning Ordinance to
require submission of a plan for new,
replacement construction or an expla-
nation of why a site is to be left empty
in cases of applications for demolition
of structures or buildings in designated
local historic districts.

Amend The Zoning Ordinance to
discourage demolition by neglect by
requiring minimum necessary main-
tenance of significant structures in
historic districts.

Amend the Zoning Ordinance to require
that applicants for rezonings be required
1o inventory historic and archeological
Features on the subject property. The
Ordinance will also require chat the
applicant submit for approval a preserva-
tion plan for any significant feature
found as part of the inventory.

Establish requirements for preserva-
tion of archeological and historic sites
on developing properties.

Consider adopting histerie corridor
guidelines.
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30.

31.

32,

33.

34.

35,

36.

37.

38.

39,

Chapter Two - Cultural & Natural Resources

Recommendations

Establish a program to aid owners of
historic structures which will advise on
matters of preservation and make avail-
able maps and documents in the County's
possession.

Work with VDOT to develop standards
which allow flexibility in design of new
roads in order to build developments
which are compatible with the historic
character of the County and to preserve
the character of existing villages.

Prepare a Preservation Plan chat formalizes
the Counry's research material and general
policies concerning historic resources.

Provide funding so that members of
the Historic District Review committee
receive reasonable compensation for
their work and expertise.

Develop a definition of what consti-
tutes a scenic resource of value in
L.oudoun for approval by the Board of
Supervisors.

Adopt a new Airport Noise Impact Over-
lay District. (See Chapter T'wo, Imple-
mentation Notes, Item #f, Page 246).

Cooperate with the Atrport’s Authority
in any efforts to update official noise
contours. The County will enforce air-
port noise regulations based on the 65
Ldn contour in the 1985 FAR Part 150
Noise Compatibility Program for Washington
Dufles International Airporruntil a new
contour is adopted.

Prepare a resident’s guide o airport
noise impacts in Loudoun County.

Establish a highway noise overlay zone.

Strengthen policies regulating noise pro-
duced by large scale construction projects,
i.e,, use of cxplosives limited by either
operating hours and/or decibel levels.

Establish appropriatc guidelines con-
cerning open burning.

Sugpested
Schedule

Proposed Actions

a. Identify areas, vistas, and places that
meet this definition.

b. ldentify and assign high priority 1o areas
that will be acquired with funds from an
open space bond issue.

Chapter Eight: Action Schedule
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1.

3.

Chapter T'hree - Countywide Suggested
. gt

Recommendations

Encourage a variety of housing types
and innovative development designs.

Expand existing County administered
housing programs such as the Section 8
Rental Assistance program and Transi-
tional Housing program, which serve as
important resources for families of the
very lowest incomes.

Maintain existing supply of affordable
owner-occupied housing.

Proposed Actions Schedule

a. Amend the Zoning Ordinance to provide #2 B/S Priority
for a variety of residential districts and density
options.

b. Evaluarte the benefit of amending the Zon-
ing Ordinance and/or the Facilities Standards
Manual to allow reductions in parking space
ratios, and/or sidewalks standards for innovative
affordable housing proposals.

c. Amend the Zoning Ordinance to allow
accessory apartments in villages and hamlets.

d. Amend the Zoning Ordinance to allow for
single room occupancy housing.

e. Identify specific locations for the development
of high density residential units, which might
include certain infill parcels and vacant land in
PDH districts where open space has already been
provided and suitable infrastructure is in place
(water, sewer, roads, schools, social services).

f. Establish a set of design criteria for allowing
higher densities which include a minimum
distance from utilities, public streets of ade-
quate capacity, maximum building heights,
maximum land coverage, minimum land-
scaped areas, setback standards.

a. Assess the housing needs of County resi-
dents requiring subsidized housing.

b. Work with HUD on identifyving funding
opportunities for existing subsidized programs.

c¢. Develop new public/private programs
which address the housing needs of special
populations, including the very low income,
mentally and physically handicapped, the
homeless, etc.

d. Tdentify public/private funding sources to
prevent the conversion of below market rate
rentals to market rate.,

e. Acquire low-income units to preserve the
supply.

a. Evaluate the feasibility of instituting a
reverse equity program for elderly homeown-
ers as a way 1o help them stay in their homes.
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Chapter Three - Countywide Suggested

Recommendations Proposed Actions Schedule

b. Modify the Family Subdivision Ordinance

)

K j to ensure that small single lots are available to
- family members for the construction of single
dwellings in rural areas.

4. Adopt guidelines thar require the pro- a. Adopt a definition of affordable that is #2 B/S Prioricy
duction of a percentage of all housing measurable and adjustable with time.
as affordable.

b. Adopt an Affordable Dwelling Unit Ordi-
nance.

c. Assess the need for affordable for-sale and
for-rent units as relates to the County's fiscal
capability to provide services annually in a
Housing Needs Assessment report.

d. Develop an average annual affordable
housing production level.

e. Identify other segmeants of the housing
market which may not be supplied and devel-
op programs to meet those needs by working
with the private development community.

5. Provide incentives for special afford- a. Operate an annual Affordable Housing #2 B/S Priority
able housing initiatives. Demonstration competition to solicit innova-
tive development proposals in exchange for
O expedited application review. Indicators of an

applicant's desire and capacity to complete the
project include the submission of more
detailed checklist, preapplication evaluation of
conformity with existing Plans and Ordinances,
including design guidelines and drawings, a
description of the development team, financial
and management plan, etc.

b. Identify strategic measures for keeping
land costs down.

6.  Encourage non-residential developers a. Determine formulas identifying the hous-
to include proffers which assist in the ing unit demand generated by employment
provision of affordable housing. land uses, to include a match of the types of

jobs and the incomes to be generated with the
type and amount of housing which must be
available for these groups of emplovees.

b. Study the legislative ability of the County
to icquire the development of housing oppor-
tunities by the developers of employment
land uses.

¢. Develop affordable housing proffer guide-
B lines which include several types of acceprable
Q contributions, such as money, raw land, offer-
ing single-lots to individual purchasers in large
subdivisions, dwelling unirs, etc.
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7.

8,

9.

Chapter Three - Countywide

Recommendations

Support the formation of a not-for-prof-
it housing corporation.

Integrate housing for special popula-
tions within existing communities.

Draft area management plans.

10. Updatc and revise the General Plan,

11.

12.

Adopt 2 new County Zoning Ordinance.

Prepare a needs assessment and associat-
ed service plans for future urban growth
areas identified in the General Plan.

Proposed Actions
a. Contribute funding and technical assistance.

b. Establish the ability to pass through mone-
tary, land, and unit donartions from the County
to the Not-For-Profit Housing Corporation.

¢. Implement tax free bond programs to help
in the reduction of market rates to individual
housing purchasers and to developers of
affordable housing,

a, Determine the number of housing units
which must be available for special popula-
tions based on projected population growth.

b. Identify locations appropriate for such pop-
ulations close to convenience shopping and
employment opportunities.

c. Accept monetary proffers for the develop-
ment of housing for such populations.

a. Complete background dara analysis and
technical report including an analysis of local

funding options such as special taxing districts.

b. Establish and implement 2 community
involvement process to facilitate goal setting
and policy development.

¢. Preparation, review, and adoption of the
document by Planning Commission and Board
of Supervisors.

a. Review and analyze the key management
conditions: housing supply, population, fiscal
impact model and other factors.

b. Review implementation status {(Area plans,
service plans. . ).

c. Adopt any changes.
a. Revise the County Zoning Map to be con-

sistent with the General Plan and new Zoning
Ordinance.

Suggested
Schedule

#1 B/S Priority
Dulles South by
7/31/91
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Chapter Three - Countywide Suggested

Recommendations Proposed Actions Schedule

13, Establish after school care programs
and investigate opportunities for multi-
ple use of schoals.

14. Complete a countywide service plan
for Library Services.

15. Include the construction of the Juve-
nile detention facility in the Capital
Improvements Program,

16. Update the County's Solid Waste
Management Plan and include in the
Comprehensive Plan.

17. Amend the Zoning Ordinance to include
requirements for recycling facilicies.

18. Amend the Zoning Ordinance, Facili-
ties Standards Manual to include site,
buffering, and setback standards for
energy and communication facilities.

19. Amend the Zoning Ordinance to per- Establish spacing, signage and other standards
mit Human Scrvices facilities such as to ensure comptability with surrounding uses.
group homes throughout the County.

20.  Work with VDO'I'to develop modification  a. Establish alternative design standards.
standards for Improvements to existing
roads and construction of new roads. b. Organize negotiation team and strategy.

¢. Begin communication with VDOT and
other state representatives.

21. Incorporate Greenways Plan into the a. Review and approve draft Greenways Plan.
General Plan,
b. Adopt the Greenways Plan into General
Plan.

¢. Establish a CIP and timerable.

Chapter Four - Eastern Urban Growth Areas Suggested

Recommendations Proposed Actions Schedule

a. Map vacant land which offers infill develop-
ment opportunitics and determine the service
“sub-regions” in which potential infill sites are
located.

1. Evaluate the impact of che proposed
design of infill development on its sub-
ared.

b. Develep design standards by which to mea-
sure the physical impact of the infill use on
neighboring uses, to include the transition of
the structural design of site improvements, nat-
ural site features, amount of impervious sur-
face, open space, site intensity, noise
generation, and light generation,

Chaprer Eight: Action Schedule 239




Chapter Four - Eastern Urban Growth Areas Suggested

Recommendations

2.  Adopt “Keynote” employment design
standards,

3. Prepare a Councywide Transportation
including Dulles Toll Road Extended
Corridor Study.

4, Route 50 Corridor Study.

5. Prepare a community design guideline
document for public distribution.

Proposed Actions Schedule

c¢. Develop a measure for determining
whether “subregional” roads, sewer, water, q
and open space serving infill site have the L
capacity to accommodate the infill use,

d. Determine, on a “subregional” basis, logical
and efficient road networlks and sidewalk connec-
tions.

e. Study the potential of offering special
incentives for small parcel consolidation.

f. Determine at the service “subregional”
level what the infrastructure needs may be (1o
include sidewalks, shared stormwater deten-
tion facilities, road improvements, recreation,
human service programs,) to determine which
can be contributed to by infill applications.

g. Determine the strategic locations for open
spacefrecreation areas on existing infill sites.

h. Study the legislative ability of the county to
establish special improvement districts to
allow for land banking programs in areas of
many scattered infill parcels and where there

is a high incidence of tax delinquency.
@

i. Amend the Zoning Ordinance to allow for
interim uses to be established on infill sites, such
as parking lots, open space, rerecation areas, etc.

a. Develop a set of landscape standards to be
applied to development proposals along the
Route 7 “keynote” employment corridor.

b. Develop a set of architectural and site
development design standards to be applied to
campus-style office and research and develop-
ment centers.

#3 B/S Priority

a. Continue to refine and clarify guidelines in
the General Plan.

b. Prepare graphics and presentation format.

¢. Produce final document, -
d. Establish community outreach program. O
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o

Chapter Five - Town Urban Growth Area

Recommendations

Suggested
Schedule

Proposed Actions

6. Adjust existing Subdivision Control lines
to caincide with Urban Growth Area
boundary where the boundaries extend
beyond the Town Corporate Limits,

7. Complete detailed Usban Growth Area  Establish planning mechanism for public pro-  #9 B/S Priority
Management Plans. cess; data collection/analysis and reporting, Lovettsville AMDP
#10 B/S Priority
Purcellville AMP.
8. Devclop cluster development options Evaluate alternative cluster options. Prepare
for existing zoning districts in Urban ordinance language for adoption,
Growth Area (typically A-3, R-1, R-2
Districts).
9. Develop annexation agreement language #8 B/S Priority
for Town and County Necgotiations.
10. Provide financial assistance program a. Carry out detailed needs assessment based
for sewer and water facility improve- on UGA and Town growth projections.
ments to seive existing Town and
UGA populations. b. Investipate alternative funding services.
¢. Develop a loan program to provide revolv-
ing funds.
11. Develop capital facilities and service a. Develop a nceds survey in each Urban
provision guidelines in cooperation Growth Area based on General Plan growth
with each town. management strategy, the condition and
capacity of existing facilities, client needs and
other martters.
b. Complete a comparative analysis of other
towns and counties in the State to evaluate the
level of service, examples of Town/Councy
cooperation on service matters that would
assist in developing a cooperative capital facili-
ties program to serve the Urban Growth Area,
¢. Establish a long term funding and develop-
ment strategy for needed facilities and ser-
vices. The strategy might examinc proffer
guidelines, taxes, user fees and other funding
mechanisms.
12. Seek state funding for planning and con-
struct circumferential roads around towns.
13. Locate and acquire control of Park and
Ride sites in Purcellville,
14. Seek state funding for design and con-
struction of circumferencial roads
around western towns.
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Chapter Six - Rural Areas Suggesied

Recommendations

15. Amend the Zoning Ordinance to allow

16.

17.

18.

for a wider variety of uses to support
agriculture.

Initiate rezonings of existing 10-15 acre
lots of A-3 zoning to A-10.

Adopt standards for the use of commu-
nal wastewater treatment.

Adopt a rural transportation strategy.
(See Chapter Six Implementation
Notes, p. 247).

Proposed Actions Schedule

a. Amend the Zoning Ordinance to allow sale
of farm products directly related to the farm O
operation.

b. Amend the Zoning Ordinance to allow exist-
ing commercial and industrial uses to expand by
special exception compartible with agriculcure.

c. Amend the Zoning Ordinance to allow for
expanded farm labor housing provisions.

d. Amend the Zoning Ordinance to expand
provisions for equestrian-related uses.

e. Amend the Zoning Ordinance to allow
expanded agricuitural commercial uses by
special exception.

a. Evaluate the feasibility of a Board Initiated
rezoning as part of the Zoning Ordinance update,

b. Develop a program to simplify voluntary
rezonings to less intensive zoning district.

See Chapter I1, p. 19.
#5 B/S Priority

a. Develop a process to address rural road C
funding needs (such alternatives might #11 B/S Priority

include, bur not be limited to - special excep-
tion, performance standards, impact fees, etc.)
based on a comprehensive rural transportation
study evaluating safe carrying capacicy and
identifying needed rural road improvements.
(See also, Chapter Six Implementation Notes, p.
247).

b. Amend the Zoning Ordinance if appropriate.

c. Adopt guidelines for preservation of historic
and scenic corridors (See Chapter I1, p. 41).

d. Prepare a Route 15 Corridor Study.

1992
e. Prepare a Route 9 Corridor Study.

1993
f. Prepare a Route 287 Corridor Study.

1994
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Chapter Seven - Existing Rural Village Arcas Suggested

Recommendations Proposed Actions Schedule

1. Draft and adopt Village mini-plans for a. Evaluate Rural Village boundaries.
O existing villages.
h b. Tdentify Village Service Areas.

¢. Plan transporcation and sewer and water ser-
vice improvements and extensions.

2. Amend Zoning Ordinance addressing a. Develop a Village Commercial Zoning District.
land use in existing villages.
b. Amend Zoning Ordinance to include spe-
cial exceptions for industrial uses in compli-
ance with Village mini-plans,

¢. Amend Zoning Ordinance to allow small-
scale institutional uses by special exception.

d. Amend the Zoning Ordinance to allow
accessory residential dwelling units in villages
where appropriate.
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NOTES: RECOMMENDATIONS
AND INFORMATION RELATING
TO THE ACTION SCHEDULE

Chapter Two Implementation Notes

he following material includes derailed

information and recommendations con-
cerning selected actions related from the acrion
schedule. Each section first repeats the action
being addressed and then describes the informa-
tion or recommendation to be considered.

a. “Formalize cooperation with Federal agencies
concerning tmplementation of wetlands policies by
establishing submission checklists in the Zoning
Ordinance and Facilities Standards Mannal.”

The following procedure should be incorporated
into the submission checklist:

(1) When an area thac is the subject of a
land development application is found to
contain wetland indicators, the Department
of Environmental Resources requests that
the applicant perform a wetlands delinearion
and contact the Army Corps of Engineers for
guidance.

(2) At that point, the Department of
Environmental Resources also requests that
the applicant submit written documentation
of compliance with federal wetland pro-
grams prior to approval of subsequent appli-
cations involving land disturbing activities
{construction plans and profiles, grading
permits, final site plans, etc).

O. “Establish a Himestone conglomeraie overlay districe
in which agriculture, forestry, and passive recreation
are by right and all other uses are by special exception.”

The limestone overlay district wiil incorporate a
special exception process which will include the
following requirements and standards:

(1) Development within this district will be
contingent on site specific geotechnical
studies approved by the Department of
Environmental Resources.

(2) Rock Qurtcrop arcas will be identified and
field verified prior wo the development appli-
cation in the form of a Type I Preliminary
Soils Review (PSR).

(3) Detailed Type II geotechnical reports,
hydrogeologic studies, and a Type I
Preliminary Soils Review will be required
prior to approval of the Preliminary Plan for
any subdivision in the overlay. These stud-
ies, reports, and reviews must be coordinated
with the Department of Environmental
Resources and meet all the appropriate
requirements identified in Chapter 6 of the
Facilities Standards Manual. The Type |
Preliminary Soil Review will be the first
report required and will further define the
anticipated scope of work needed in the sub-
sequent reports.

(4) The Department of Environmental
Resources will establish required setbacks
from Karst features based on research and
field knowledge and according to standards
in the Facilities Standards Manual and the
Subdivision Ordinance. The Department of
Environmental Resources will also establish
separation distances between sewage effluent
discharge points and features subject to con-
tamination.

¢. “Establish a mineral extraction zoning district. . |

Proposals for new quarries and expansions to
existing quarries will be subject to special
exception review according to policies in this
plan. The following standards should be includ-
ed in County regulations for incorporation into
the this review process.

(1) The applicant will submit for the
County’s approval geotechnical and hydro-
geological studies which describe site condi-
tions and demonstrate no harmful site
impacts to residential areas, groundwater
quality, and surface water quality.

(2) The applicant will submir for the
County’s approval a development-exploita-
tion plan, to include method of financing,
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and a reclamation plan prior to issuance of a
zoning permit allowing the expansion of an
existing mineral extraction operation.

{3) The Councy will encourage creative
solutions for the reclamation of mineral
extraction sites such as recreational facili-
ties, emergency water supplies, and deposit
sites for clean clayey plastic soils stripped
elsewhere for construction purposes.

d. “Incorporate a qualitative analysis of forests into
the land development review process through amend-
ments to the Facilities Standards Manual and the
Zoning Ordinance.”

The Facilities Standards Manual and Zoning
Ordinance amendments should require appli-
cants to conduct a qualitative check of forests (as
defined in the General Plan) if their proposal
concerns 100 acres or more, These requirements
will be included in Article VI of the draft Zoning
Ordinance with specific study requirements
included in the Facilicy Standards Manual.

e. “Establish open space performance standards to
ensure a mintmum level of protection for existing
Jorests, Amend the Facilities Standards Manual to
inchude these standards.”

Existing forests that mect the qualitative analy-
sis criteria developed under item number “47
{above)} will be preserved according to the fol-
lowing minimum percentages:

In Traditional and

Suburban Communities: 20%
In Rural Areas: 60%
In Mountainside Areas: 80%

Under these standards, development may
occur in clusters or on a restricted portion of a
more conventional development pattern. Where
development potential is to be lost through
implementation of these ratios it may be trans-
ferred to another porton of the property or to
another property according to the density trans-
fer guidelines on page 195 in this chapter.

F. “Adopt an airport noise impact overlay district.”

The airport noise impact overlay district should
include the following regulations and guide-
lines:

(1) This discrict will be defined as the area
within the 65 Ldn noise contour (as official-
ly adopted by the Loudoun County Board
of Supervisors) plus the area outside, but
within one mile of, that contour.

(2) The County will continue to support com-
patible commercial and industrial land uses
within the officially recognized 65 Ldn noise
contour and will not permit noise sensitive
land uses such as residential communities.

(3} All developers of proposed residential
subdivisions located within one (1} mile of
the Ldn 65 contour will be required to
include the following language on all subdi-
vision plats and all deeds of conveyance for
any platted lots:

“The party of the first part hereby discloses
that this residential lot is located near
Washington Dulles International Airport
and may be subject to noise due to aircraft
flyovers although such residential lot is
located outside of the 65 Ldn noise contour
of the airport.”

Such disclosure information should also be
included as part of all Homeowner Associa-
tions” documents and any sales brochures.

(4) This zoning overlay, along with the
Facilities Standards Manual, will include
requirements and standards for acoustical
treatment of residential dwelling unics with-
in one mile of the Ldn 65 contour. These
standards will be designed to ensure that
indoor noise levels do not exceed a sound
level of 45 db(A). These standards will
apply to interior living spaces not including
garages, sunrooms or porches,
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2. Chapter Six Implementation Notes

a. “Develop a process for rural development that
addresses rural road improvement funding ueeds.

The County anticipates chat if, following com-
pletion of a rural cransportation scudy the
County pursues a special exception process for
rural roads, any such amendment to the zoning
ordinance should take into account the follow-
ing guidelines:

(1) There should be a threshold level of
development permitted before the applica-
tion of the Special Exception process. The
threshold level would be based on a specific
level of development, such as number of
dwelling units, a specific density, or other
considerations that may be appropriate, as
determined by the County.

(2) The areas which would be subject to
the Special Exception process could be
identified by zoning district or by a special
highway overlay district that identifies areas
containing a high percentage of roads not
meeting the current VDOT standards. The
roads of the State Secondary system will be
addressed by this process.

(3) It is envisioned that the Special
Exception will require a two step process.
Step one would be a road assessment analy-
sis that would identify safety deficiencies in
the area road network serving the develop-
ment projects site. The road assessment
analysis would address: surface type and
width, shoulder and ditch conditions, sight
distance problem areas, bridge evaluation,
drainage accommodation, historic and other
environmental constraints, and road seg-
ments which fail to meet 30 mile per hour
engineering design criteria. The assess-
ment will include the idencification of traf-
fic conditions. The status of the road on the
State Secondary Six Year Improvement Plan
will be considered. The objective of the
road assessment analysis is che identifica-
tion of major impediments to road safecy,
especially in light of increased traffic from

new development, and to target these loca-
tions for potential improvements.

(4) A second step in the process would be a
road improvement plan developed from the
findings of the road assessment analysis.
County staff, the applicant, and the Virginia
Department of Transportation would work
together on the development of this plan.
It would provide preliminary detail for spe-
cific improvements identified in the analy-
sts. The detail would include a design plan
and an estimated cost. The need for right-
of-way and its availability would be identi-
fied. Priority for these improvements would
be on a priority on the basis of safety needs.
Correcrive measures identified by the
improvement plan may include: the estab-
lishment of pull-off areas or a widened sec-
tion on low volume roads of substandard
width, spot improvements to horizontal and
vertical alignment, bridge and drainage
improvements, and sight distance and inter-
section improvements. The developer
would fund or construct the improvements
required by the Special Exception.

This process will allow the County to
address essential road safety improvements
which can be reasonable and affordable to
new development, as well as sensitive to
environmental considerarions, In sitwations
where the developer is not able to commit
to road improvements, development may
take place up to the threshold level. The
process acknowledges VDOT’s jurisdiction
over the secondary roads and their consen-
sus to satisfy permit requirements for con-
struction within the right-of-way.
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APPENDIX

Fiscal IMPACT ANALYSIS
OF DEVELOPMENT ALTERNATIVES

GFRC/META
OCTOBER 11, 1990

Appendix: Fiscal Impact Analysis of Developnient Alternatives

Al



he GFRC/META team applied the

Loudoun County Fiscal Impact

Model to four subareas of the County:

Elk Lick, Broad Run, Sycolin, and
Dulles North., The population and housing char-
acteristics in each of the development alterna-
tives are similar to those in the Countywide FIA
Model. These include; an expectation of steadily
rising real income and property values; outlays
that are anticipated to rise in response to higher
income; and continuation of the preference of
residents for high service levels commensurate
with their rising income,

All added economic activity (housing, com-
mercial development) projected for the Dulles
North and Svycoelin areas result from a redistribu-
tion of projected population within the County.
Since the shift in location involves only minor
variations in demographic characteristics (i.e.,
household size) and economic characteristics
(i.e., income), changes in countywide operating
costs and revenues attributable to activity in
these subareas are expected to be small. There-
fore, the significant variations in cost among
these subareas are primarily the resule of differ-
ences in capital costs for sewer, water, and roads.
Although these capital requirements necessary
to support a larger population are not part of the
Loudoun County budget, they do represent
costs that must be borne by local residents and
business enterprises.

The analyses of Elk Lick and Upper Broad
Run differ from Dulles North and Sycolin in
two respects. Firsg, they are “citherfor” alterna-
tives, with the projected growth taking place in
one or the other area, not both. Because this
development would occur (given the necessary
infrastructure) as a result of a spillover from the
Fairfax County portion of the Route 50 corridor,
it would result in a higher level of growth and
development than those projected by COG. As
such, the County would experience higher pop-
ulation figures, aggregate revenues, and outlays.
Second, average new house values are anticipat-
ed to be lower than elsewhere in the County.

ASSUMPTIONS FOR
ALTERNATIVE DEVELOPMENT
SCENARIOS

his report presents the characteristics in the

four subareas in the base year 1989, and in
the year 2009, using either COG projections or
the development alternative scenarios provided
by County staff. As such, they provide a “snap-
shot” of the fiscal condition or net cash flow
position that would likely oceur for those years
given the following assumptions:

1. In Elk Lick and Upper Broad Run, average
residential values are assumed to be 90 percent
of the projected level for new housing county-
wide.

2. The estimated costs of providing warter,
sewer, and roads to each subarea are in addition
to the capital requirements in the County budget.
Because these cost projections are not part of
the County budget the data were provided by
the Loudoun County Sanitation Authority and
the County's transportation planners.

3. Tortal transportation costs for Dulles North
are expected to be the same for the COG and the
Intensified Development alternative.

4. The Dulles North area rtequires inter-
changes and networls not necessary in the other
areas. The added housing units in the Intensified
Development alternative in Dulles North can
be accommodated without expanding the road
system.

5. The housing mix in all areas except Dulles
North will approximate the Countywide average
(50 percent single family detached, 30 percent
attached, 20 percent multi-family). In Dulles
North, the projected mix is 40 percent detached,
40 percent attached, 20 percent mulei-family.

6. The Dulles North annual development rate
is steady over the 20-year period; in the other
development alternatives, most of the growth
takes place between 1999 and 2009.
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EQUALIZING REVENUES
AND QUTLAYS AT THE
SUBAREA LEVEL

A. The Concept of Equalization

ith the exception of the Elk Lick and the

Upper Broad Run areas, the development
alternatives analyze the effects of accelerating
growth in subareas of the County without
increasing the overali projected level of population,
dwelling units, or employment. Consequently,
increasing the population in one srea at a rate
faster than the countywide average results in a
reducticn in another. T'o take these realloca-
tions into account, two sets of findings are shown
for each development alternative. The first, or
“unequalized” set of data views each subarea as
a distinct geographic and fiscal entity. That is,
actual revenue collections and outlays associated
with the subarea are shown independently of
aggregate county patterns. The second set of
data show revenues and outlays with unim-
proved property, commercial property, and
school outlays equalized.l The equalized set of
data for each alternative incorporates per capita
councywide averages for unimproved property,
commercial property, and school outlays unaffect-
ed by intra-county redistribution of population
and economic activity. Therefore, applying the
equalization concept results in fiscal flows (rev-
enues less operating expenditures) that approxi-
mate projected per capita fiscal flows at the
County level. The rationale for equalizing unim-
proved property, commercial property, and edu-
cation is discussed below,

B. Unimproved Property

he aggregate value of unimproved property

countywide will not be significantly affect-
ed by redistributing population and economic
activity from one area of the County to another.
Presumably, when population and commercial
activity is shifted from Area 1 to Area 2, the
demand for and the value of unimproved prop-
erty rises in Area 2 and declines in Area 1, The
aggregate value of unimproved land in 1989 pre-

sumably represents the anticipared demand for
land at the level of aggregate development
based on COG (or related) long-term projec-
tions. Therefore, in subarea runs, it may be rea-
sonable to substitute the Countywide average
per capita unimproved property values for the
actual values of such property within subareas.
In effect, such equalization means unimproved
property values in the year 2009 would rise in the
Sycolin, Broad Run, and Elk Lick subareas. How-
ever, they would fall in the Dulles North Area.

C. Commercial/Industrial Property

he projected total quantity (and value) of

commercial and industrial property in
Loudoun County is related to future population
growth, future disposable income, and the size
and quality of the future labor force (which
encourages the location of export industries).

In the subareas considered in the analysis,
commercial office and retail space is allocated at a
level sufficient to respond only to demand by
local area residents. Additional space required for
goods and services exported from the County is
not allocated to these subareas. As such, per capi-
ta revenue derived from commercial property in
the subareas is below the County average.
Because a countywide labor force (including resi-
dents of a subarea) supports export activities, it
makes sense to add revenue from these activities
as part of the equalization process. The effect of
this reallocation is to increase revenues without
concurrently increasing outlays at the subarea
level. Itshould be noted, however, that the addi-
tion of these revenues does not imply that these
subareas are likely to gain export oriented devel-
opment. Such development will remain concen-
trated along a few corridors. Equalization dis-
tributes revenue from this development among
subareas based on the location of the labor force,

D. Education Outlays

Operating costs per pupil are typically not
sensitive to location. As such, redistribut-
ing population and housing from Area 1 to Area 2
within the County should have no substancial

! As noved previonsly, Eft Lick and Upper Broad Run represent additional development above Connty totals. Therefore, school ontlays per

capita are not eqnalized,
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effect on per pupil outlays.2 As the countywide
total number of households and students is unaf-
fected by an internal redistribution of housing,
from initially projected patterns, both the aggregate
total (Countywide) and per capita cost (rotal
school outlays divided by population) costs should
be similar regardiess of such redistribution.

Applying the countywide model with the
COG projected population, students as a percent-
age of the total population remain essentially
unchanged between 1989 and 2009. However, in
a subarea with low initial population and rapid
growth, there will be more students per capita
than countywide. This will be the case because
the model allocates more children to new units
than the County average. At the County level, the
combination of more children per new unit, and the
aging of the existing population (built into the
model} results in a stable student-to-population ratio
over time. This is consistent with recent national
birth rate data showing stability in the number of
births per woman following a period of decline.

If one considers a rapidly growing subarea as an
independent geographic entity, the per capita cost
of education will be higher than the countywide
per capita cost. However, if the additional students
in the subarea cause a reduction in the number of
students elsewhere in the County (this is the situa-
tion when the aggregate countywide population
level is unchanged from COG projections), it may
be reasonable to apply the countywide student/
population ratio to the subarea. This has the effect
of lowering rotal expenditures in growing areas.

The equalization process for education costs
was not applied to Elk Lick and Upper Broad
Run areas, because the population growth in
these areas is in addition to the countywide
COG projected total.

COMPARISON OF SUBAREA
DEVELOPMENT ALTERNATIVES—
SUMMARY OF FINDINGS

perating revenues, operating costs, and
capital outlays for each development
alternative are summarized in Tables
1A and 1B. Tabie 1A shows the “unequalized”
fiscal data which arc consistent with the data

shown in the preliminary report provided to
Loudoun County on August 2, 1990.

Without equalization, operating revenues per
dwelling unict are the highest in Dulles North,
which includes substantial unimproved property
holdings, with the latest revenue accruing from
Upper Broad Run and Elk Lick, where income and
property value levels are below the County's new
housing average. Operating expenditures show rel-
atively little variation. Dulles North produces a
small operating surplus, sufficient to cover budget-
ed county debt service outlays. The other devel-
opment alternatives (Upper Broad Run, Elk Licl,
and Sycolin) show operating expenditures exceed-
ing operating revenue.

Equalization, as shown in Table 1B, increas-
es operating revenues and reduces operating out-
lays in certain subareas. This results in revenues
exceeding operating outlays in both Dulles
North and Sycolin. Operating deficits continue
in Elk Lick and Upper Broad Run, although the
gap between revenues and outlays is reduced.

Capital outlays are grouped in Table 1A and
1B into those funded by the County and those
not part of the budger (non-County). County
funded costs per dwelling unic show some varia-
tion in Table 1A as a result of differences in the
number of students per capita among the alterna-
tive development patterns, In Table 1B, County
funded capital costs arc shown to be the same in
Dulles North and Sycolin but are higher in Elk
Lick and Upper Broad Run. Higher outlays in
these subareas are accribucable to additional stu-
dents (above the level projected countywide)
expected as a result of the added population.
Non-County capital requirements are the same
with or without equalization. Capital costs per
unit are ranked from the lowest (1) to the highest
(5). The lowest cost 1s in Sycolin, the highest in
Upper Broad Run. Excluding roads, the lowest
capital cost per unit is in Dulles North, the high-
est in Upper Broad Run.

These results indicate that from a fiscal per-
spective additional development in Elk Lick
and Upper Broad Run would not be advanta-
geous to Loudoun County. Capital costs are rel-
atively low in Sycolin, while operating surpluses
are the highest in Dulles North.

2There miay be some small variation due fo trausportation cost differentials and possibly capital ontiays if schaols are underwiilized in a

particilar subarea.
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TABLE 1A
Costs and Revenues per Unit By Subarea, 2009

Unequalized
Dulles Sycolin Upper
North (1) (Lburg FR) Elk Lick Broad Run
COG Dev Alt Dev Alt Dev Ale Dev Alt
Population 52,530 59,552 25,354 18,928 19,084
Residential Units 19,441 22,025 9,286 6,926 6,978
Operating Revenue Per Unic $8,015 $ 7,900 $6,697 $6,275 $6,169
Operating Expenditures Per Unit 7,376 7,544 8,336 7,674 7,627
Net Flow Per Unit 639 355 (1,660) (1,399) (1,458)
Capital Qurlays
County Funded Capital Per Unit $6,442 $6,801 $ 8,005 $7,966 $7,960
Non-County Funded Capital Per Unit {2}
Water $3,014 $3,014 $3,608 $4,049 $5,616
Sewer 4,011 4,011 4,846 4,813 5,144
Roads 16,732 14,624 4,265 4,454 11,662
Sub-Total, Non-County Capital 23,757 21,649 12,719 13,316 22,422
Capirtal Cost Per Unit $30,199 $28,450 $20,724 $21,282 $30,282
Less Roads 13,467 13,826 16,459 16,828 18,720
Rank, Capital Cost Per Unit (3) 4 3 1 2z 5
Less Roads 1 2 3 4 5
TABLE 1B
Costs and Revenues per Unit By Subarea, 2009
Equalized
Dulles Sycolin Upper
North (1) {Lburg FR) Elk Lick  Broad Run
COG Dev Alc Dev Alt Dev Alt Dev Alc
Population 52,530 59,552 25,354 18,928 19,084
Residential Units 19,441 22,025 9,286 6,926 6,978
Operating Revenue Per Unie $8,015 $ 7,799 $ 7,351 $6,719 $6,624
Operating Expenditures Per Unit 7,376 6,975 7,054 7,674 7,627
Net Flow Per Unit 639 825 297 {955) (1,003)
Capirtal Qudlays
County Funded Capital Per Unic $6,017 $6,017 $6,017 $7,968 $7,960
Non-County Funded Capical Per Unic (2}
Warer 53,014 53,014 $3,608 $4,049 $5,616
Sewer 4,011 4,011 4,846 4,813 5,144
Roads 16,732 14,769 4,265 4,454 11,662
Sub-Toral, Non-County Capical 23,757 21,794 12,719 13,316 22,422
Capital Cost Per Unit $29,774 $27.851 $18,736 $21,282 $30,282
Less Roads 13,042 13,042 14,471 16,828 18,720
Rank, Capiral Cost Per Unit (3) 4 3 1 2 5
Less Roads 1 1 3 4 5
(1) Duiles North development alternative has no additional incremental cost for roads.
(2) Sowrce: Loudown County.

3) Lowest capital cost = 1, highest capital cost = 5.



SUBAREA RESULTS

A. Elk Lick
1. COG/Base Alternative

Results of applying the subarea model in Elk
Lick are summarized in Table 2, Using COG
projections, without the extension of sewer and
water service, Elk Lick would remain relatively
undeveloped. Development is assumed to
occur at the rate of approximacely five large
acreage single family units annually. Because
service demand is low, due to the small popula-
tion and the presence of unimproved property,
revenues exceed outlays by approximately $1
million in the base year (1989). The 1989 subarea
assessed value is $184 million. The composition
of the base is as follows: 18 percent residential,
1 percent commercial, 76 percent unimproved,
and 4 percent agricultural use value. The arca
would continue to produce more revenues than
expenditures over the projected 20 year time
frame given these slow growth rates.

2. Development Alternative
With the extension of sewer, water and roads in the
year 2000, the Elk Lick subarea is expected to
accommodate a total of 6,926 housing units by 2009
Without equalization, this results in operating
cxpénditurcs (not including debr service)
exceeding revenues, causing a negative cash
flow of $9.7 millien in 2009, In that year, the
subarea would have a total assessed value of
$2.31 billion of which 82 percent is residential, 7
percent is commercial, 10 percent is unimproved
and agriculture use is less than 1 percent. Higher
operating outlays compared to operating revenues
are primarily ateributable to the shift in assessed
value from unimproved land to predominantly
residential uses and the subsequent increase in
the number of individuals requiring services. In
2009, population will have increased ro about
19,000 persons while cotal per capita assessed
value will have dropped to $122,100 compared
to $312,000 in the base year (1989). Other factors
contriburing to the negative case flow include
below average new property values and lower
income in this subarea compared to new housing
elsewhere in the County.

Equalizing unimproved and commercial

property increases revenues without changing
outlays and reduces the deficit to $6.6 million in
2009. Nonetheless, every dollar in operating
outlays is offset by only 88 cents of revenue.
Capital costs (both on and off budget) do not
differ between the unequalized and equalized
scenario and increase the negative cash flow to
$20.8 millien, Components of non-County capi-
tal outlays are shown in Table 1A and B.

B. Upper Broad Run
1. COG/Base Alternative

A summary of the Upper Broad Run analysis is
shown in Table 3. Under the COG projection,
Upper Broad Run weuld remain relatively unde-
veloped in the absence of extension of sewer
and water services. Development is assumed to
occur at the rate of approximately five single
family detached units on large lots annually.
Due to the low population and correspondingly
low service demand in this subarea, as well as
the high percentage of unimproved property,
revenues exceed outlays by approximately
$900,000 in the base year. The 1989 subarea
assessed value of $185 million consists of the
following: 90 percent unimproved, 5 percent
residential, 2 percent commercial, and 3 percent
agriculture use value. The area, given only a
small number of residential units, would continue
to produce an excess of revenues over expendi-
tures during the projected 20 year time frame.

2. Development Alternative

With the extension of sewer, water and roads in
the year 2000, the Upper Broad Run subarea is
expected to accommodate a total of 6,978 hous-
ing units in 2009. This level of new housing in
the absence of equalization will resultin operat-
ing expenditures (not including debt service)
exceeding revenues causing a negative cash flow
9f$10.2 million in 2009, In that year, the subarea
would have a rotal assessed value of $2.29 billion.
Of this total 81 percent will be residential, 7
percent will be commercial, 12 percent will be
unimproved, with agriculture less than 1 percent.
Higher expenditures compared to revenues in
this area are partially attributable to the shift in
assessed value from unimproved to predomi-
nantly residential accompanied by considerable
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TABLE 2
Elk Lick Subarea
Comparison of Fiscal Indicators and Results
OG and Development Alternatives

(Thousands $)
Develop Develop
Alternative Alternative
COoG (Unequalized) {Equalized}
2009 2009 2009

Population 589 872 18,928 18,928
Total Dwelling Unirts 190 290 6,926 6,924
Public School Enrollment 98 137 4,133 4,133
Total Real Property Value

Residential $ 34,000 $103,000 $1,906,000 $1,906,000

Comm./Industrial 2,000 5,000 163,000 299,781

Unimproved 140,000 193,000 239,000 451,656

Agric. Use Value 7,000 7,000 2,000 2,000
Total Value 183,000 308,000 2,310,000 2,659,437
Per Capita Real Property Value

Residential $58 $118 $101 $101

Total 311 353 122 141
Current OPT'G Revenues $1,863 $ 3,896 $43,460 $ 46,535
Current OPT'G Expends 858 2,022 53,150 53,150

Education Qutlays 515 1,288 34,254 34,254

All Other 343 734 18,896 18,896
Ratio OPTG Rev:OPTG Exp $2.17 $1.93 $0.82 $0.88
Current OPTG Cash Flow (wfo DS) $1,005 $1,874 ($9,690) ($6,615)
Current OPTG & Capital Revenues $1,863 $3,918 $ 48,130 $51,205
Current Capiral Exp

Debt Serviee it} $ 64 $ 4,096 $ 4,09

On-Budpet 0 270 5,570 5,570

OH-Budget 0 0 9,190 9,190
Total 0 334 18,856 18,856
Total Current Expends $ 858 $ 2,356 $72,006 $ 72,006
Ratio Total Rev:Exp $2.17 $1.66 $0.67 $0.71
Total Cash Flow $1,005 $1,562 ($23,876) (%20,800)
Education Operating Expenditures

Per Capita (Actual $) $874 $1,477 $1,810 $1,810

Per Pupil (Actual $) 5,255 9,401 8,288 8,288

REV = Revenues OPTG = Operating

EXP = Expenditures

W/O = Without DS = Delbrt Service

population growth and only modest levels of
additional commercial development. In 2009,
population will have increased to 19,000 while
total per capita assessed real property value will
have fallen to $120,000 compared to $243,000 in
the base year (1989}, Other factors for the fiscal
deficic include below average new housing values
in this subarea compared to other areas of the
County. The income of new residents is also
projected to be below the level of other (county-
wide) new residents.

Equalizing unimproved and commercial
property values by applying countywide per
capita values to unimproved and commercial
property increases revenues by $3.2 million
without changing expenditures. This increases
the revenuefoutlay ratio from .81 to .87. No
adjustment is shown for education, as this alter-
native increases population and students above
projected countywide levels,

The negative operating cash flow combined
with the capital costs associated with 6,978 resi-

Appendix: Fiscal Impacr Analysis of Development Afternatives
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TABLE 3
Upper Broad Run

Comparison of

iscal Indicators and Results

OG and Development Alternatives

(Thousands $)
Develop Develop
Alternative Alternative
Base COG {Unequalized) (Equalized)
1989 2009 2009 2009
Population 766 1,043 19,084 19,084
Total Dwelling Units 247 347 6,978 6,978
Public School Enrollment 128 157 4,149 4,149
Total Real Property Value
Residential $10,000 $60,000 $1,861,000 $1,861,000
Comm./Industrial 4,000 7,000 163,000 314,585
Unimproved 166,000 228,000 265,000 473,960
Agric. Use Value 6,000 6,000 2,000 2,000
Total Value 186,000 301,000 2,291,000 2,651,545
Per Capita Real Property Value
Residential $13 $58 $98 %98
Total 243 289 120 139
Current OPTG Revenues $ 2,019 % 4,037 $43,049 $46,222
Current OPTG Expends 1,115 2,298 53,222 53,222
Education Qutlays 669 1,450 34,387 34,387
All Ocher 446 848 18,835 18,835
Rartio OPTG Rev:OPTG Exp $1.81 $1.76 $0.81 $0.87
Current OPTG Cash Flow (wfo DS) $904 $1,739 ($10,173) ($7,000)
Current OPTG & Capital Revenues $ 2,019 $ 4,055 47,715 $50,888
Current Capiral Exp
Debt Service 0 $ 55 $ 4,084 $ 4,084
On-Budger 0 22 5,572 5,572
Off-Budget 0 0 15,750 15,750
Total 0 77 25,406 25,406
Total Current Expends $1,115 $2,375 $ 78,628 $ 78,628
Ratio Toral Rev:Exp $1.81 $1.71 $0.61 $0.65
Total Cash Flow $904 $1,680 ($30,913) {$27,740)
Educzation Operating Expenditures
Per Capita (Actual $) $873 $1,390 $1,802 $1,802
Per Pupil (Actual $) 5,227 9,236 8,288 8,288

REV = Revenues OPTG = Operating

EXP = Expenditures

W/O = Without DS = Debt Service

dential units result in a subscantial cash flow
deficit of $30.9 million. After equalization, this
figure falls to $27.7 million in 2009. Capital
costs (both County and non-County} do not dif-
fer between the unequalized and equalized sce-
narios. Off budget capital outlay components
arc shown in Table 1.

C. Sycolin
1. COG/Base Alternative

A summary of findings from the analysis of the
Sycolin subarea is shown in Table 4. Applying
COG projections, Sycolin would remain rela-
tively undeveloped, in the absence of extension
of sewer and water services. Development is
projected to occur at the rate of approximartely
ten detached units annually in the base year,
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revenues exceed outlays by approximately
$952,000. The 1989 subarea assessed value of
$162 million consists of 15 percent residential, 2
percent commercial, 76 percent unimproved and
6 percent agriculcure use value. The area would
continue to produce an excess of revenues over
expenditures during the 20 year time span.

2. Development Alternative
With the extension of sewer, water and roads in
the year 2000, the subarea is expected to accom-
modate a rotal of 9,286 housing units in 2009. In
the absence of equalization, this would produce
operating expenditures (not including debt service)
that exceed revenues, causing a negative cash flow
of $15.4 million in 2009. In 2009, the subarea is
estimared to have a total assessed value of $3.29
billion, of which 86 percent is residential, 7 percent
is commercial, 7 percent 1s unimproved, and 1
percent is in agriculture use. Expenditures exceed
revenues because the tax base changes from
unimproved to predominantly residental while
service demands increase with the growth in pop-
ulation. The cost of providing services to new res-
idents is less than revenues accruing from their
presence. Population increases to 25,354, as total
per capita assessed value declines to $129,763 in
2009 from $370,709 level in the base year (1989).
Equalizing for school enrollment, unimproved
property and commercial property causes revenues
to rise by $6 million and expenditures to be
reduced by $12 millien. In contrast to the unequal-
ized scenario, these equalizacion adjustments result
in operating revenues (excluding debt service)
exceeding outlays. However, the addition of capi-
tal expenditures, such as debe service and other
capital needs results in a cash flow deficic of $14.5
million in 2009. Most of the deficit is ateriburable
to non-County budget capital outlays. County and
non-County per unit capital costs for the Sycolin
subarea are listed in Table 1A and 1B. Capital out-
lays associated with the development alternative
are somewhat lower after equalization. This is due
to lower capital outlays for schools as a result of
applying the countywide capital costs,

D. Dulles North
1. COG/Base Alternative

Results of applying the subarea model in the

Dulles North Subarea are summarized in Table
5. Applying the COG projection, substantial
development would take place in Dulles North.
Dwelling units would increase from 1,511 in the
base year (1989) to 19,411 in 2009. The subarea
revenues exceed expenditures {net flow) by
approximately $13 million in 1989 due to the
high value of untmproved property. Total assessed
value in the subarea in 1989 was approximately
$1.86 billion. Eighty-one percent of the property
value was unimproved, 10 percent was residential,
7 percent was commercial, and land in agricul-
ture use was in 2 percent.

Under COG growth projections, the operating
surplus for Dulles North prior to equalization
remains positive, but the surplus is reduced.
Although service costs increase with added pop-
ulation, these are offset by higher revenues due
largely to high unimproved land values, thus
maintaining a positive net flow of $12.4 million
in 2009. The assessed value in Dulles North is
projected to be $8.5 billion with residential rep-
resenting 68 percent, commercial seven percent,
unimproved 27 percent and agricultural use
value less than one percent of the total.

Dulles North maintains a relatively high
share of unimproved land value because in 1989
the subarea had higher per capita unimproved
land values compared to other subareas exam-
ined. In 1989, the per capita unimproved land
value was $322,090. Without equalization this
declines to $43,784 per capita in 2009.

2. Development Alternative

Under the development alternative, 2,584 more
units would be added to Dulles North than
under the COG projection. In the year 2009,
operating revenues are expected to exceed
operating outlays (unequalized scenario) by $7.8
million. Total assessed value is projected to be
$9.33 billien in Dulles North with residential
representing 68 percent, commercial seven per-
cent, unimproved 25 percent and agriculture use
value less than one percent in 2009.

Equalizing unimproved property reduces
revenues in Dulles North. This reduction is
partially offset by higher revenue from commer-
cial property. The net effect is a minor reduc-
tion in 2009 property values from $157 per capi-
ta to $153 per capita. Operating expenditures

Appendix: Fiscal Impact Analysis of Developinent Alternatives
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Comparison of Fiscal Indicators and Results

TABLE 4
Sycolin

OG and Development Alternatives

(Thousands $)
Develop Develop
Alternative Alrernative
Base COG (Unequalized) (Equalized)
1989 2009 2009 2009

Population 437 1,025 25,354 25,354
Total Dwelling Units 141 341 9,286 9,286
Public School Enrollment 73 192 5,590 4,260
Total Real Property Value

Residential $25,000 $138,000 $2,831,000 $2,831,000

Comm./Induscrial 4,000 9,000 218,000 457,074

Unimproved 123,000 169,000 237,000 688,636

Agric. Use Value 10,000 10,000 4,000 4,000

Total Value 162,000 326,000 3,290,000 3,980,710
Per Capita Real Property Value

Residential $57 $135 $112 F112

Total 37N 318 130 157
Current OPTG Revenues $1,587 $4,433 $62,185 $68,2063
Current OPTG Expends 635 2,946 77,596 65,504

Education Qutlays 382 2,043 50,824 38,732

All Other 253 903 26,772 26,772
Ratio OPTG Rev:OPTG Exp $2.50 $1.50 $0.80 $1.04
Current OPTG Cash Flow (w/o DS) $952 $1,487 ($15,411) $2,760
Curren: OPTG & Capital Revenucs $ 1,587 $ 4,495 $68,694 $ 74,772
Current Capital Exp

Debt Service 30 $143 $ 5,589 $ 5,589

On-Budge: 0 74 7,773 7,773

Off-Budget 0 0 10,420 10,420
Total 0 217 23,782 23,782
Tatal Current Expends $635 $3,163 $101,378 $89,286
Ratio Total Rev:Exp $2.50 $1.42 $0.68 $0.84
Total Cash Flow $952 $1,332 ($32,684) ($14,513)
Educacion Operating Expenditures

Per Capita (Actual $) $874 $1,993 $2,005 $1,528

Per Pupil (Acrual $) 5,233 10,641 9,092 9,092

REV = Revenues  OPTG = Operating

EXP = Expenditures

DS = Debt Service W/O = Without

fall by $13 million as a result of equalizing
education outlays. The over-all effect of equal-
ization is to increase the operating cash flow
from $7.8 million in the unequalized scenario to
$18.2 million. This surplus is sufficient to cover
debt service and most (but not all} County capital
requirements. The inclusion of non-County
capital outlays result in substantial deficits.
These deficits are attributable primarily to
transportation capital outlays, including inter-

changes and regional networks not required in
other subareas examined. Capital outlays
associated with the development alternative are
somewhart lower under the equalized scenario.
This is due to lower capital ouclays for schools
as a result of applying countywide capital costs.
County and non-County per unit costs for the
Dulles North subarea are shown in Table 1A
and 1B.
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TABLE 5

Dulles North Subarea
Comparison of Fiscal Indicators and Results

OG and Development Alternatives

(Thousands $)
Develop Develop
Alternative Alternative
Base COG {(Unequalized) (Equalized)
1989 2009 2009 2009
Pepulation 4,685 52,530 59,552 59,552
Total Dwelling Units 1,511 19,441 22,025 22,025
Public School Enrollment 781 9,856 11,406 10,005
Toral Real Property Value
Residential $182,000 $5,614,000 $6,399,000 $6,399,000
Comm./Industrial 132,000 580,000 641,000 1,073,290
Unimproved 1,509,000 2,300,000 2,300,000 1,617,000
Agric. Use Value 34,000 12,000 12,000 12,000
Total Value 1,857,000 8,506,000 9,352,000 9,101,330
Per Capita Real Property Value
Residential $39 $107 $107 $107
Toral 396 162 157 153
Current OPTG Revenues $19,888 $155,828 £173,987 $171,781
Current OPTG Expends 6,858 143,404 166,163 153,615
Educarion OQutlays 4,095 88,081 102,154 89,6006
All Other 2,763 55,323 64,009 64,009
Ratio OPTG Rev:iOPTG Exp $2.90 51,09 $1.05 $1.12
Current OPTG Cash Flow (wfo DS) $13,030 $12,424 $7,824 $18,166
Current OPTG & Capital Revenues $19,888 $161,061 $i81,147 $178,941
Current Capital Exp
Debt Service $0 $9,469 $11,034 $11,034
On-Budget 0 6,249 8,550 8,550
Off-Budget 0 45,800 47,900 47,900
Toral 0 61,518 67,484 67,484
Current OPTG & Capital Expend. $6,858 $204,922 $233,647 $221,099
Ratio Total Rev:Exp $2.90 $0.79 $0.78 $0.81
Tatal Cash Flow $13,030 ($43.861) ($52,500) {$42,158)
Education Operating Expenditures
Per Capita (Actual $} $874 $1,677 $1,715 $1,505
Per Pupil (Actual $) 5,243 8,937 8,956 8,956

REV = Revenues OPTG = Operating

EXP = Expenditures

W/O = Without

DS = Debt Service

Appendix: Fiscal Impact Analysis of Developmenr Alternatives
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THE ROLE OoF UNIMPROVED
PROPERTY IN THE FISCAL
PosITioN oF LoupounN COUNTY

he importance of unimproved property

(both farmland and other) to the rev-

enue flow in Loudoun County is evi-
denced by its high share of the real property tax
base. In 1990, this category of property is esti-
mated to be assessed at about $4.9 biliion, and
represents about 45 percent of the assessed
base.! By comparison, unimproved property
comprises 13.6 percent of the property tax base
in Virginia,? In projecting the fiscal impact of
new development in Loudoun County, the high
value of unimproved property has the potential
to distort future revenue flows. This problem
arises as a resule of conditions that are frequently
beyond the control of landowners or Loudoun
County, as outlined below.

1. The value of unimproved property is more
volatile than real property with improvements or
personal property. Improved properry produces a
return to its owner in the form of rents; unim-
proved property (beyond its value in agriculrural
use) creates no cash flow. Although the quantity
of unimproved developable land in the County
is limited, ensuring that its value will be main-
tained over the long run, the current worth of
such property is based on several factors, includ-
ing the following;

a. Market potential at its “highest and
best” use.

b. The presence (or absence) of conditions
allowing its highest and best use (zoning,
the availability of piped water, sewerage
treatment, roads, other facilities), at the con-
templated time of development.

c¢. Quantity of competing unimproved
property with similar characteristics.

2. Another set of factors influencing the value of
unimproved property is exogenous (beyond local
control) and includes the following:

a. Projected level of regional economic
activity (growth rate for the Washington,
D.C. region). This includes furure employ-
ment levels and new houscholds. These
projections are partially linked to national
growth estimates.

b. Changes in the projected local share of
regional growth. The abilicy of Loudoun
County to maintain a share of regional
growth is determined, in part, by policies of
nearby jurisdictions.

¢. Availability and cost of financing

A change in any one of these conditions will
cause the value of unimproved land in the
County to fluctuate, in many instances substan-
tially, from existing levels. When the expected
annual return from unimproved property (over
time) falls below 10 to 12 percent (the holding
cost of land) its value will drop. If the expected
rate of return is higher, the value will appreciate.
The recent slowdown in economic activity in
Loudoun County is due to a regional slowdown
in household and employment growth as well as
weakness in the financial system. This results
in lower short-term demand for land concurrent
with rising holding costs due to difficulties in
the banking system causing both a reduction of
funds available for real estate purchases and
interest rates on high risk loans to rise.

A. The Fiscal Impact Model—
Countywide Level

AE the countywide level, the model assumes no
eal appreciation of unimproved property
(other than inflation) for five years, and modest
increases in subsequent years. The five-year peri-
od was selected to span what appears to be (as of
1990) the downward slope of a business cycle.

1 The assessed vatue of uninproved property is approximate. The estimated total includes property subject to land use tax deferral. The tax-
able share of unimproved property is therefore @ lower percentage of the total.

2 Vi Trginia, 4.3 percent of the local real property base cosists of vacant land, 9.3 pervenr consists of acreagelfarms and nonresidential rural land.
This includes property sulject to land use deferral. See Burvan of the Ceusus, 1987 Census of Governumnents, Taxable Property Values.
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Unimproved property values could well
decline for the next two to three years, but in
the follewing two to three years to offset previ-
ous losses. Thus, the net effect would be little
change in value (other than inflation) over the
next five years. As demand for unimproved land
in future years increases during the next expan-
sionary period, real growth would resume. How-
ever, over a twenty-year period, real apprecia-
tion is likely to be modest, given the assumption
that investors have already discounted projected
growth in the County for the next two decades.
This is one rational explanation for the differ-
ences in the higher share of unimproved proper-
ty (other than for agricultural use) of the total
base in Loudoun County and other suburban
jurisdictions. If this reasoning is consistent with
the perception of investors, unless growth will
exceed levels anticipated by the County in
1989, the high annual appreciation rates
observed during the 1980s would not return for
some time. Were housing and commercial
demand in the future to exceed current expecta-
tions, the price rise could be more significant
than the model suggests.

C. The Fiscal Impact Model—
Subarea Level

n applying the model, it was assumed that the

future value of unimproved property was
insensitive, at the subarea level, to the availabili-
ty or absence of infrastructure on the premise
that the value of land already incorporated {and
discounted) this factor. This assumption was
made because no analysis was available that

would provide even a rough measure of how
sensitive land values historically in Loudoun
County have been to the avatlability of infras-
tructure (water, sewerage treatment, roads), or
the anticipation (probability) of such infrastructure
becoming available at some future peint in time.
This is an issue that can only be estimated
empirically. We know intuitively the direction of
the impact (adding a road or sewerage treatment
trunk line increases unimproved property values,
a delay from the expected time of availability
decreases values), but the magnitude of change
is not known.

One means to alleviate this problem at the
subarea level is to substitute countywide per
capita or per unit unimproved property values
for actual values within the subareas. The basis
of this approach is that if projected population
and employment levels in Loudoun County in
the year 2010 materialize, the aggregate value of
unimproved property will be what the model
projects. Therefore, whether area “A” or area “B”
opens for development would have lictle impace
on the aggregate (countywide) value of unim-
proved property.® This process would increase the
importance of unimproved property in some sub-
areas, but diminish its importance in others.

The disadvantage of this approach is that the
methed distorts the actual current and projected
values of unimproved land within the geograph-
ic boundaries of the subarea. In the revised fis-
cal impact analysis of development alternarives,
both the subarea fiscal flow assuming County-
wide unimproved property values and flows
based on actual values of such property within
these subareas are shown.

I There would be some differences due 1o site preparation costs, the location of fransporiation arieries and other site-specific factors. However,

at the aggregate level, these disparities wonld rend to offser each otler.

Appendix: Fiscal Impact Analysis of Development Alternatives
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GLOSSARY

Adaptive Ré¢-use: Use of an old structure for a differ-
ent purpose than that originally intended, e.g., a
house used as a restaurant. The purpose is to pre-
serve the structure by finding an alternate use.

Adyacent: Lying near or close to.
Adyoining: Lying next to.

Affordable Housing: Non-subsidized housing
(sale or rental) for those people whose income is
30 - 70% of the median household income for
the area. Such housing should require no more
than 30% of household income.

Agriculture: Any land use which produces live-
stock or plant materials to be used for food or
fiber for human or animal consumption.
Examples include activities which produce cat-
tle, sheep, hogs, horses or other livestock:
activities which produce grains such as whear,
barley and corn; fruit and vegetable production
and tree or timber production.

Agricultural and Forestal Districss: Land areas vol-
untarily designated as districts by land owners.
Must have a core of 200 contiguous acres.
Adopted by the Board of Supervisors by ordi-
nance which cstablishes the district for a length of
time from four to ten years. Development restric-
tions may be imposed by the Board. Use-value
assessment is guaranteed by the state ordinance.
Loudoun County has 22 such districts.

Ancillary: Subordinate, subsidiary, auxiliary,
supplementary. An ancillary use complements a
primary use such as an office supply store in an
office park.

Anaerobic: Living or active in the absence of
free oxygen.

Aguifer: A geologic formation or structure that
transmits underground water in sufficient quan-
tity to supply pumping wells or springs.

Aquifer Recharge Area: Undeveloped or sparsely
developed area where groundwater can be
replenished by rainfall.

Area Plans: The specific detailed land use plans
which Loudoun County adopts for various areas
of the County.

Arterial Road: A publicly owned and maintained
road, generally designed with restricted access
and primarily intended to carry “through” traffic
at 45 to 55 miles per hour.

Bedrock: Rock formation which underlies a sur-
face covering such as soil,

Best Management Practices: Methods that are
determined by the State to be the most effec-
tive and practical means of preventing or
reducing the amount of pollution generated by
nenpoint sources to a level compatible wich
established water qualicy goals. (Non-point
source pollution is carried in runoff that cannot
be traced to a specific source and whose point of
entry into the stream cannot be determined.)

Buffer: An undeveloped or relatively undevel-
oped land area, which lies between two arcas
which contain or may contain conflicting land
uscs. Intended for the purpose of reducing or
eliminating harmful conflicts and screening one
use from another, The buffer may include
trees, plants or other devices to further shield
one use from the other. ('I'ransitional devclopment
may be used as buffers in some cases.)

By-Right Uses: Uses or structures which are
allowed under a particular zoning district classi-
fication without the need for a special permit.

Gawuopy: The upper branches of a stand of trees;
the tallest trees in a forested area.

Capital Improvements Program (CIP); The County's
plan for future capital project expenditures, This
plan spells out the capital facilities which the
County plans to finance, including schools,
librarics, parks, etc.

Class 1T Road: A privately owned road designed
for direct access to individual lots whose owners
are responsible for its maintenance.

Glossary
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Cluster Development: Building units grouped on
small lots with open space on the parent tract
accounting for the overall lower density.

Collector Road: A road into which local roads
funnel and which, in turn, carries craffic to an
arterial road. Ideally it would have few private
entrances accessing it directly.

Colluvial Soils: Soils formed at the base of slopes
and at the head of drainageways, consisting
mainly of washed down topsoil and containing
considerable organic material. They have sea-
sonal high water tables and poor to marginal
bearing capacity.

Commercial Use: Any wholesale, retail or service
business activity established to carry on trade for
profit,

Communal Wastewater Treatment Plant: A small
sewage treatment system designed to serve
small scale developments and institutions which
cannot be safely served by septic systems,

Compatible: Not in conflict with; in harmony with.

Comprehensive Plan: 'The general plan for the
County. Every county in Virginia must have a
Comprehensive Plan which spells out policies
for future development in order to ensure order-
ly growth and the protection of the public health
and welfare. The Comprehensive Plan may
consist of 2 number of components such as local
area plans, service plans and specific land use
related resolutions of the Board of Supervisors.

Conditional Zoning: Attachment of special condi-
tions, which are not in an ordinance, to a rezoning
which bind the developer to certain requirements.

Contiguons: ‘Touching, aburting, adjoining at the
border or immediately across the street.

ZB: A unit of measuring the volume of sound
equal to 20 times the logarithm to the base 10 of
the ratio of the pressure of the sound measured
to the reference pressure, which is 20 micropas-
cals (20 micro-newtons per square meter), In
the text dB(A) means it is A weighted to approx-
imate what the human ear hears.

Demography: The statistical study of human

populations particularly with regard to number,
distribution, vital statistics and other human
characteristics,

Density: The amount of development permitted
per acre. [t may be expressed in dwelling units per
acre (residential) or as building square feet per acre
(floor area ratio - FAR) (commercial/industrial).

Gross Density: The total area of a tract divid-
ed by the number of units to be built.

Net Density: The rotal area of a tract less
steep slopes and floodplain (and less non-
residential area if applied to residential
density) divided by the number of units.

Density Transfer: The act of allowing additional
dwellings to be built on a parcel of land desig-
nated for development in return for further
limicing the number of dwellings to be built on a
different parcel of land designated for conserva-
tion. Density may also be cransferred from one
part of a single owner's land to another part
(within a single parcel or from one contiguous
parcel under the same ownership to another). It
may also be transferred within a single planning
area. In this plan it generally means transfers
may take place within a planning area or from one
planning area to another planning area specified
in the Density Transfer Guidelines on page 1953,

Development: The act of building or the exis-
tence of structures for human habication or
business use including houses, stores, schools,
offices, roads, etc.

Diabase: A fine to medium grained dark colored
igneous rock that is a good source for crushed
stone for road and building construction.

Dillon Rule: The rule adopted by the Virginia
General Assembly which limits the legislative
powers of local government in Virginia to those
powers which have been specifically and express-
ly granted to them by the General Assembly.

Dulles Toll Road Corridor: "The Dulles Toll Road
Corridor is defined by the maps in the Dulles
Toll Road Study.

Easement: An incerest in land owned by another
that entitles its holder to a specific and limited
use or enjoyment,
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Open Space (Scenic, conservation} Easement:
An easement by which the right to develop
land is removed from the “bundle” of rights
by deed and held and supervised by another
party, generally a governmental or non-prof-
it organizacion.

Facade Easement: Similar to open space ease-
ment except that the restriction is on altering
the exterior appearance of a structure which
cannot be accomplished without the permis-
sion of the parry that owns the easement.

Enabling Legislation: Legislation passed by the
Virginia General Assembly which authorizes a
localicy or localities in the State to carry out
some particular program or which grants certain
specific powers to those localities. Local gov-
ernments may not enact ordinances without
enabling legislation.

Environmental Impact Assessment: A systematic,
comprehensive review process designed to iden-
tify and evaluate potential environmental
impacts of a project.

Eguity: The net value which a landowner holds
in his property, not including the value pos-
sessed by a person or institution which holds a
lien or mortgage on the property.

Erosion: The wearing away and removal of
materials of the earth's crust by natural means
such as wind or water,

Exurban: Residential development on lots three
acres or greater in size in the Rural Area.

Facitities Standards Manual: An adopted docu-
ment which sets out specific regulations and
design standards for such facilities as water/sewer
service, roads and streets, soils review, ete.

Fair Marfet Value: The value, expressed in dol-
lars, of property when offered for sale on the
open market.

Fee Simple Ownership: The complete ownership
interest in real property; the ownership of the
entire “bundle” of rights atrached to real property.

Fiscal: Of or relating vo public revenues, public
expenditures and public debr; public financial
matters.

Iloodplain, 100 year: Land adjoining a water-
course or other water body thac will be inundated
to a defined height by water from a flood which
has a 1% chance of occurring in any year.

Floor Area Ratio (FAR): The ratio of the
enclosed floor area of buildings on a given lot to
the total net area of the lot.

Future Urban Areas: Areas planned for central
utilities in the more distant future but wichin
the next 50 years.

Geotechnical Studly: Study of bedrock and soils.
Used to help determine potential safe development.

Greenbelt: Any largely undeveloped area or an
area of low density development consisting of
entirely or primarily open space or rural residen-
tial uses covered with trees, shrubs, grass or
other plant material surrounding a developed
urban area or separating one urban area from
another. In this plan greenbeles serve to separate
different policy areas such as the towns’ Urban
Growth Areas from the surrounding rural area.

Groundwarer: Water bencath the ground surface
in a saturated zone. Major source of water sup-
ply for western Loudoun County.

Growth Management: The process of guiding
development in the direction that is most effi-
cient, and fiscally and environmentally sound.

Habitat: Place or site where animals or plants
naturally live and thrive.

Hamler (new): A cluster of 3 to 25 residential lots
permitted under A-3 zoning (three acre density)
rules. If a tract of land is large, there may be
more than one hamlet. Rules governing size and
shape permic great flexibility (minimum lot size:
one-third acre; shape: 5:1, length to width). At
least 70% of the tract must be retained in large
“common open space” or “conservancy lots” of
seven acres or more in size with open space ease-
ments prohibiting further subdivision, The total
amount of conserved land must equal or exceed
80% of the tract. (See Section 601 of the
Loudoun County Zoning Ordinance,)

Hamilet {olg): A small cluster of dwellings gener-
ally at a crossroads and not large enough to be

Glossary
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classified as a village. Historically hamlers in
Loudoun County may have included a general
store often combined with a post office.

Heavy Industry: A variety of uses which have
public nuisance potential and, under the Zoning
Ordinance, are subject to sensitive review for
locational impact on surrounding land uses and
the environment. Such uses are generally
planned for land within the 65 Ldn noise zone
or where residential development is otherwise
undesirable. These industries include such uses
as metal fabricadon and quarries, asphalt or con-
crete mixing plants, and junk yards.

Herbaceous Cover: Low plants, ground vines,
small shrubs growing close to the ground beneath
the canopy and understory in a wooded area,

Historic District: A zoning district overlaid on an
existing zoning district and adding additional archi-
tectural and design controls to the regulations of
the base district. Historie Site Districts (HS) com-
prise one property with its related structures;
Historic and Cultural Conservation Discrices
(HCC) comprise a number of properties related in
some way to each other. Loudoun County has
eight HCC Districts: two administered by incorpo-
rated towns and six administered by the County.

Historic District Review Committee (HDRC): A
committee of citizens appointed by the Board of
Supervisors and empowered to approve or deny
the issuance of Certificates of Appropriateness for
any construction, reconstruction, renovation or
restoration in the Historic Districts. Its decisions
may be appealed to the Board of Supervisors.

Hydrology: Science dealing with the properties,
distribution and circulation of water on the sur-
face of the land, in the soil and underlying rocks
and in the atmosphere,

Hydrogeological Study: Study of groundwater, its
location and prevalance.

Hydric Soifs: Soils which are saturated long
enough to develop an anaerobic condition in the
upper soil so that only certain plants can live in
it. Hydric soil is an indicator of wetlands.

Industrial Uses: Nonresidential and noncommer-
cial employment uses such as mining, milling and
manufacturing. The Loudoun County Zoning

Ordinance has separate industrial zoning districts
for heavy and light industrial uses.

Infill Development: Development of unused land
surrounded by already develeped land.
Infrastructure: Public facilities such as water/
sewer and roads in place which form the skele-
ton on which a development is builr.

Instirutional Uses: Public or private health, recre-
ational or educational uses such as parks,
schools, libraries, hospitals and camps.

Intensity: A measure of the extent to which a
tract of land is developed. Residential density
in units per acre is a measure of intensity; floor
area ratio is also a measure of intensity, as is
square feet per acre. Intensity can also be
described or measured in terms of impacts such
as traffic loading, sewage disposal needs, etc.

Karst: Refers to terrain characterized by the solu-
tion of bedrock, allowing underground drainage
and with distinctive land forms and features such
as sinkholes, pinnacled rock and caves,

Land Trust: A public and/or private, organization
with the authority to buy, accept donations, hold
and/or s¢ll interests in real property for the pur-
pose of land and/or building preservation.

Ldn: Day-Night Sound Level: the energy-aver-
aged level (Leq: see below) of sound for 24
hours adjusted to include a 10 decibel penalty
for noise exposures during night-time hours
(10:00 p.m. to 6:00 a.m.).

Leg: Equivalent Sound Level: the average ener-
gy level of sound over a given period of time.
The period of time is normally shown in paren-
thesis. For example, Leq(8) would be
interpreted to mean the average energy level of
sound over an eight hour time period. Leq(h) in
text is intended to represent the appropriate
number of hours.

Light Industry: Uses which have less deleterious
impact on their locality than the heavy indus-
tries, located in indusctrial parks or in
conjunction with large mixed use development.
May include such uses as manufacture and dis-
tribution of such products as scientific and
precision instruments and other items which
may be manufactured without unpleasant
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impacts on their surroundings. In the mixed use
communities it should not require outdoor stor-
age and be of architectural design and size
compatible with non-industrial uses.

Limestone Conglomerate: Geologic formation that
is highly water soluble and is characterized by
numerous underground caves and surface sink-
holes; it is a natural groundwater aquifer that is a
good water supply source. Limestone conglom-
erate consists of various small rocks cemented
together with a carbonate matrix. In appearance
it is very similar to concrete.

Local Road: A public, state owned and maintained
road designed for direct access to individual lots.

MGD: Million gallons per day (refers to sewage
treacment or water supply flows),

Mitigation (environmenral): Planting of new forests
to replace those which have been removed; cre-
ation of new wetlands to replace those destroyed
by development. Mitigation is often done in a
different area than that previously occupied by
the replaced forest, wetland, etc.

National Historic Landmark: District, site or
structure listed on the National Register of
Historic Places and considered to be of unusual
importance to American history, architecture,
archaeology andfor culture. Under the jurisdic-
tion of the Secretary of the Interior. Designation
does not imply control over the properties
included. There are four in Loudoun County.

Natignal Register of Historie Places: A register of dis-
tricts, sites, buildings, structures and objects
significant in American history, architecture,
archacology and/or culture, The Register is main-
tained by the Secretary of the Interior and
administercd by the Keeper of the National
Register. Local nominations to the Register are
made by the Virginia Historic Resources Board,
Designation does not imply control over the prop-
erties included. There are eight districts and 21
sites in Loudoun County on the National Register.
T'wo additional sites have been destroyed.

Open Space: Land which is in a largely natural
state with few if any buildings or other struc-
tures. Examples include passive parks, farmland
and vacant land.,

Overlay Zoning District: A zoning district super-
imposed on another, both having validity in
governing the use of the property. Historic
Districts are overlay zoning districts.

Partial Ownership Interest: The ownership of
only one or more but not all of the entire fee
simple “bundle” of rights in land.

Performance Standards: Regulation of land use
based on certain standards for such things as
noise, vibrations, environmental conditions, etc.

Perk Site (percolation site): An area where the
soil may be used as a medium to effectively
dispose of sewage by means of the sewage
effluent percolating or filtering downward
through tbe soil. Located by a "perk test”
which measures time required for water to sink
through the soil.

Perpetuity: A future limitarion on property which
is not destructible by the persons who at the
present time hold an interest in the property
subject to future limication.

Perpetual Easemenr: A right to use or enjoy the
land of another which is unlimited with respect
to time so long as the right is not extinguished.
The right may not be extinguished arbitrarily.
However, it may be extinguished because of
furure actions; for example, by a cessation of the
purposes for which the easement was created,
by an express release by both the property
owner and the grantee of the easement, or by a
change in condition not contemplated at the
time of creation.

Pipeline: A compilation of development applica-
tions which notes thetr places in progressing
through the approval process.

Physiographic: Pertaining to physical geography.

Planning Commission: A commission composed
of citizens appointed by the Board of
Supervisors and empowered to prepare the
Comprehensive Plan and to evaluate proposed
land use changes for conformance wich the
Comprehensive Plan and the Zoning and
Subdivision Ordinances. It is charged with
making recommendations to the Board of
Supervisors on proposed land use decisions.

Glossary
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Primary Road: A road owned by the Virginia
Department of Highways and Transportation
whose construcrion and/or maintenance is fund-
ed through the Commonwealth of Virginia
Primary Road Account.

Proffered Condition{Proffer: A promise or commit-
ment given in writing by a developer to
construct certain improvements, to make certain
donations, or to develop property subject to
specified conditions to mitigate the impacts of
the proposed development and to develop the
property in accord with the Comprehensive
Plan,

Public Facilities: Public works supplied generally
by a government organization. Examples
include: public roads, schools, water and sewer
facilities, fire stations and libraries.

Public Hearing: Meetings of Boards and Commis-
sions at which members of the public are invited
to express their opinions. Differs from public
meeting in that public participation is not neces-
sarily part of the public meeting. Public hearings
are required by State Code as part of the process
of reviewing and acting on certain kinds of
development applications.

Public Service Area: Specific area designated over
a five year period where the County has com-
mitted funds through the annual budget or an
adopted Capital Improvements Program for con-
struction or expansion of fire and rescue
services, recreation, police protection, schools,
sewer and water treacment plants, main crunk
lines and similar facilities.

Pump and Haul: A procedure in which a sewage
holding tank is pumped out on a regular basis
and the raw sewage is transported by vehicle to
an authorized treatment plant.

Real Property: Land and any immobile buildings
or structures actached to the land.

Reasonable Use: A use which is fair and suitable
under the circumstances, which brings fair eco-
nomic return {not necessarily highest economic
return), and which is compatible with the gener-
al purposes of promorting the health, safety and
general welfare of the public and which furthers
a legitimate zoning purpose.

Recreation: Passive recreation facilities include
mostly undeveloped, natural areas for hiking,
camping, hunting and fishing. Active recreation
facilities include developed areas such as ball-
fields, equestrian facilities, golf courses, tennis
courts and swimming pools.

Residential: Structures which are built for and
occupied by privare households, racther than gov-
ernment or businesses. Private dwellings.

Rezoning: A change in zoning district and conse-
quently in allowed land use or allowed intensity
of land use for a given parcel or group of parcels
of land.

Right-to-farm Act: A State Act which offers pro-
tection to farmers against nuisance suits.
Localities are prevented from enforcing nui-
sance ordinances which would disrupt normal
farm practices.

Rural Residential: Residential development on
large lots in an area characterized by farms and
lots with single-family houses on three or more
acres, Exurban,

Rural Village (new): A clustered, mixed-use
development which is larger than a hamlet (100-
300 dwelling units) and which draws its density
from the permanent open space surrounding it.
Lots would be clustered. These would be per-
mitted in the County's tural areas according to
the policies of this plan and regulations set out
in the Zoning Ordinance.

Scente Highway/Virginia Byway:

1. Scenic Highway: a road located within a
protected corridor and having recreational, his-
toric or scenic interest. Designated at the time
of construction. Only three in the entire state.

2. Virginia Byway: road or part of a road hav-
ing high aesthetic or cultural value or leading
to an area of significant historical, national or
recreational interest. Designation by Virginia
Department of Transportation (VDOT) on
recommendation of the Commission on
QOutdoor Recreation with approval of local
Board of Supervisors. Designation does not
imply any particular protection of the road-
way from development or structural
improvements. ‘There are seven Virginia
Byways in Loudoun County.
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Scenic Rivers: (Sec. 10-167(b) Code of Virginia)
“Rivers, streams, runs and waterways, including
their shores and immediate environs which possess
great natural and pastoral beaury.” Designated by
an Act of the General Assembly on recommenda-
tion of the Commission on Outdoor Recreation.
In Loudoun County there are two scenic rivers:
Catoctin Creek from Waterford to the Potomac
and Goose Creek from the Fauquier County
line to the Potomac.

Secondary Road: A road owned by VDOT whose
construction andfor maintenance is funded
through the Commonwealth of Virginia Secondary
Road Account. In Loudoun County, secondary
roads are those numhered 600 and above.

Septic System: Subsurface sewage disposal system
that uses the natural ahsorption of soil to treat
wastewater. 'The common use is to serve one
dwelling, but could be designed to serve several
homes. Drainfield refers to this soil absorption
trench fed by pipes from the dwelling,

Setback: The distance from a property line to a
structure or use such as parking. Governed by
Zoning Ordinance or by covenants and/or ease-
ments or by proffers or conditions at the time of
rezoning or special exception.

Shrink-swell Soil: A soil having a layer of material
that is dominated by a type of clay that has the
capacity to shrink when dry and swell when wet.

Stloaeuiture: The care and nurturing of forest trees.

Sink Hole: A vertical opening or closed depression
resulting from solution or collapse of underground
soluble rock (see limestone conglomerate).

Site Plan: A plan, to scale, showing proposed uses
and structures for a parcel of land. It includes
such information as location of lot lines, streets,
buildings, parking areas, landscaping, utility lines
and topographic information.

1. Fina! Site Plan: A final development
plan of a parcel of land which, when
approved, meets all the requirements of the
Zoning and Subdivision Ordinances.

2. Preliminary{Final Site Plan: A site pilan
that meets requirements of both a prelimi-
nary and a final site plan submitted as a

combined application. Joint submission may
only be used for sites of five acres or less.

Six Year Road Plan: A six year plan of secondary
road construction and improvement expenditures
formulated by VDOT and updated every two years.
Special Exception: A use permitted in a zoning
district only upon showing that such use in a
specified location will comply with all the condi-
tions and standards specified in the Zoning
Ordinance and/or imposed by the Board of
Zoning Appeals and/or the Board of Supervisors
ac their discretion.

Special Taxing District: A geographical area which
pays a special assessment in order to provide a
desired or necessary amenity or facilicy mutually
beneficial to all the landowners of the district.

Steep Stopes: Surface formation with a vertical
incline greater than 8.5 degrees or 15% or
greater than 22.5 degrees or 25%, a sufficient
steepness to cause problems such as erosion or
increased flooding when disturbed for land
development or other purposes.

Stormwater Run-off: The portion of the total pre-
cipitation that does not sink into the soil but
instead flows across the ground or other surface
and eventually reaches a watercourse,

Stream Corridors: The course of a stream drain-
ing over 640 acres, including the 150 foot buffer
on each side (300 feet for State Scenic Rivers -
Goose Creek for entire length within the County
and Catoctin Creek from Waterford to the
Potomace River and also along the Potomac
River).

Subdivision: The division of a parcel of land into
two or more new parcels. The process of subdi-
viding is regulated by the Land Subdivision and
Deveiopment Ordinance.

Subdivision Contrel Line: One mile radius sur-
rounding specified incorporated towns within
which the Town exercises control over subdivi-
sion regulation and enforcement. However, the
County controls the zoning of the area. In
Loudoun County the towns of Purcellville,
Middleburg and Hamilton have such authority.
The purpose ts to give the towns the option of
ensuring that roads, sewer lines, etc. match up
with those of the towns,

Glossary
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Subdivision Ordinance: (Land Subdivision and
Development Qrdinance - LSDO) The local ordi-
nance which sets forth the regulations which
guide site development standards such as road
and grading requirements, utility provision, etc.

Transferable Development Rights (TDR): The pro-
cess whereby an owner of designated rural land
may sell his right to develop habitable structures
to a landowner of designated urban land who
may then build at a higher density on that urban
land. The rural land from which the develop-
ment rights have been sold i1s placed under a
permanent open space easement. Not limited
solely to rezonings.

Trausportation Improvement Plan: A County
transportation plan which includes roads, car
pools, public transportation and airport facilities
and which is designed to establish policies and
priorities regarding county roads, public trans-
portation, car pools, airports and other
transportation facilities,

{nderstory: Low trees, large shrubs beneath the
canopy 1n a wooded area,

{rban Growth Area (7GA) Area surrounding an
incorporated town and currently served with
public water and sewer or projected to be served
in the near future. The eastern UGA is the area
defined by watersheds and roughly west of
Routes 860 and 621 which is planned to be
served by public water and sewer at some time
within the timeframe of the General Plan.

Urban Limir Line: (ULL) The boundary which
defines the edge of and enloses the Urban Growth
Areas bevond which central uvrilities will not be
extended within adopted planning time periods.

Use-Value Taxation: (sometimes referred to as “land
use tax”) A program authorized by the State and
implemented by localities at their option in
which qualifying agriculcural, forestal and open
space land is raxed at its use value rather than its
market value for development.

Virginia Board of Historic Resources: A board
appointed by the governor empowered to deter-
mine if properties, sites, and structures should be
listed on the State Register of Historic
Landmarks. The Board also recommends listings
to the National Register.

Virginia Landmarks Register: A register of districts,
sites, structures significant in Virginia history
and/or cutture designated by the Virginia Board
of Historic Resources and administered by the
Department of Historic Resources. Designation
does not imply control over the properties includ-
ed. In Loudoun County there are eighe districts
and 21 sites on the Register.

Wetlands: Areas inundated or saturated by surface
or groundwater sufficient to support vegetation
adapted for life in saturated coenditions. Includes
but is not limited to swamps and marshes. Many
wetlands do not appear wet at all times.

Zoning District: A classification of land which des-
ignates and limits allowed uses, lot sizes, building
setbacks and other land development regulations.

Zoning Ordinance: A local ordinance which defines
and implements land use and design standards
such as permitted uses, lot sizes, set-backs, etc.
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