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IMPACT OF 2040 COMPREHENSIVE 

PLAN AS DRAFTED 
Transition Policy Area 
 

Overview 

The first draft of Envision Loudoun’s new comprehensive plan for Loudoun County calls for 

significant changes to zoning in the area in response to pressure to increase the availability of 

housing in the TPA while maintaining a high requirement on open space in most new 

development areas. This document is meant to explain the impact on housing density and open 

space in the different areas of the TPA. 

Per this draft plan, the Transition Policy Area does remain as a planning area within the County, 

largely along existing boundaries. However, it does “shift west”  into the Rural Policy area in 

two locations; and effectively moves suburban densities and housing types into the TPA in 

multiple areas.   

In 2017 there were approximately 5,500 residential units on 16,600 acres of the TPA, with 6,170 

acres still available for development under existing zoning.  This is the acreage on which the plan 

focuses. Current zoning restricts residential development to single family detached homes within 

the TPA; the draft plan permits multi-family and attached homes in a number of areas.  There is 

an expansion of the land designated for light industrial and commercial development.  

Some of the proposals reflect zoning changes which have already happened or are in process. For 

example, county supervisors narrowly rezoned 106 acres to accommodate a data center, a use 

previously not permitted in the TPA. And developers are seeking to rezone land in the TPA 

along Braddock Rd and Northstar Blvd to accommodate additional retail businesses. Both of 

these rezonings are assumed in the new draft plan.  

Overall, the draft plan would allow for the addition roughly 2,500 dwelling units to the 

TPA (estimated by comparing existing zoning in the affected areas to proposed zoning at 

full build-outs, and including the former rural areas that would move into the TPA) and 

reduce protected open space by about 450 acres; plus change over 1500 acres from 10 or 20 

acre to 1 acre zoning or higher, and an additional 600 acres from 3 acre to 1 acre zoning or 

higher. 
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This map from the draft plan shows the entire TPA and the proposed Place Types which will 

guide future zoning. (Place Type definitions are found in a table later in this document). 

For the more detailed analysis that follows, the TPA is considered in three sections: South, 

Middle, and North.  
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TPA – South 

This section is bounded by Braddock 

Rd on the north, and Northstar Blvd 

on the west. It is the southern tip of 

Loudoun County, bordering Fairfax 

to the southeast and Prince William 

to the southwest. It consists of the 

official land use planning areas 

Lower Foley and Lower Bull Run. 

The new plan describes areas of 

potential change as “Land Bays.” 

Land Bays are areas which are 

mostly undeveloped today and 

which were considered for potential 

changes in zoning in density or open 

space requirements. Land not 

defined within a Land Bay is not proposed for any changes in density or open space. A table is 

attached later in this document listing the number of dwelling units permitted under the old plan 

versus the new draft plan. 

In the South, one significant change is proposed to Land Bay L, an undeveloped 42 acres along 

Braddock between Kirkpatrick Farms and Seven Hills. Under the current plan, this area is a mix 

of 1 acre and 3 acre zoning; a total of 21 homes could potentially be built here. Under the draft 

plan, this area is targeted for “Transition Village” zoning, which permits up to 4 homes per acre. 

Because of this density, a total of 168 units would now permitted.  

In addition, Land Bay N, which includes part of the Marbury subdivision, would have open 

space requirements reduced from 70% to 50%. 

The rest of the southern area of the TPA – over 6,000 acres – remains unchanged in terms of 

permitted dwelling units per acre, and open space requirement. A Commercial Center is defined 

at Gum Springs Rd on the south side of Braddock, in an area mostly already zoned Commercial. 

(Transition Commercial Center in the draft plan can mean mixed-use: up to 60% residential at 4 

units per acre, and between 40 and 100% commercial and other non-residential uses). 
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TPA – Middle 

There are a number of significant 

changes proposed in the middle 

area of the TPA, designated the 

Upper Broad Run and Upper 

Foley land use areas. This section 

runs west of Northstar to the 

edge of the rural area; from the 

county line south up to the Red 

Hill Rd area to the north. Over 

1000 additional homes are to be 

permitted under the new plan. 

These density increases occur  

across nearly all of the land bays 

defined. This is due to two 

factors: 

3 acre to 1 acre upzoning 
Land Bay F1 is currently zoned 

for 3 ac/DU; the draft plan zones 

them at 1 ac/DU. Some of F2 and 

I2 are also 3ac/DU change to 

1ac/DU. Open space 

requirements remain at 50%. 

Most of F2 and I2 are already 

zoned for 1 DU/ac, so they are 

not significantly impacted in 

terms of density; but designation as Transition Small Lot does bring the likelihood of some 

attached residential housing. 

New “Village” classification.  
As with Land Bay L in the Southern Section, the new plan classifies two areas as Transition 

Villages. This classification calls for up to 4 DU/ac, permits attached and multi-family housing 

up to three stories, while maintaining requirements for 50% open space. There are two areas 

designated at Transition Villages in the middle area of the TPA: 

 Land Bay F3, 111 acres north of the commercial center at Rt. 50 and Trailhead Drive; 

 Land Bay K2, 102 acres adjacent to the commercial center at Braddock and Northstar. 
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Land Bay F3 currently has 1 acre zoning; 4DU/ac would increase the number of permitted units 

to rise from 111 to 444. 

Land Bay K2 is currently zoned for 3 ac/DU, so the change to 4 DU/ac adds an additional 374 

potential units to this area. 

Commercial Centers 
Transition Commercial centers in the middle area of the TPA are at Braddock and Northstar -77 

acres; and at Lenah (Trailhead and Rt 50) – 47 acres.  

The expanded center at Braddock and Northstar is already the subject of much discussion, and is 

expected to be predominantly retail, although mixed-use with residential at 4 units/acre is 

permitted.  

Commercial zoning already exists at Lenah, although it is expanded somewhat in the draft.  

What is important about both these commercial centers is that they are paired with “Transition 

Village” land bays, creating suburban type amenities and densities, intended to be walkable and 

connected with adjacent developments. 
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TPA – North 

This is the area immediately south of 

Leesburg Airport, down to Ryan Rd; 

defined as the Lower Sycolin and 

Middle Goose land use areas. It 

includes the Greenway, the Panda 

power plant, and the Beaverdam 

Reservoir area. 

Four major themes emerge from the 

changes being proposed: 

 Expanded industrial zoning 

along the Greenway; 

 Reduction of existing TPA 

open space;  

 Rural space conversion 

 Village designation for 

Evergreen Mills / Ryan Rd 

area. 

 

Expanded Industrial Zoning 
As mentioned earlier, the True North rezoning - which recently moved land from 10 acre 

residential zoning to industrial zoning – is carried forward throughout Land Bay A1. The area 

north of the Greenway is already zoned for industrial; below the Greenway  

Reduction in Open Space Requirements 
In addition to the open space to be lost because of the changes to A1 above, Land Bays A2, A3, 

B and C are proposed to have open space requirements reduced from 70% to 50%.  

Rural space conversion 
988 acres (P and Q1) are proposed to be moved from the Rural Policy Area to the TPA; from 20 

acre zoning to 1 acre zoning. Permitted housing units would increase from 49 to 988. The impact 

on “Open Space” is more difficult to quantify: The current AR1 zoning district calls for 20 acre 

lots under a standard subdivision and 5 acre/unit density under the cluster provision, where 

individual lots can be smaller but he density must be retained. while the Transition Place Type 

calls for 50% open. Nevertheless, this is a fundamental change to the nature of these areas. 
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Village Designation for Evergreen Mills /Ryan Rd  
Area Q2, from the edge of Brambleton west along Ryan Rd  would become a Transition Village 

under the plan. This essentially brings the density already seen west of Northstar all the way to 

Evergreen Mills Rd. 
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Table –Acreage by Land Bay, DU and Open Space changes  

Land Bay

Total 

Acres Current Proposed LU Area

ac/DU 

current

ac/DU 

proposed

Total DU 

current

Total DU 

proposed DU  delta

Open Space 

Loss

A1 828

50% TR10

50% Ind/Ofc Light Industrial Lower Sycolin

10 in 

TR10 n/a 41 0 -41 166

A2 183 TR10 Large Lot Lower Sycolin 10 10 18 18 0 37

A3 127 TR10 Large Lot Lower Sycolin 10 10 13 13 0 25

B 239 TR10 Large Lot Middle Goose 10 10 24 24 0 48

C 708 TR10 Large Lot Middle Goose 10 10 71 71 0 142

D 44 TR3 Large Lot Upper Brd Rn 3 3 15 15 0 0

E 120 TR3 Large Lot Upper Brd Rn 3 3 40 40 0 0

F1 356 TR3 Small Lot Upper Brd Rn 3 1 119 356 237 0

F2 697

80% TR1 

20% TR3 Small Lot Upper Brd Rn 3 1 682 697 93 0

F3 111

13 ac TR2

98 ac RC Tr. Village Upper Brd Rn 1 0.25 111 444 333 0

G 78

71 ac TR3

7 ac TR1 Large Lot Upper Brd Rn

3

1 1 31 78 47 0

I1 247 TR3  Large Lot Upper Foley 3 3 82 82 0 0

I2 359

29 ac TR3

330 ac TR1 Small Lot Upper Foley

3

1 1 340 359 19 0

J 93 TR3 Large Lot Upper Foley 3 3 31 31 0 0

K1 79 TR3 Large Lot Upper Foley 3 3 26 26 0 0

K2 102 TR3 Tr. Village Upper Foley 3 0.25 34 408 374 0

L 42

32 ac TR3

10 ac TR1 Tr. Village Lower Foley

3

1 0.25 21 168 147 0

M1,2,3 2654 TR3  Large Lot Lower Foley 3 3 885 885 0 0

N 165 TR3 Large Lot Lower Bull Run 3 3 55 55 0 33

P 577 AR1 Small Lot Rural 20 1 29 577 548 ?

Q1 421 AR1 Small Lot Rural 20 1 21 421 400 ?

Q2 300

95 ac TR10

157 ac PDH4 Tr. Village Middle Goose

10

.25 0.25 637 1,008 371 0  
 

This table shows the total acreage of each Land Bay, current zoning and proposed Place Types, 

with impact on  Dwelling Unit density and open space.   
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Definitions  

CURRENT ZONING
TR1 Transitional Residential 1 du/ac; 50% open

TR2 Transitional Residential 2 du/ac; 50% open

TR3 Transitional Residential 1 du/3ac; 50% open

TR3LBR Transitional Residential 1 du/3ac; 70% open (Lower Bull Run)

TR10 Transitional Residential 1du/10 ac; 70% open

RC Rural Commercial Commercial; 1/4 ac lots; no open space req't

PDH3 Planned Dev'p Residential Mixed use, 3 du/ac

PDH4 Planned Dev'p Residential Mixed use, 4 du/ac

PDGI Planned Dev'p Industrial Industrial

PDCCC Planned Dev'p Commercial Planned Development Commercial Center

AR1 Agricultural rural 1 du/20 ac

PROPOSED ZONING
TR Large Lot Lower Sycolin, Middle Goose 1 du/10 ac; 50% open;  3 Story max

TR Large Lot Lower Bull Run, Foleys 1 du/3ac; 50% open 3 Story max

TR Large Lot Upper Broad Run 1 du/ac; 50% open 3 Story max

TR Small Lot 1 du/ac; 50% open; attached housing OK 3 Story max

TR Village 4 du/ac; 50% open; attached housing OK 3 Story max

TR Comm'l 4 du/ac; 30% open, res max 60%; 3 Story max  

OPEN SPACE 

This is the requirement for the amount of land developers must keep open, with no parcels for 

residential or commercial development. Think of “common area” in a development. Land which 

cannot be developed because of constraints such as streams, wetlands or steep slopes may be 

counted as open space. Roads and parking areas are not considered open space.  

ATTACHED HOUSING 

In Transition Village, Transition Small Lot and Transition Commercial, 4 DU/acre are permitted. 

Because of this density, and the requirement throughout the area to maintain 50% open space in 

residential developments, attached housing (townhomes, multifamily) is likely.   
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Comments 
This draft impact statement is prepared independently of the Envision Loudoun process, and is 

meant to be an objective look. It is based on the Envision draft of 5/7/2018 and related 

documents. Some acreage measurements were done manually and may differ from other tables. 

The proposed changes are significant. Although much of the Transition Policy Area is not 

affected,  much of it is. Overall, the changes essentially double the allowed density in the areas 

which have not already been committed to development; introduce attached / multi-family 

housing to what was previously reserved for single-family detached housing; and increase the 

area available for mixed-use commercial and industrial. 

Regarding open space, at first reading, loss appears to be somewhat mitigated by the plan’s 

continuing requirement for 50% open space in every new residential development. That overall 

loss is less than 10% of the acreage protected under the current plan. But the plan also changes 

over 1500 acres from 10 and 20 acre to 1 acre zoning, ¼ acre zoning, or light industrial zoning. 

The impact of this upzoning is not reflected in the open space calculations. 

By one view, the TPA could be considered to have survived, and some areas could maintain 

many of the visual characteristics of the previous plan. The plan attempts to address 

environmental and “sense of place” issues with descriptions of contiguous green space, trails, 

historical preservation, and the like. But there is no question that the land which is yet to be 

developed will be developed at a much higher density overall if this plan is adopted.  

It should be noted that extensive rezoning occurred during the life of the current Comprehensive 

Plan, and those pressures will continue despite any restrictions spelled out in the new plan, as 

there are active rezoning and special exception applications in process. Unless the new plan 

contains strong controls on the new boundaries, the higher density areas will likely encourage 

additional exception requests in more places. 

Residents are urged to participate in the public Envision Loudoun hearings and contact their 

supervisors about this draft plan during May. https://www.loudoun.gov/index.aspx?NID=3298 

The Transition Area Alliance includes concerned citizens and the 
Aldie Heritage Association 
League of Women Voters of Loudoun County 
Loudoun Wildlife Conservancy 
Loudoun Residents for Reasonable Growth 
Piedmont Environmental Council 
in cooperation with the 
Loudoun County Preservation and Conservation Coalition 

For more information:   http://transitionareaalli.wixsite.com/home     transitionareaalliance@gmail.com 
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