February 6, 2019
Honorable Phyllis Randall, Chair
Loudoun County Board of Supervisors
1 Harrison St., SE
Leesburg, VA 20177-7000
Subject: Comments on the Comprehensive Plan Draft, 10/23/2018
Dear Chair Randall and Members of the Board:
As an advisory group, Rural Economic Development Council has reviewed the October 23, 2018
Comprehensive Plan (CP) Draft in regards to its compatibility with a sustainable and vibrant Rural
Economy, and evaluated the CP Draft’s alignment with the prior Board approved Rural Economy “Long
View Strategy” document (2012). Our observations and comments in this letter are broken down into
two sections: 1. Observations- general comments; 2. Detailed recommended changes to Policies,
Strategies and Actions mapped to chapter and page of the Plan Draft Document.
Observations and General Comments:
I.

Loudoun’s Rural Economy strategy to increase opportunities for agriculture and agriculture
related businesses to capture more revenues by creating a favorable environment for product
innovation, market expansion and rural tourism is still on target. This strategy supports two
objectives. First, the strategy enhances Loudoun’s ability to continue the growth of our
agricultural business base thereby providing industry diversification to Loudoun’s economy.
Second, the strategy provides rural property owners with more options to generate revenues as
opposed to “cashing out” of their land investment. These economic opportunity options are
critical to the long term viability of the rural economy and ultimately lessen the capital
infrastructure burden on Loudoun taxpayers that arises when farmland and open space are
converted into housing subdivisions.
Our observation is that the CP Draft language needs to be stronger to adequately articulate
this strategy and its potential positive impact on the challenges and opportunities in the
Economic Development and Rural Policy Area (RPA) chapters.

II.

Loudoun’s strategy of long term preservation of farmable lands, open space, historical assets
and natural resources is critical to the viability of the rural economy.
Western Loudoun has reached a tipping point due to the “by-right” housing in the Rural Policy
Area (RPA). Western Loudoun’s uniqueness and character come from its agriculture roots,
communities and traditions. As farmland and open spaces convert to subdivisions, Loudoun’s
attractiveness of having a unique rural setting close by a large urban area dampens our ability to
create a competitive advantage as the RPA is gradually transformed from rural to suburban. This
change translates into less revenue opportunity, potential collapse of our farming industry,
constriction of local food supply and impairs the quality of life.
Loudoun can, by providing leadership, signal that the County understands the issues and the
need to protect iconic properties, especially the farm properties with prime soils. This County
leadership includes leveraging scarce Loudoun funding dollars to spotlight the challenge and
attract resources and opportunities. The power of public and private resources working together
to generate ideas, identifying funding solutions and developing innovative approaches will result
in a positive impact on the rate and number of properties being placed in permanent
conservation easements. The County’s leadership could have a positive impact on changes with
land trust rules and state laws to allow more rural business uses for properties in conservation.
This strategy must be prioritized; there is “no replay”.

III.

There is a potential to lose valuable farmland based on public demands to close the capital
infrastructure deficits from urban, suburban and transition planning areas.
The Comprehensive Plan does not address the Capital Infrastructure deficits that currently exist
in all planning areas. Loudoun has a backlog to bring County infrastructure facilities to the
County standards such as schools, parks, trails, roads, safety stations, libraries, etc. The CP
process addresses the County facilities needs based on new housing units/residents/businesses
over the last CP plan, not from today’s levels. We are concerned that the capital infrastructure
deficit situation plus the attractive RPA’s land prices relative to other planning areas, will put
pressure on the RPA for land. While we encourage parks and trails for the RPA, other solutions
for more intense capital facilities serving non-RPA areas need to be carefully planned close to the
communities being served.

IV.

Current trends could have a favorable impact on Loudoun’s challenges for housing and
transportation. The pressure to increase housing densities in the Urban, Suburban and
Transitional planning areas will be mitigated by burgeoning trends, many arising from the
“shared economy” not taken into account in the historical housing data analysis. Examples are
the opportunities for accessory dwelling (Granny Flats), sharing of housing common spaces
(millennials), multi-generational housing (cultural), and innovative housing designs that create
the “feeling” of space.

V.

Future County Assets: The opening of the Silver Line Metro Stations will be our visitor gateway.
The planning for local transportation (between the Silver Line and major corridors/attractions),
the visitor experience, and the branding of Loudoun should be referenced in the CP plan. We
view local Public Transportation solutions as key to attracting more customers to our rural
businesses.
The network of connected county-wide trails built along stream beds/valleys with spurs to
towns and business clusters are a great opportunity for businesses, residents and visitors.

Conclusion
Having a vibrant rural economy benefits all of Loudoun - businesses, employees, entrepreneurs and
residents - by contributing to a high quality of life, sustainable Loudoun economy, manageable tax
burdens and generates opportunities for future Loudoun generations. Our goal with these comments is
to make the CP document statements clearer as to the tools needed to protect our assets and resources
along with the prioritization of the rural economy strategies that will keep Loudoun headed towards
more opportunities.

Respectfully submitted,

Alta J. Jones, Chair
Rural Economic Development Council

REDC Input to: Loudoun 2040 Comprehensive Plan
2/4/2019 8:36 AM
REDC Input
Chapter I - Introduction
Chapter II- Land Use

Policy/Strategy #

Add text to strategy 4.1 "high quality design to include establishing easements and right of
ways.
QD Strategy 4.1
Urban Policy area is not identified as a receiving area for TDRs; strategy and actions should
be stated
Land Use Chapter 2
Rural Policy area is not identified as a sending area for TDRs: strategy and actions should be
stated
Land Use Chapter 2

Subtitles

Chapter

Source

Quality Development

2 /7.6 matix
REDC

Urban Planning area

2- 26 -2-2-28
REDC

Farmland Preservation and
2-80
ProtectionREDC

Change text in last paragraph 2-80, " The County should implement programs such as PDRs,
cost share initiatives . . .
RPA 2-80

Farmland Preservation
and Protection

2-80

REDC

Add text to 1st paragraph last sentence 2-81" require continued monitoring and proactive
implementation of funded programs for permanent preservation of farmable lands to
maintain the RPA's unique character.

RPA

Farmland preservation
and Protection -Future
of Rural Strategy

2-81

REDC

RPA
RPA 1.1 B

Future of Rural Strategy 2-81
Land Use & Development 2-88

REDC
HC

RPA 2.1A
RPA 2.1A

Rural Residential
Rural Residential

2-89
2-89

HC
REDC

RPA 2.1A

Rural Residential

2-89

HC

RPA 3.2A
RPA 3.2A
RPA 3.2 D
Chapter 7 matrix

Rural Economy
Rural Economy
Rural Economy

2-90
2-90
2-90
7-70

REDC
REDC
REDC
REDC

7-70
7-32

REDC
REDC

Insert additional strategy under Policy 5 - Action C - Implement a visitor marketing strategy to
leverage the SilverLine service, station location and Loudoun brand to facilitate the visitors
authentic experience.
-Add under 2nd bullet "Require " use of public funds
Add under Rural Residential . . . Open space plan to faciltate public accessibility and
connected open space
And to "reserve prime soils for agriculture lots"
Add new action"Seek to acquire public access on common open space from existing
clusters
Chapter III- Natural and Heritage Resources
Add 3.2A insert after business, equestrian and agriculture
Add " 3.2A. Promotes rural tourism, outdoor recreation…
Add 3.2 D " includes Equestrian trails " to trail network
Add 3.2 responsibility "Loudoun Cooperative Extension"
Add 3.2 strategy responsibility Action A - Loudoun County Soil and Water Conservation
District. Loudoun Extension Services, with Farm Bureau as advisor
Add to strategy 3.3 responsibility - "Loudoun Cooperative Extension"

Chapter 7 matrix
Chapter 7 matrix

Add 3.6 D to cover Coordinate regional effort for increased capacity for ag processing &
local product value add facilities. Note could also be under Strategy 3.3

RPA 3.6 D

Rural Economy

2-92

REDC

Add 3.6E insert -"Promote government entities purchase use of Loudoun farm products"

RPA 3.6 E

Rural Economy

2-92

REDC

1
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REDC Input to: Loudoun 2040 Comprehensive Plan
2/4/2019 8:36 AM
REDC Input
Under Design guidelines, insert in 5. trail network a nd include provisions for trailhead
parking including equestrian trailers space .

Policy/Strategy #
RPA

Under "Geologic and Soil Resources -Prime Agricultural Soils - Insert: since colonial times the
loudoun Valley has been well known for its rich and productive agricultural soils. The Rural
Policy Area roughly overlaps the Loudoun Valley, encompassing this rich farmland. Because
the County has emphasized the rural economy as an important part of its overall economic
health, the remaining farmland, pastures and agricultural soils, as well as forested areas, are
especially valuable. Once this land based resource is lost, it cannot be reclaimed. All the
remaining farmland in the Loudoun Valley, identified in the Rural Policy Area, is threatened
by residential development and should be protected."
NHR Geologic
Under Natural and Heritage Resources - broaden the language to include iconic historic
working farms with prime agriculture soils.
NHR 1.1B
Under Groundwater Resources add I. Action -when scarcity of water is evident and
prevalent for a large area of land, consider rezoning those lands into zoning districts or
conditional use area for the purposes other than residential or commercial use. This
approach should be considered when geophysical data suggests the land will not support
drilling for viable wells and providing public water systems would not be reasonably cost
effective or a feasible option.
Define "link" Strategy 1.4 as trail or path
Add to Permitted Uses in the RSCR (h.) Passive recreation -including hiking, cycling and
equestrian

NHR 2.6
NHR Policy I, Strategy 1.4
NHR- Permitted Uses in RSCR

Add when roads and or "trails " are permitted

NHR Strategy 3.3, Action B

Add Policy 6 NHR - maintaining infrastructure assets including trails
Add toStrategy 6.2 action B -wildlife corridors and natural surface trails .
Chapter IV - Housing
See Comment in Cover Letter
Chapter V- Economic Development
Add to Strategy 3.3 cultivate partnerships .. . Leverage & promote Loudoun Cooperative
Extension's educational services & resources
Add action" collaborate with & responsibility of Loudoun Cooperative Extension to provide
agriculture education support to rural businesses.

NHR Policy 6,
NHR Strategy 6.2, Action B

Add action -" Enable an effective communication platform for existing programs
supporting all agriculture education entities, work force training and LCPS programs
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Subtitles
Rural Economy

Natural & heritage
Resources
Natural & heritage
Resources

Natural & heritage
Resources

Chapter

Source

2--92

REDC

3-6

HC
1.1 REDC

2.6 I
3-15

Rivers & Stream Corridor
Resources
3-18
Steep slopes,
Mountainsides
3-23
Natural & heritage
Resources
Wildlife Habitats
3-28

REDC
REDC
REDC
REDC
REDC
REDC

ED, Strategy 3.3

REDC

ED, Strategy 3.3

REDC

ED. Strategy 3.3

REDC
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REDC Input to: Loudoun 2040 Comprehensive Plan
2/4/2019 8:36 AM
REDC Input

Policy/Strategy #

Subtitles

Chapter

Source

Add to 5.1 … parks and trails (outdoor recreation)
ED Policy 5, Strategy 5.1
Insert additional strategy under Policy 5 - Action C - Implement a visitor marketing strategy
to leverage the SilverLine service, station location and Loudoun brand to facilitate the
visitors authentic experience.
ED Policy 5, Strategy 5.2

Economic
DevelopmentEconomic
Development
5-13

REDC

Economic Development 5-12

REDC

Add language to" enable ag and ag related products and services exchange platform

ED Policy 5, Strategy 5.2

Economic Development

REDC

Fiscal Policy 3, Open Space

Fiscal Mgmt

Chapter VI- Fiscal Management
Add text to Open Space 6-17 - M7-6 Strategy 4.1 Development must ensure pedestrian and
bicyclist connectivity and safety while pursuing high quality design by " by establishing
easement and rights of way. Action A & B to include "equestrian".

6-16

REDC

Chapter VII- Implementation

Transportation Plan
Strategy language: Support rural roads improvements that include traffic calming,
roundabouts and safety options enacted within the two lane rural roadway framework.
This framework does include turning lanes and segregated bike lanes from the main
roadways. Traffic calming is in keeping with the goal of preserving the scenic and historic
value of the Rural Policy Area.
Add action- "Exercise careful due diligence when evaluating creased road lane capacity as
road lane expansion can serve to attract additional traffic from major road arteries to the
rural road network thereby creating more issues"
Correct reference to Route 9 50 mph speed. Most of Route 9 is 45 mph
"Treat our unpaved rural roads as historic Loudoun assets, with appropriate maintenance
and avoidance of unnecessary pavement improvement
Add text to cover: Connections from rural businesses to towns, cultural/recreational
attractions need to be given a priority. Rural business clusters can have more activity than
rural villages.
Add action: Facilitate shared transportation programs (workers, visitors, residents,
employees). Shared ride network especially from Silverline, Van/car pool rides, including
neighboring jurisdictions.
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TP plan Chapters 2 and 3

REDC

TP Plan 3-4
TP Plan 2.16

Rural Roads
Improvements
"

TP Plan 3.27

"

REDC

TP plan 3-4.15

Cycling and pedestrian
trails

REDC

TP 3-4.15 6.5; 3-4.24

3-4

REDC
REDC

REDC
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REDC Input to: Loudoun 2040 Comprehensive Plan
2/4/2019 8:36 AM
REDC Input
Glossary
Define "link" as a trail or path
Trail-multi modal (ie. Pedestrian, bicycle, equestrian) natural surface used for passive
recreation
Paved path- multi modal byway, paved for pedestrian and non-motorized recreation and
transportation , ADA compliant
Add definition of "Transfer Development Rights"
Define "village"
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Policy/Strategy #

Subtitles

Chapter

Source

REDC
REDC

REDC
REDC
REDC
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Torrible, Christina
From:
Sent:
To:
Cc:

Subject:
Attachments:

Follow Up Flag:
Flag Status:

Bryan, Nancy
Monday, September 24, 2018 12:15 PM
Barnes, Ad; Salmon, Jeff; Jennings, Fred; Blackburn, Kathy; Keirce, Clifford; Lloyd, Dan;
Priscilla, Tom; Scheel, Eugene; Scheel, Eugene; Sisley, Jim
Yudd, Charles; Young, Kenny; Ray, Alaina; Galindo, Daniel; Farren, Randall; Genovese,
Marie A.; Giglio, Patrick; Lindsjo, Melissa; Siebentritt, Heidi; Torrible, Christina; Williams,
Kelly S.
FW: Loudoun Farm Bureau Resolutions and Policy input for Envision Loudoun and
Comprehensive Plan
Envision Loudoun Input and
Feedback.docx; John Adams Loudoun Farm Bureau
Resolution 2018.pdf
Follow up
Flagged

Please see the attachments above and email below regarding the Loudoun 2040 Comprehensive Plan.
Best,
Nancy Bryan

Nancy Bryan
Deputy Clerk, Loudoun County Planning Commission
Department of Planning & Zoning
1 Harrison Street, SE, 3rd Floor
Leesburg, VA 20175
(703) 777‐0646 (Direct)
(703) 777‐0246 (Main)
nancy.bryan@loudoun.gov

“This e‐mail is not intended to be and shall not be deemed to be an official order, requirement, decision or determination made by or
on behalf of the Zoning Administrator.”
In keeping with the Virginia Freedom of Information Act (FOIA), emails and all attachments may be released to others upon request
for inspection and copying without prior notification.

From: Hangingrockhay [mailto:hangingrockhay@aol.com]
Sent: Monday, September 24, 2018 11:53 AM
To: DEPT‐PZ‐PLANNING_COMMISSION <DEPT‐PZ‐PLANNING_COMMISSION@loudoun.gov>
Cc: Bryan, Nancy <Nancy.Bryan@loudoun.gov>; milcrk@aol.com; mom@momsapplepieco.com; bsedlins@gmail.com;
rachel.e.holmes@loudoun.gov; Carey, Stacy <Stacy.Carey@loudoun.gov>; Machayo, Bo <Bo.Machayo@loudoun.gov>
Subject: Loudoun Farm Bureau Resolutions and Policy input for Envision Loudoun and Comprehensive Plan
Planning CommissionersOn behalf of the over 900 members of Loudoun Farm Bureau, please see the attached document which contains the input
we provided during the Envision Loudoun Comprehensive Plan process. In looking at the final Envision Loudoun report,
1

little if any of our input was included in the final document, and as the Planning Commission has now taken direction of
the process, we want to provide you as our representatives our views as this critically important process moves forward.
In addition at our Annual Membership Meeting this month, we adopted the following resolutions, which now become
Loudoun Farm Bureau Policy, that will have impacts on your discussions of the new comprehensive plan. I have only
included our newly adopted policies which may have impacts on the comprehensive plan and county level issues. In
addition the attached pdf document contains a resolution that was a late addition from one of our producer members and
was passed unanimously as well by the membership.
We support an amendment to the Virginia Farm Brewery Act that would require a measurable percentage of nonwater ingredients be grown on the farm similar to the requirements for Farm Wineries. This would encourage the
agricultural component of the Virginia craft brewery industry and protect the spirit of the act.
We support a revision to Virginia State Code that would permit localities to allow enrollment of bona fide
agricultural structures in the agricultural land use tax deferral program.
In order to maintain a critical mass of working farmland in Loudoun, we support Loudoun’s proposed
Conservation Easement Assistance Program, establishment of a Transfer of Development Rights Program, and
funding of the county’s existing Purchase of Development Rights program.
We support the efforts of groups such as Save Rural Loudoun in both informing the public, our elected officials,
and county staff about the fiscal, environmental, and economic benefits of preserving farmland and natural areas
in Loudoun County.
Finally, the following resolutions were adopted and became Loudoun Farm Bureau Policy at the 2017 Annual Meeting and
also reflect our goals for the new Comprehensive Plan.

County: The County should include incentives within the Ag and Forestal District
program to promote long term leases that could lead to infrastructure and
productivity improvements.
County: The Rural Economic Development Council (REDC) should augment its rural
strategy to press for new incentives to help save our vulnerable traditional farms
and businesses.
County: The County and REDC should examine practical ways to help aspiring
young farmers afford leasing or buying farm land in the County;
County: The County staff and REDC should fund the Purchase of Development
Rights program adopted after the “200,000 acres” report; utilizing all Federal, State,
Local and private funds available.
County: The County and REDC should assess the opportunities presented by a
Transfer of Development Rights (TDRs) program briefly tried in Loudoun, adopted in
Virginia’s Stafford and Frederick counties and applied by Montgomery County to
preserve 50,000 acres of farmland. Loudoun County should consider the ways in
2

which it can increase density around its Metro Stations by simultaneously receiving
the development rights there from threatened rural farms, offering a win-win
transaction without public expenditures.
County: Loudoun County should carefully consider the unintended effects of
supporting a new Potomac River crossing including pressure to rezone western
Loudoun to more intensive residential use, higher tax burden due to increased
residential development, and eminent domain issues for existing Loudoun citizens
near the proposed crossings and negative impacts to agricultural producers and
others in Montgomery County Maryland.
State and Local: Regulations and funding should be designed to enable existing
and new meat and vegetable processing facilities. Currently northern Virginia is in
desperate need of increased slaughter and processing capacity. Funding is needed
to support state inspection and local zoning should protect the ability of businesses
to establish new processing facilities.
County/State: We continue to support imposing impact fees on residential
development projects.
Thank you for your careful consideration of these policies, as they reflect the goals and
needs of Loudoun's farmers and agricultural landowners.
Chris Van Vlack
President
Loudoun Farm Bureau
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Envision Loudoun Input

Strategy 1.1 should focus on action B. The support for placing sensitive and working
lands into permanent easement is critical and we look to keep a critical mass of
agricultural land available for successive generations of producers to meet the demand
for local products.
Strategy 2.1
If residential clusters are going to continue, they need to have concrete and nonalterable requirements to preserve usable agricultural land on the non-clustered
lots. This means that the land set aside for the rural economy or open space lot must
contain a minimum of 80% Class I and Class II ag soils. The previous Comprehensive
Plan called for preserving 70% of Prime Farmland (class I) soils, but this goal is rarely if
ever met. There must be concrete and verifiable requirements to keep ag land in
production, not simply vague or "best case" goals.
Strategy 3.1
Actions B and C leave a lot of room for interpretation and leave the door open to many
uses that could negatively impact the Rural Policy Area's ability to support the current
agricultural and ag tourism based economy. Commercial and Institutional uses (along
with residential) can continue to chip away at the necessary critical mass of agricultural
and open space land that makes all the tourism based businesses viable. A winery
tasting room will lose business if instead of overlooking a direct market cattle or sheep
operation, its overlooking a set of football or soccer fields, or a corporate
retreat. Likewise, those uses, while certainly in demand, will have a cascading negative
effect on the quantities of scale needed to make the agricultural rural economy work.
Strategy 3.2
Action A again leaves the door open via the promotion and allowance of "new types of
rural business" Putting opened ended statements like this in the general plan will not
provide the needed guidance to keep agriculture viable. There needs to be a balance of
working lands WITH the tourism based operations. If everything is tourism or
hospitality, there is no "there, there" for the tourists to enjoy. There needs to be the
underlying agricultural industry which is what folks come to see, the grapes growing, the
cattle grazing, the horses training, and the fruits and vegetables to be picked. These
are the businesses we need to promote and support and the plan should say as such.
Actions C & D are good. Trail networks if properly sited and designed allow recreational
use and enjoyment of the rural areas and help compliment the tourism and equine
businesses.
Strategy 3.3
Action D is the most critical here. We need to reinsert ag education into our public high
schools and community colleges to provide the vocational training needed by our

current ag enterprises. Right now, things are kind of a hodge podge of folks trying to
have one off solutions. We need young folks being taught this is a viable local industry
that they can make a career out of with the right training which includes animal
husbandry, horticulture/plant science, ag business and crop science. Right now, C.S.
Monroe offers horticulture which has "kept the lights on" for our FFA program in one
school, but need a broader based program to serve all the ag sectors so our producers
aren't constantly scraping to find motivated and educated folks to work with.
Strategy 3.4
Action A is good, as we certainly need to maintain the land use tax deferral
program. However, the Ag and Forestal District program as currently implemented
does not add much value or incentivize long term leases or investment in farmland
productivity. If we are to maintain the Ag and Forestal District program, it should be
adapted to provide additional incentives beyond the normal Ag, Open Space, or Forest
Land Use Tax Deferral and provide enticements for landowners to invest in ag
infrastructure on their land that serves the ag economy and/or set up long term leases
with new and existing producers looking to expand their operations who are willing to
make those investments. These investments can include things like fences, water
systems, soil testing/nutrient application, barns/handling facilities, or processing to
enable more local production for local consumption.
Strategy 3.6
Actions A and B are good, but they need to be joined by an action to increase the
ability to process local products. This processing should include meat, grains, and
vegetables. Right now we have little if any local grain milling capacity for human
consumption, but a good number local bakeries and restaurants that could utilize locally
produced grain. Connecting with groups like the Common Grains Alliance to promote
production and milling of local grain would enhance the market for these crops locally
and spur more production. Likewise the ability to process more animals for direct
market meat sales would enhance the small scale livestock farmers business
opportunities locally. Right now there are no slaughter or processing facilities beyond
poultry in Loudoun county. Finally, the ability to freeze/clean/package fruits and
vegetables would enhance the ability for producers to move beyond just CSA, farm
market, and small scale restaurant sales, to start providing products to local super
markets, the soon to be open Lovettsville Grocery Co-op market, and institutional users
like our public and private schools and hospitals.
Strategy 3.7
These actions are both critical in making sure our suburban neighbors and supportive
and informed about common ag activities and we don't adopt any zoning ordinances
that inadvertently harm our local ag producers.
Design Guidelines:

As we learned from the AT&T episode on Short Hill, the county needs strong zoning
policies in place, not just general statements to protect environmentally sensitive
features like our ridgelines and mountainsides. These areas are highly susceptible to
erosion and can feed huge amounts of stormwater to downslope areas if not properly
vegetated and protected. In short, residential and commercial structures do not belong
on mountainsides or ridgelines. So instead of the word "avoid" I would use the word
"prohibit" locating such things on ridgelines and mountainsides.
On item 5, cluster development with shared wastewater should be used to protect
farmland, not just to maximize residential development of a given property. Drainfields
under no circumstances should be located on open space or rural economy lots (except
that for the residence on the rural economy lot itself) set aside for ag or conservation
uses. Drainfields make land completely unusable for agriculture.
We are concerned about “Special Activity Uses” being listed as appropriate for the Rural
Policy Area. What is a Special Activity Use? It should be spelled out as to not become
a “catch all” for things which negatively impact the agricultural economy of Loudoun.

Bryan, Nancy
From:
Sent:
To:

Cc:

Subject:
Attachments:

Norman Myers <norman@myersappraisalservice.com>
Wednesday, July 25, 2018 6:35 PM
Machayo, Bo; Higgins, Geary; Saines, Koran; Umstattd, Kristen; Letourneau, Matt;
Randall, Phyllis; Buona, Ralph; Bartok, Robin; Meyer, Ron; Carey, Stacy; Volpe, Suzanne;
Buffington, Tony; Suzdak, Valerie; Barnes, Ad; Keirce, Clifford; Lloyd, Dan; Scheel,
Eugene; Jennings, Fred; Salmon, Jeff; Sisley, Jim; Blackburn, Kathy; Bryan, Nancy;
Priscilla, Tom
annarebekkaprinz@gmail.com; Beckwith Bolle
(beckwith@carterbraxtonproperties.com); Carole Napolitano; Deborah Snyder; James
Remuzzi (james@sustainablesolutionsllc.net); Joan Dutchess Freidson; John Shilling;
Norman Myers; Peter Weeks
Envision Position Statement
FBRM Evnision Position Statement 7 25 2018.pdf

Friends of the Blue Ridge Mountains
Position Statement on “Envision” the 2080 Comprehensive Plan


We understand that growth is inevitable; however, it should take place in areas where adequate
transportation and infrastructure exist -- in and around existing and new mixed use, pedestrian oriented
town centers linked to the Silver Line stations -- rather than continuing suburban sprawl and traffic
congestion. Higher density residential zoning should not be created in other proposed areas, i.e.,
Transition Area and the Route 7 & 28 area, without sufficient infrastructure to support it.



In addition to Conservation Easements, and in conjunction with Envision, we ask that the County proffer
system include an option for Transfer of Development Rights (TDRs) for rezoning applications. That is,
land owners in the AR and TR zoned areas would be able to sell TDRs to contribute to increased
residential and commercial developments in appropriately located new urban centers beyond current
allowances. This program will assure a more efficient plan both economically and environmentally to
maintain open space in Western Loudoun and in the Transition area. It is time to stop additional
suburban sprawl and traffic congestion. Affordable housing should be required for rezoning and exempt
from the purchase of TDRs.



Support objective Performance Standards for rural economy uses and special events based on objective
criteria such as road safety standards, lot sizes, proximity of other event centers, and include noise and
lighting standards.



Support Design Standards for Rural Economy Uses and residential cluster development in the rural and
transition planning areas.



Support the development of trails and connecting green corridors for hikers, bikers, horses, and wildlife
be deemed a high priority, such as outlined in the Emerald Ribbon.



Support Traffic Calming on Routes 15 and 9, similar to Route 50 through Aldie.



Support the recommended changes to Envision as by the Loudoun County Preservation and
Conservation Coalition, at: https://loudouncoalition.org/wp1

content/uploads/2018/07/EnvisionLoudoun2040-Phase-II-INPUT-7-9-2018.pdf
The above considerations represent high priorities for Friends of the Blue Ridge Mountains as well as
reflect the public’s response to the Envision process.
Norman Myers, Vice President
Friends of the Blue Ridge Mountains
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Position Statement on “Envision” the 2080 Comprehensive Plan


We understand that growth is inevitable; however, it should take place in areas where
adequate transportation and infrastructure exist -- in and around existing and new mixed
use, pedestrian oriented town centers linked to the Silver Line stations -- rather than
continuing suburban sprawl and traffic congestion. Higher density residential zoning
should not be created in other proposed areas, i.e., Transition Area and the Route 7 & 28
area, without sufficient infrastructure to support it.



In addition to Conservation Easements, and in conjunction with Envision, we ask that the
County proffer system include an option for Transfer of Development Rights (TDRs) for
rezoning applications. That is, land owners in the AR and TR zoned areas would be able
to sell TDRs to contribute to increased residential and commercial developments in
appropriately located new urban centers beyond current allowances. This program will
assure a more efficient plan both economically and environmentally to maintain open
space in Western Loudoun and in the Transition area. It is time to stop additional
suburban sprawl and traffic congestion. Affordable housing should be required for
rezoning and exempt from the purchase of TDRs.



Support objective Performance Standards for rural economy uses and special events
based on objective criteria such as road safety standards, lot sizes, proximity of other
event centers, and include noise and lighting standards.



Support Design Standards for Rural Economy Uses and residential cluster development
in the rural and transition planning areas.



Support the development of trails and connecting green corridors for hikers, bikers,
horses, and wildlife be deemed a high priority, such as outlined in the Emerald Ribbon.



Support Traffic Calming on Routes 15 and 9, similar to Route 50 through Aldie.



Support the recommended changes to Envision as by the Loudoun County Preservation
and Conservation Coalition, at: https://loudouncoalition.org/wpcontent/uploads/2018/07/EnvisionLoudoun2040-Phase-II-INPUT-7-9-2018.pdf

The above considerations represent high priorities for Friends of the Blue Ridge Mountains
as well as reflect the public’s response to the Envision process.

PO Box 1002, Purcellville, VA 20134

www.friendsofblueridge.org

Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

jmoore@mosbyheritagearea.org
Monday, July 23, 2018 1:22 PM
DEPT-PZ-PLANNING_COMMISSION; Keirce, Clifford; Barnes, Ad; Blackburn, Kathy;
Sisley, Jim; Jennings, Fred; Priscilla, Tom; Salmon, Jeff; Scheel, Eugene; Lloyd, Dan
Mosby Heritage Area Association Response to Envision Loudoun
MHAA Response to Envision Loudoun.pdf

Dear Planning Commission,
I am sending a response from the Mosby Heritage Area Association’s Board of Directors expressing concern over the
Envision Loudoun plan. Please see the attached comments, with great thanks.
Jennifer Moore
Jennifer Worcester Moore
President
Mosby Heritage Area Association
(540) 687-6681
Mosbyheritagearea.org
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

The Steedlys <steedly@netzero.com>
Tuesday, July 17, 2018 11:11 PM
DEPT-PZ-PLANNING_COMMISSION
Input on Envision Loudoun Stakeholders' Committee Draft Comprehensive Plan
Red Hill Single Chart.pdf

Dear Planning Commission,
We would like to express our support for the Envision Loudoun Stakeholders' Committee Draft Comprehensive
Plan recommended change of the Red Hill Road neighborhood to Transition Policy and increased density. We
are glad to see that the Draft Plan has moved the Transition Policy boundary to encompass the current Rural
Policy eastern “peninsula” that includes the Red Hill Road neighborhood (adjacent to Evergreen Mills Road) in
which we live. We are also glad to see that the draft plan has increased residential density in this area.
We feel these changes are appropriate in our neighborhood for several reasons: we are surrounded by central
water, sewer, and natural gas; the new water tower is now part of our view shed and its site includes a
location for a second water tower; there are already homeowners in our neighborhood enjoying greater
density with eleven existing 1 to 1.2 acre residential lots that were created without any open space set‐aside;
and we are bordered to the northwest by Greene Mill Preserve which has greater density. Given these
considerations, we feel that the proposed changes for our neighborhood would not represent a westward
march of the Transition Policy area but rather an infill to make it consistent with our surroundings.
Please see attached map highlighting these observations.
Sincerely,
William Steedly (703‐819‐5221)
Suzanne Steedly (703‐350‐2277)
22743 Evergreen Mills Road (indicated with a blue asterisk on attached map)
Leesburg, VA 20175
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Bryan, Nancy
From:
Sent:
To:
Subject:

Michael Chamberlin <mjchamberlin33@gmail.com>
Wednesday, September 5, 2018 7:42 PM
DEPT-PZ-PLANNING_COMMISSION
Request to consider high density in new areas of the TPA

Dear Planning Commissioners,
We greatly the Commission's vote to move the area between Heritage HS and Shreve Mill Rd. to the Transition
Policy Area. We as residents of this area have been working for many years to get the County to recognize that
the area’s rural nature has been compromised. The traffic alone on Evergreen Mills Road is evidence of the fact
that we are no longer in a rural situation. There are many times that it takes me as much as 15 minutes just to
get out of my driveway to make my way into town and not to mention the traffic on the weekends that has
occurred due to the Evergreen Mills Sports Complex.
As a citizen of Loudoun County of more than 40 years and as a resident of the Area P1 I would like to make a
request that the Planning Commission consider bringing Area P1 into the Transition Policy Area under a density
of at least 4 houses per acre as was discussed at Commission meetings, the goals of the County are to set the
stage for diverse and obtainable housing in the County. Leaving this area at a one house per acre developers
will have but little option to build large and expensive homes on the property. The area in question is already
located between two exits off the Greenway, there are two elementary schools, a middle school and a high
school all within a mile of the property. With the development of Compass Creek there will be mulitple
opportunities for shopping in the future.
Supervisor Randall has repeatedly talked about the need for “divers and obtainable” housing in Loudoun
County. Since the Planning Commission recently voted to bring Area P1 into the TPA at only one house per
acre, it is my feeling that the Commission has an amazing opportunity to help with the Countys housing
shortage. With Area P1 nearness to existing schools, already approved plans for new shopping centers, and
with an existing substantial road network already in place and from my observation being improved on a
continual basis and the requirements that a developer will have to improve the road work adjacent to this
property will have minimal impack on other area’s of the County. For these reasons, I would again request the
Planning Commission would reconsider your vote, and vote to increase the density of Area P1 to a minimum of
4 houses per acre.
As a resident of Area P1 I would like to thank you for your deliberations that have already occurred regarding
Area P1 and would thank you ahead of time and hope that the Commission will recommend that the Staff
evaluate the higher density request.
Thank you for your time and efforts.
Michael Chamberlin
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Bryan, Nancy
From:
Sent:
To:
Subject:

Tiana Conklin <5vaboys@gmail.com>
Wednesday, September 5, 2018 11:30 AM
DEPT-PZ-PLANNING_COMMISSION
Request for Area P1 -Increased Density

Dear Commission Members;

I am a resident within Area P which you recently voted to recommend be to be
changed to the Transition Policy Area. I moved onto this property in 1984 and have
seen drastic changes to my local community over the years. We have been trying to
get the County to see our situation for many years and help them recognize that our
"rural" setting no longer exists; your vote recognizes this fact and is greatly
appreciated.

I know I share the sentiments of fellow residents of Area P1 in requesting the
Planning Commission vote to allow an increase in our density to at least 4 houses per
acre. The properties within this location are ideal for options that would better serve
the community with the potential for a larger diversity in housing, as well as access
to shopping and services for families on this side of town. On a more personal note, I
have five sons who would love to return to Leesburg and settle back in their
hometown, unfortunately there are few options as to affordable or attainable housing
to choose from; which is very sad. Having our children return to our community as
active citizens was how this town was founded. I recognize our rural status has
changed however, there are benefits to our community with these changes as well. I
think it rather sad that in great measure Leesburg and/or Loudoun has come to be
known as a place of large expensive homes with little variety in attainable housing
and out of reach of younger families starting out.

I hope the Commission will consider the personal impact of these decisions upon
those of us who have been here the longest. In complete sincerity, I don't feel the best
use of my property is for the building of more expensive homes. I know that our
future should be focused on how we can continue to see our wonderful town grow in
such a way that would allow our children to locate back here and participate in a
community they love!

Thank you again for your vote!
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Sincerely,

Tiana Conklin
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Bryan, Nancy
From:
Sent:
To:
Subject:

Tiana Conklin <5vaboys@gmail.com>
Wednesday, September 5, 2018 11:57 AM
DEPT-PZ-PLANNING_COMMISSION
Request: Area P1 -Increased Density

Dear Planning Commissioners;
I wanted to take a minute to thank you for your recent vote to change Area P to the Transition Policy Area
between Heritage High School and Shreve Mill Road. We have been trying for years to help the County
recognize that our rural status is almost, if not completely non-existent. We truly appreciate your willingness to
recognize this fact with your positive vote.
My father purchased our property in the early 70's and we enjoyed a rich rural environment for many years. I
was able to build a home on our property and raise a family of five sons here and each attended LCHS, which
was my Alma mater. It has required adjustment over the years to see the changes due to population which
comes with growth, however my perspective has grown and adjusted as well. I believe that as Commissioners
you have a great impact on how or even if, any of my sons will ever be able to call Leesburg, VA home again.
There is a tremendous lack of affordable and attainable housing in our area. I cannot imagine that our
community would be greater served by allowing our property to be utilized to build more expensive upscale
housing.
It is my request that the Commission consider increasing our density to 4 houses per acre, which would allow
higher density and potential for families to return and continue to grow and prosper in the hometown they were
raised in. I remember this used to be a town with multi-generational families and many of those people are
today serving in many capacities within our county structure. I fear going forward this will no longer be true
and Leesburg will lose that richness in families being able to stay together.
Thank you again for your deliberations regarding Area P1. I truly hope zoning changes will be implemented
that might help increase the availability of affordable housing and allow our children return to Loudoun.
Sincerely,
Dale Conklin
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Bryan, Nancy
From:
Sent:
To:
Subject:

Siva Prasad Koka <mail2koka@gmail.com>
Thursday, September 6, 2018 9:01 PM
DEPT-PZ-PLANNING_COMMISSION
Gateway commons - Vanmeter community amenities replacement

I'm opposing idea of removal of community amenities and replace with 12 new towehomes.(land by
A1)
Reason:Right now there almost 90 (out of 148)homes are occupied in the community and there are almost 2535 kids are present and with lack of enough play area, kids are planning on the roads/parking lots and current tot
lot available is useful only to childern who are under 6 or 7.There is no play area for kids over 7 who mostly
play basketball or football who are playing in community parking lots.
Stone ridge HOA amenities are almost 1 mile walking distance from our Gatewaycommons community and
there is no complete walking trail to same.
I'm requesting the planning commission to reject the proposal.
Thank you for providing me opportunity.
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Hangingrockhay <hangingrockhay@aol.com>
Monday, September 24, 2018 11:53 AM
DEPT-PZ-PLANNING_COMMISSION
Bryan, Nancy; milcrk@aol.com; mom@momsapplepieco.com; bsedlins@gmail.com;
rachel.e.holmes@loudoun.gov; Carey, Stacy; Machayo, Bo
Loudoun Farm Bureau Resolutions and Policy input for Envision Loudoun and
Comprehensive Plan
Envision Loudoun Input and
Feedback.docx; John Adams Loudoun Farm Bureau
Resolution 2018.pdf

Planning CommissionersOn behalf of the over 900 members of Loudoun Farm Bureau, please see the attached document which contains the input
we provided during the Envision Loudoun Comprehensive Plan process. In looking at the final Envision Loudoun report,
little if any of our input was included in the final document, and as the Planning Commission has now taken direction of
the process, we want to provide you as our representatives our views as this critically important process moves forward.
In addition at our Annual Membership Meeting this month, we adopted the following resolutions, which now become
Loudoun Farm Bureau Policy, that will have impacts on your discussions of the new comprehensive plan. I have only
included our newly adopted policies which may have impacts on the comprehensive plan and county level issues. In
addition the attached pdf document contains a resolution that was a late addition from one of our producer members and
was passed unanimously as well by the membership.
We support an amendment to the Virginia Farm Brewery Act that would require a measurable percentage of nonwater ingredients be grown on the farm similar to the requirements for Farm Wineries. This would encourage the
agricultural component of the Virginia craft brewery industry and protect the spirit of the act.
We support a revision to Virginia State Code that would permit localities to allow enrollment of bona fide
agricultural structures in the agricultural land use tax deferral program.
In order to maintain a critical mass of working farmland in Loudoun, we support Loudoun’s proposed
Conservation Easement Assistance Program, establishment of a Transfer of Development Rights Program, and
funding of the county’s existing Purchase of Development Rights program.
We support the efforts of groups such as Save Rural Loudoun in both informing the public, our elected officials,
and county staff about the fiscal, environmental, and economic benefits of preserving farmland and natural areas
in Loudoun County.
Finally, the following resolutions were adopted and became Loudoun Farm Bureau Policy at the 2017 Annual Meeting and
also reflect our goals for the new Comprehensive Plan.

County: The County should include incentives within the Ag and Forestal District
program to promote long term leases that could lead to infrastructure and
productivity improvements.
County: The Rural Economic Development Council (REDC) should augment its rural
strategy to press for new incentives to help save our vulnerable traditional farms
and businesses.
1

County: The County and REDC should examine practical ways to help aspiring
young farmers afford leasing or buying farm land in the County;
County: The County staff and REDC should fund the Purchase of Development
Rights program adopted after the “200,000 acres” report; utilizing all Federal, State,
Local and private funds available.
County: The County and REDC should assess the opportunities presented by a
Transfer of Development Rights (TDRs) program briefly tried in Loudoun, adopted in
Virginia’s Stafford and Frederick counties and applied by Montgomery County to
preserve 50,000 acres of farmland. Loudoun County should consider the ways in
which it can increase density around its Metro Stations by simultaneously receiving
the development rights there from threatened rural farms, offering a win-win
transaction without public expenditures.
County: Loudoun County should carefully consider the unintended effects of
supporting a new Potomac River crossing including pressure to rezone western
Loudoun to more intensive residential use, higher tax burden due to increased
residential development, and eminent domain issues for existing Loudoun citizens
near the proposed crossings and negative impacts to agricultural producers and
others in Montgomery County Maryland.
State and Local: Regulations and funding should be designed to enable existing
and new meat and vegetable processing facilities. Currently northern Virginia is in
desperate need of increased slaughter and processing capacity. Funding is needed
to support state inspection and local zoning should protect the ability of businesses
to establish new processing facilities.
County/State: We continue to support imposing impact fees on residential
development projects.
Thank you for your careful consideration of these policies, as they reflect the goals and
needs of Loudoun's farmers and agricultural landowners.
2

Chris Van Vlack
President
Loudoun Farm Bureau
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

novadbrian@aol.com
Wednesday, September 5, 2018 6:27 PM
DEPT-PZ-PLANNING_COMMISSION
novadbrian@aol.com
Request for Increased Density in Area P1

Dear Planning Commission members;
As a resident of Area P1, I request that the Planning Commission consider bringing Area P1 into the Transition Policy
area under a density of at least four houses per acre.
By leaving the area at one house to the acre, developers will have little option but to continue to build larger homes at a
costly rate. This is a waste of land that is just right
for higher density.
Citizens of Loudoun want more affordable housing, four units to the acre could help the housing shortage and provide
homes at more affordable prices.
Our properties (Area P1) are located off a major toll road, an elementary, middle and high school, and further construction
of schools within 5 miles of our property. These
schools would accommodate many, many new students. We have the opportunity to have shopping centers,
restaurants and employment. LIVE, WORK, PLAY!
Let's not forget, that Evergreen Mills Road needs to be widened, "Let's make Evergreen Mills Road Safe again".
would allow developers and proffers to continue to keep
up with improving our road network to make it safe for everyone.
Diverse and Attainable!
We hope that the Planning Commission will recommend that Staff evaluate for higher density in Area P1.
Sincerely,
The MacDonald"s
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This

Bryan, Nancy
From:
Sent:
To:
Subject:

Sudhir Kumar Muramalla <sudhir118@gmail.com>
Wednesday, September 12, 2018 12:22 PM
DEPT-PZ-PLANNING_COMMISSION
12 new hometowns (land by A1)

I'm opposing idea of removal of community amenities and replace with 12 new towehomes.(land by A1)
Reason:Right now there almost 90 (out of 148)homes are occupied in the community and there are almost 2535 kids are present and with lack of enough play area, kids are planning on the roads/parking lots and current tot
lot available is useful only to childern who are under 6 or 7.There is no play area for kids over 7 who mostly
play basketball or football who are playing in community parking lots.
Stone ridge HOA amenities are almost 1 mile walking distance from our Gatewaycommons community and
there is no complete walking trail to same.
I'm requesting the planning commission to reject the proposal.
Thank you for providing me oppurtunity.
-Thanks,
Sudhir Kumar M
24477 Juniper Wood Ter
Sterling VA 20166
217-481-5804
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Bryan, Nancy
From:
Sent:
To:
Subject:

pampackard1@verizon.net
Wednesday, September 5, 2018 8:42 PM
DEPT-PZ-PLANNING_COMMISSION
Diverse and Attainable Housing

Dear Planning Commission,
I would like to sincerely thank you for your recent vote to recommend that area P1 be changed to the Transition Policy
Area. Being that Area P is no longer rural in nature, you have definitely made the right choice.
I understand that the Commission voted to bring Area P1 into the TPA at a density of one house per acre. As a resident
Area P1, I am requesting that the Commission reconsider the vote since this would be a waste of land that is perfectly
suitable for higher density. The land is so close to planned shopping centers and schools, and there will be a much lower
impact on traffic than other areas under consideration for higher densities because of the well planned, substantial road
network. As previously discussed at the Commission meetings, the goals of the county are to set the stage for diverse
and attainable housing in our county. Being that the Envision Loudoun public hearings portrayed that citizens of Loudoun
need more affordable housing, four units to the acre could truly benefit the housing shortage and provide more homes at
affordable prices. The Commission, bringing area P1 into the TPA at one house per acre would be missing a valuable
opportunity to help the county's housing shortage.
Our community greatly appreciates your service to Loudoun County. Our desire is that you can see that our area is in a
perfect location for increased density and that our properties can be zoned to add more homes to solve the pending
affordable housing shortage.
In All Sincerity,
Pam Packard
pampackard1@verizon.net
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Bryan, Nancy
From:
Sent:
To:
Subject:

maryjim182@earthlink.net
Wednesday, September 5, 2018 6:45 PM
DEPT-PZ-PLANNING_COMMISSION
Vote on area P1

Dear Planning Commission,
I want to thank the Commission for the recent vote to include Area P1 to be changed to the TPA.
As a resident of Area P1, and with the housing shortage forecast to become critical, I request the Commission to
consider the density of at least four houses per acre in this area.
Thank you for all your hard work, it is greatly appreciated.
Jim Petrucelli
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Bryan, Nancy
From:
Sent:
To:
Subject:

maryjim182@earthlink.net
Wednesday, September 5, 2018 3:11 PM
DEPT-PZ-PLANNING_COMMISSION
Request to increase density

Dear Commission members,
Thank you for voting last Thursday to move Area P1 to the TPA.
As a resident of this area, I am requesting that the Commission vote to increase the density of Area P1 to at least four
houses per acre. Because of the location to the Greenway, schools, Sports Complex and Compass Creek, this would be
the right location for increased density and could help the housing shortage.
Thank you for your consideration of Area P1. My hope is that you will reconsider your vote to increase the density.
Mary Petrucelli
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Dennis Pettit <dm.pettit@comcast.net>
Tuesday, September 4, 2018 9:32 AM
DEPT-PZ-PLANNING_COMMISSION
Debra W. Pettit, RN
Request for Increased Density in Area P1

Date: September 4, 2018
To: Loudoun County Planning Commissioners
From: Dennis M. Pettit and Debra W. Pettit
Subject: Request for Increased Density in Area P1

Commissioners:
We appreciate the continued support and approval of the Loudoun County Planning Commission on
the subject of moving Area P1 into the Transition Policy Area as graphically represented below.

Deb and I have been residents of Loudoun County since 1985 and we have seen a great deal of
change in our environment over the last 33 years. We have raised four children in Loudoun County,
yet, sadly, only one child now remains in the county. Two of our adult children have left the
county due to cost of living issues driven, unfortunately, by increased housing costs. This
compels us to advocate for housing that is more affordable to the average wage earner and is
accessible to schools, sports and park facilities, transportation infrastructure, and current/future
centers of employment.
We believe that our property, as part of a 286 acre tract of land called “Area P1”, could provide for
quality housing that is affordable and accessible to older and younger citizens that want more local
access to the Town of Leesburg and all of the benefits associated with good urban planning. It is
our understanding that the Planning Commission recently voted to bring Area P1 into the TPA on a
“one house per acre” basis, but would consider arguments for more density because of the county’s
acute housing shortage. It is our belief that 3-4 units per acre could do more to address the
current housing shortage and provide homes at more affordable prices.
It is our understanding that a strategy advocating higher density would give future developers
greater latitude in providing for more well-planned housing neighborhoods and perhaps incentives
1

to offer “proffers” that would benefit the Leesburg, VA area. Some examples of this would be a
performing arts center and/or more creative recreational facilities that improve quality-of- life for
the citizens of Loudoun County and the Leesburg, VA area-at-large. Clearly, the 286 acre tract that
is represented as “Area P 1”, due to its somewhat unique location adjoining the Greenway, Route
621 (Evergreen Mill), the Battlefield Parkway ( just to the north approximately 1500 feet ) and Route
653 ( Shreve Mill Road ) would provide multiple points of access for smart, more creative housing
development.
Deb and I moved to Loudoun County to enjoy a rural environment. Unfortunately, and through no
fault of our own, our rural environment no longer exists. We understand that things have to
change and that growth is inevitable due to our proximity to the Washington, DC metropolitan
area. With that said, we are conscientious citizens and property owners and want the best for
Loudoun County and the families that will live in Leesburg, VA now and in the future.
We have taken the time to attend and participate in many of the Envision Loudoun events and
hearings that have solicited community input and involvement. This email is to provide you with
some final comments for your planning consideration of future housing, density and “proffer”
measures that are, hopefully, consistent with Planning Commission goals and objectives as they
relate to the Transitional Policy Area, Area P1 tract.
Please feel free to contact Deb or I if you have any questions, etc.
You time and attention to this matter is appreciated !

Dennis M. Pettit
Debra W. Pettit
41439 Springfield Lane
Leesburg, VA 20175
Home:
Mobile:
Email:
Email:

(703) 777‐8782
(703) 395‐4430
dm.pettit@comcast.net
dw.Pettit@comcast.net
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Bryan, Nancy
From:
Sent:
To:
Subject:

cindy quesenberry <cindyques@gmail.com>
Wednesday, September 5, 2018 10:01 AM
DEPT-PZ-PLANNING_COMMISSION
Area P

Dear Planning Commission,
I appreciate the time and effort that has been put forth developing the new comprehensive plan.
As a resident for 18 years a the property in area P1, much has changed, and progressed in the area around
us.
I respectfully request that this area be considered for a location of diverse, and attainable housing that is
needed in Loudoun County. Increasing the density to at least 4 houses per acre would afford the opportunity to
meet the needs of our community, and allow the land owners to sell at a fair rate.
Area P1, abutt the Town of Leesburg, and the Greenway. The last stop on Metro’s silver line is 5 miles down
the Greenway from my property. From my perspective the location needs to be assessed for the opportunities
it holds, by increasing the density, we can gain housing lots that are close to schools, shopping, and
substantial roads.Please consider Increasing the density to meet the needs of the community.
Thank You,
Cynthia Quesenberry
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Bryan, Nancy
From:
Sent:
To:
Subject:

Darrell Q <darrellq2001@yahoo.com>
Monday, September 3, 2018 11:41 AM
DEPT-PZ-PLANNING_COMMISSION
Area P Density

Subject: Area P Density
Dear Planning Commission members,
I would like to express my sincere appreciation for your vote to move Area P, the area south of Heritage High School and north of
Shreve Mill Road into the Transition Policy Area. This is a major step in the right direction and again, thank you for your careful
consideration.
Although Area P was truly rural when we bought our home in 2001, the rural nature is long gone and we have been trying for a while
to get the county to recognize that we are no longer rural --both in terms of what has been allowed to develop around us, and in terms
of the vast infrastructure, schools, Greenway exits, future Crosstrails Blvd., Super Walmart, other shopping areas, sports complexes,
Ice Rink, etc. that currently, or will soon, surround us. And, when I say surround us, I mean literally within ¼ of a mile!
It has been reported that the Commission voted to bring Area P1 into the TPA at a density of one house per acre. The residents of the
properties respectfully request that the commission vote to increase the density of the area to at least four houses per acre. The
residents see this as a win-win for both the residents of Area P and the County. It’s a win for us because obviously our property would
be more valuable, and it’s a win for the County because of the aforementioned closeness to schools, planned shopping centers, and the
substantial road network, which all mean that there will be a much lower impact on traffic from Area P housing than many other areas
in the County under consideration for higher densities. Also, since the Envision Loudoun public hearings showed that citizens of
Loudoun desire more affordable housing, they also desire no additional traffic on Route 15, and they desire no additional West
Virginia and Maryland commuters. Please consider that four units to the acre in Area P could help with all of these issues.
I greatly appreciate the Commission’s service to the County. I know it must be a tough job to try and please everybody. But my
desire is that you can see that our area is in the right location for increased density.
Sincerely,
Darrell Quesenberry
41453 Springfield Lane
Leesburg, Va.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Nancy SAYLOR <nansay@comcast.net>
Tuesday, September 4, 2018 9:01 PM
DEPT-PZ-PLANNING_COMMISSION
Area P1 Vote

Dear Planning Commissioners,

Thank you for voting to move Area P to the Transition Policy Area. As a resident of this area, I
appreciate your recognition of the fact that this area has changed and is no longer rural in nature.

There is a need for more affordable and diverse housing in Loudoun County. We feel that Area P1 is
a good location for that housing as it is close to schools, future shopping and dining, and two
Greenway exits. We would like to request that you reconsider your vote to bring our area into the
TPA at a density of 1 house per acre and instead allow a density of 4 houses per acre. This area is
right for higher density and could help address the housing shortage the County is facing.

We understand that the Leesburg Town Council members have been concerned about protecting the
airport. We, too, feel that the economic benefit to the Town and County is positive for everyone. We
think, however, that aircraft noise over our properties is minimal compared to the other noise
producing nuisances that now surround us. Voting for higher density in the Airport Overlay District
would allow a builder to provide homes with more noise protection which also would help with noise
from the Greenway, traffic on Evergreen Mills Road, and the construction at Compass Creek.

Thank you for your dedication and service to the County. We hope you will reconsider higher density
for Area P1 so that it can be discussed at the planned public hearing.

Sincerely,

Gary N. Saylor
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Bryan, Nancy
From:
Sent:
To:
Subject:

Nancy SAYLOR <nansay@comcast.net>
Tuesday, September 4, 2018 4:26 PM
DEPT-PZ-PLANNING_COMMISSION
Area P1 Vote

Dear Planning Commission Members: As a resident of Area P1, I would like to thank you for
recognizing that this area is no longer rural in nature, and for voting to move us to the Transition
Policy Area. We believe this is the right decision.

I understand that Area P1 was voted to be moved to the TPA at a density of one house per acre. The
residents of this area would like to request that the Commission reconsider that density and allow 4
houses per acre. This area is close to multiple schools and future shopping and dining as well as the
Greenway. Substantial roads are already in place. It is an ideal location for the diverse and
affordable housing needed in Loudoun County.

Thank you for your continued service to the County. We hope that the Commission will reconsider
their vote on density and allow 4 houses per acre. This is an opportunity to address the affordable
housing shortage in Loudoun County.

Sincerely, Nancy M. Saylor
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Bryan, Nancy
From:
Sent:
To:
Subject:

The Steedly's <steedly@netzero.com>
Tuesday, September 11, 2018 9:07 AM
DEPT-PZ-PLANNING_COMMISSION
Re: Input on Envision Loudoun Stakeholders' Committee Draft Comprehensive Plan

Dear Planning Commission,
We are following up on our previous email below. We understand that you may be considering
allowing central utilities and increased density in our area, up to 8 homes per acre (our area is known
as Q1 and Q2 from the Envision Loudoun process). We are very supportive of this increased density,
consistent with our surroundings as described below and helpful with the much-needed housing in
Loudoun County. If you have any questions for us, please feel free to ask.
Sincerely,
William Steedly (703-819-5221)
Suzanne Steedly (703-350-2277)
22743 Evergreen Mills Road
Leesburg, VA 20175
------ Original Message -----From: "The Steedlys" <steedly@netzero.com>
To: loudounpc@loudoun.gov
Sent: 7/17/2018 11:10:51 PM
Subject: Input on Envision Loudoun Stakeholders' Committee Draft Comprehensive Plan
Dear Planning Commission,
We would like to express our support for the Envision Loudoun Stakeholders' Committee Draft
Comprehensive Plan recommended change of the Red Hill Road neighborhood to Transition Policy and
increased density. We are glad to see that the Draft Plan has moved the Transition Policy boundary to
encompass the current Rural Policy eastern “peninsula” that includes the Red Hill Road neighborhood
(adjacent to Evergreen Mills Road) in which we live. We are also glad to see that the draft plan has increased
residential density in this area.
We feel these changes are appropriate in our neighborhood for several reasons: we are surrounded by
central water, sewer, and natural gas; the new water tower is now part of our view shed and its site includes
a location for a second water tower; there are already homeowners in our neighborhood enjoying greater
density with eleven existing 1 to 1.2 acre residential lots that were created without any open space set‐aside;
and we are bordered to the northwest by Greene Mill Preserve which has greater density. Given these
considerations, we feel that the proposed changes for our neighborhood would not represent a westward
march of the Transition Policy area but rather an infill to make it consistent with our surroundings.
Please see attached map highlighting these observations.
Sincerely,
1

William Steedly (703‐819‐5221)
Suzanne Steedly (703‐350‐2277)
22743 Evergreen Mills Road (indicated with a blue asterisk on attached map)
Leesburg, VA 20175
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Bryan, Nancy
From:
Sent:
To:
Subject:

Gregg <gm4stewart@gmail.com>
Tuesday, September 4, 2018 5:22 PM
DEPT-PZ-PLANNING_COMMISSION
Diverse and Attainable housing

Dear Commission members,

The Planning Commission voted last week to move Area P1, south of Heritage High School,
to the TPA. I want to personally thank you for your insight and applaud you for your
positive vote.
I also feel compelled to bring to your attention that Supervisor Randall has repeatably
talked about the need for "diverse and attainable" housing in Loudoun County and that the
vote to bring Area P1 to the TPA only allows for one house per acre! I believe that the
Planning Commission is missing a great opportunity to help the housing shortage that
Loudoun County is facing, and will face even more in the near and far future. Area P1 is
perfect for higher density housing than 1 house per acre with the nearness of schools,
parks, soccer fields, baseball fields, shopping centers soon to be built, etc. This also would
minimize the impact on other areas in the county. I am hoping and requesting that for
these reasons the Planning Commission reconsider their vote and increase the density of
Area P1 to 4 houses per acre.
The Commission's service to the county is greatly appreciated and I hope you can see that
area P1 is THE right location for increased density.

Regards,

Gregg Stewart
41365 Springfield Lane
Leesburg, VA 20175
571-271-8644

.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Tammie Umbel <sheacompany@msn.com>
Wednesday, September 5, 2018 4:15 PM
DEPT-PZ-PLANNING_COMMISSION
TPA Evergreen Mills North

Dear Planning Commission,
First and foremost we would like to thank you for your vote to recommend that the 2040
Comprehensive Plan move Area P into the Transition Policy Area.
When my family and I moved from Fairfax to Springfield Farms in Loudoun County, we
were excited about the possibility of living in a rural environment. As you now know,
over the years, the properties known as Area P have lost the rural characteristics
because of surrounding development. Not only do I have to contend with the music,
lights and wandering students from the school that borders my property, but I now have
to contend with the same situation directly across the street from us. As explained to
Supervisor Higgins, the land we currently live on held forty houses in our Fairfax
neighborhood. Yet, with over forty plus neighbors our neighborhood was extremely
quiet. There were no screaming soccer fans. No school officials screaming tunes over the
speaker system at 11 o'clock at night. No bright school or airport lights that wash out
the night stars. No sirens speeding down the road or trucks braking on the toll. Although
we could walk for miles and see only house after house on .2 acre lots, we never
encountered schools, stores, or for profit parks. And with all of the thousands of
neighbors the place was far quieter than I have been living here in "rural" Loudoun the
last several years. My little remaining pocket of land has been replaced with bustling
traffic and unwanted tourists. Soon my children will be able to walk to Walmart, for yes,
it is literally being built right behind my house. In just a few months we will be a short
walk to hundreds of new homes and more shopping amenities as well. Yes, those are
walking distance to us on Evergreen and Rt. 15. Our properties bordering the Dulles Toll
and Battlefield Pkwy. has now been transformed into the suburbs but for some reason
people think that our land is rural. How being? No one farms the land near here And so,
we thank you for your vote to recommend that the 2040 Comprehensive Plan move Area
P into the Transition Policy Area.
I am under the understanding that there is a questionable vote to make our lands 1
house per acre in the TPA. I feel that doing so will do a huge disservice to this centrally
located, very valuable land. What we have here is one of the last large land tracts
available in Loudoun County which is actually right at the cross sections of major roads
and commercial centers. While we highly agree we should be placed in the TPA as we
are definitely no longer rural, we feel that one house per acre is not utilizing our lands to
their highest value. Being positioned between Shreve Mills Road, Battlefield and the Toll
Road, our properties have great advantages for the county. Not only can our properties
be used to bring in better roads and infrastructure, but if they are high density can bring
in a lot of taxes via the toll and the new Walmart complex.
1

I understand there is a lack of affordable housing in the county. Houses on one acre are
generally going to be very costly to the end consumer. Our centrally located land is the
perfect place for more affordable condo/ townhome communities. Being right next to the
town, this area could take off a lot of the burden being placed on truly rural properties
out in Western Loudoun.
We greatly appreciate the time and thoughtful consideration that planning commission
members are dedicating to the 2040 Comprehensive Plan deliberations. Thank you for
considering our request, as well.
Sincerely,
Tammie Umbel and Family
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Volpe, Suzanne
Thursday, September 6, 2018 2:15 PM
DEPT-PZ-PLANNING_COMMISSION
Young, Kenny
Fwd: Regulations Account for Nearly One-Third of Multifamily Costs, Builders Tell
Congress

Dear Planning Commissioners,
Please see below. Mr. Entsminger emailed the Board of Supervisors this information and as you are currently
working on the Draft Comprehensive Plan, I felt it important to provide this information to your attention.
Most sincerely,
Suzanne Volpe
Algonkian District
Loudoun County Board of Supervisor
From: Rick Entsminger <rentsminger@elmstreetdev.com>
Sent: Wednesday, September 5, 2018 3:02 PM
To: BOS
Subject: FW: Regulations Account for Nearly One‐Third of Multifamily Costs, Builders Tell Congress

The press release below reports on recent testimony to Congress about issues impacting the availability and
affordability of housing. Industry perspective as you craft a new comprehensive plan for Loudoun County.
Thank you,
Rick Entsminger
Richard D. Entsminger
Regional Partner / Vice President
Elm Street Development
1355 Beverly Road Suite 240
McLean, Virginia 22101
703 734 9730
-----Original Message----From: erelease@nahb.mmsend.com [mailto:erelease@nahb.mmsend.com] On Behalf Of erelease@nahb.org
Sent: Wednesday, September 05, 2018 2:45 PM
To: Rick Entsminger
Subject: Regulations Account for Nearly One-Third of Multifamily Costs, Builders Tell Congress
FOR IMMEDIATE RELEASE
Contact: Liz Thompson
202-266-8495
ethompson@nahb.org
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http://www.nahb.org
Regulations Account for Nearly One-Third of Multifamily Costs, Builders Tell Congress
WASHINGTON, Sept. 5 - Layers of excessive regulation translate into higher rents, reduced affordability for
consumers and on average, account for almost one-third of a multifamily project's development and building
costs, the National Association of Home Builders (NAHB) told Congress today.
Testifying on behalf of NAHB before the House Financial Services Subcommittee on Housing and Insurance,
Steve Lawson, chairman of The Lawson Companies based in Virginia, said that overregulation of the housing
industry is felt at every phase of the building process.
"It results from local, state and federal mandates," said Lawson. "It includes the cost of applying for zoning and
subdivision approval, environmental mitigation, and permit, hook-up, impact and other government fees paid by
the builder. In many cases, these projects become financially infeasible and, therefore, are not built."
The congressional hearing on regulatory burdens on multifamily housing development was spurred in large part
due to a new study by NAHB and National Multifamily Housing Council called Multifamily Cost of Regulation
that details how regulatory costs account for 32 percent of the cost of developing new multifamily properties.
The new research shows that well over 90 percent of multifamily developers typically incur hard costs of fees
paid to local governments, both when applying for zoning approval, and again when local jurisdictions
authorize the construction of buildings. Furthermore, state and federal governments are increasingly becoming
involved in the process and layering on additional levels of fees and regulations.
"Multifamily builders and developers are seeing strong demand, but there are headwinds that have impacted
further development," said Lawson. "Some developers have had difficulty getting projects off the ground due to
regulatory burdens and neighborhood opposition in certain parts of the country."
To help ease regulatory burdens and improve housing affordability, NAHB is urging policymakers to:
* Consider the cumulative effects of regulatory requirements to determine whether a new mandate is necessary
to protect the health and safety of the public, or if it is simply a means to achieve a policy goal;
* Remove barriers to production of multifamily housing;
* Ensure that energy codes and standard are cost-effective, affordable and have a reasonable payback period of
10 years;
* Enact common sense updates to Davis-Bacon wage determination policies to help builders construct more
affordable housing;
* Call on the Trump administration to resolve issues related to lumber and steel tariffs, which have needlessly
raised the price of building materials; and
* Maintain and properly fund federal rental assistance and multifamily production programs to serve very lowand extremely low-income Americans.
#####
ABOUT NAHB: The National Association of Home Builders is a Washington-based trade association
representing more than 140,000 members involved in home building, remodeling, multifamily construction,
property management, subcontracting, design, housing finance, building product manufacturing and other
aspects of residential and light commercial construction. NAHB is affiliated with 700 state and local home
builders associations around the country. NAHB's builder members will construct about 80 percent of the new
2

housing units projected for this year.
**************************************************************
1201 15th Street NW, Washington, DC, 20005
**************************************************************
Click below to unsubscribe:
http://unsubscribe.magnetmail.net/Actions/unsubscribe.cfm?message_id=16001136&user_id=NAHB_press&re
cipient_id=10100920&group_id=115755&jobid=41971593
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Bryan, Nancy
From:
Sent:
To:
Subject:

Michael Warter <mwarter.alpha@gmail.com>
Wednesday, September 5, 2018 9:21 PM
DEPT-PZ-PLANNING_COMMISSION
Increased Density for area P1

Dear Members of the Planning Commission,
I would first like to commend you on your recognition of the changing environment of area P and thereby
recommending that it be added to the Transition Policy Area. The area can hardly be considered Rural any more.
As I have become involved in both observing and participating in the Envision Loudoun process over the past year plus, it
has become evident to me that growth is a process that must be handled in a smart, considerate way. Area P is unique
in that it has the distinction of being bordered by two major travel corridors, The Greenway and Evergreen Mills Rd.
“Smart” growth would urge the consideration of a higher density than 1 house per acre. Well thought out communities
place higher densities along travel corridors. This minimizes traffic impact while at the same time providing areas for
residential growth.
The need for more affordable housing in Loudoun County is well documented. A density of 1 house per acre forces
builders to build larger, more expensive homes.

I greatly appreciate the difficulty of the task facing the Planning Commission. I would just urge you to consider the
unique aspect of Area P and see that it is a prime location for an increased density. By recognizing this at this stage of
the Envision process, it will give important options to the County of Loudoun in the future.

Thank you again for your service to me and other members of Loudoun County,
Mike Warter
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Bryan, Nancy
From:
Sent:
To:
Subject:

Greg Wigfield <greg@gregwigfield.com>
Monday, September 3, 2018 10:20 AM
DEPT-PZ-PLANNING_COMMISSION
Request for increased density in Area P1

Dear Planning Commission,
First and foremost, I want to thank you for your recent vote to move Area P into the Transition Policy Area. My wife and
I have lived in our house in area P1 (just south of Heritage High School on Evergreen Mills Road) for almost thirty years.
We moved into what was once a rural area, but over time, our neighborhood has changed to a much busier, highly
trafficked and extremely lighted‐up area. We live in what now seems more like a housing and commercial area with
many traffic lights and mixed use development. Moving out of the RPA only seems correct, and I am grateful for your
vote.
I do have a request associated with your decision. I would like for you to consider bringing Area P1 into the Transition
Policy Area under a density of at least four houses per acre. This would allow developers to build according to the needs
of our county. One of these needs is for diverse and attainable housing. Sadly, I have watched the children of many
Loudoun County residents move to other locations after high school or college graduation, because they cannot find
affordable housing in the area. They do not have the opportunity to live in the community in which they grew up.
Increasing the density of Area P1 to 4 houses per acre will allow developers the opportunity to help with this need. Area
P1 would experience very little impact to roads and other services due to the changes that have already occurred in the
P1 area.
I greatly appreciate all you have done to help bring area P1 into the TPA. I am hoping that you will bring this area into
even better use by asking Planning and Zoning to evaluate higher density so that more homes can be built for the
children of our community.
Thank you so much for your consideration.
Sincerely,
Greg Wigfield
19736 Evergreen Mills Rd., Leesburg
703‐431‐1125
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Bryan, Nancy
From:
Sent:
To:
Subject:

Mary Lou Wilkins <marylouw1968@gmail.com>
Monday, September 3, 2018 4:07 PM
DEPT-PZ-PLANNING_COMMISSION
Density for Area P1

Dear Planning Commissioners,
I greatly appreciate the Commission's vote to move the area called P1 between Heritage High School and
Shreve Mill Road to the Transition Policy Area. Since this area is no longer rural, this is the right thing to do.
As a resident of Area P1, I request that the Planning commission consider bringing Area P1 into the Transition
Policy Area under a density of at least four houses per acre. The goals and needs of the county include diverse
and affordable housing. By leaving the density of the area at one house to the acre, developers will have little
option but to continue to build large, more expensive homes on the property. A higher density is justified due to
proximity to schools, planned shopping, and the already-built road network. For these reasons, I am requesting
that the Planning Commission please reconsider your vote and vote to increase the density of Area P1 to at least
four houses to the acre. At four houses to the acre, the 286 acres of P1 also will provide more options for
appropriate proffers to offset concerns about the cost of growth.
The Commission's service to the County is greatly appreciated. I see your mission as laying out plans for the
county to grow in the future in a smart, logical way, and I feel that our area (area P1) is in the right location for
increased density. So I ask that Planning and Zoning staff evaluate the higher density for this area for future
growth.
Thank you,
Mary Lou Wilkins
Springfield Farms
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Bryan, Nancy
From:
Sent:
To:
Subject:

Mahendra Reddy <ymahendrareddy@gmail.com>
Saturday, September 8, 2018 3:55 PM
DEPT-PZ-PLANNING_COMMISSION
Gateway commons community amenities Issue.

I am "Mahendra Yerri", while purchasing they told me that they will build a community center but now they are
constructing 12 town homes in that place as part of rezoning,
The biggest problem i see if they construct homes, it will be heavy traffic and which is near to entrance and will
block roads, and all community kids will not have place to play.
i am opposing idea of removal of community amenities and replace with 12 new town homes.(land by A1)
Reason:Right now there almost 90 (out of 148)homes are occupied in the community and there are almost 2535 kids are present and with lack of enough play area, kids are playing on the roads/parking lots and current tot
lot available is useful only to children who are under 6 or 7.There is no play area for kids over 7 who mostly
play basketball or football who are playing in community parking lots.
Stone ridge HOA amenities are almost 1 mile walking distance from our Gateway commons community and
there is no complete walking trail to same.
I'm requesting the planning commission to reject the proposal.
Thank you for providing me opportunity.
My Details:
Mahendra Yerri
Lot no :37
24470 Juniper Wood Ter, Sterling ,Va-20166
-Regards
Mahendra
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

Transition Area Alliance <transitionareaalliance@gmail.com>
Wednesday, August 8, 2018 1:09 PM
DEPT-PZ-PLANNING_COMMISSION
Comp Plan 2040 Impact on Transition Policy Area.
IMPACT OF 2040 COMPREHENSIVE PLAN - TPA v3.1.pdf

Attached for your use is a document prepared by the Transition Area Alliance which specifically explains what
would change in the TPA if the draft is adopted as-is. The numbers have been reviewed with county planning
staff, and to the best of our knowledge reflect their assumptions. We'll be happy to further discuss if you wish.
Thanks,
Bill Carney
703-389-1485
Transition Area Alliance
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Michele Glitzner <michele@gwli.org>
Tuesday, October 30, 2018 3:34 PM
DEPT-PZ-PLANNING_COMMISSION
Merrithew, John E.
[EXTERNAL] GreenWorks 42660 John Mosby Hwy
LoudounPC.103018.doc

Dear Sirs,
Attached is a letter from the landowner here at GreenWorks, please respond to my email to let me know that you are in receipt of this
letter.
Sincerely,

-Michele Glitzner
Account Manager
GreenWorks Landscaping, Inc.
42660 John Mosby Hwy.
Chantilly, VA 20152
(O) 703.327.2233
(F) 703.327.3218
greenworkslandscaping.com
To help protect y ou r priv acy , Microsoft Office prev ented automatic download of this picture from the Internet.
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GREENWORKS LANDSCAPING, INC
42660 JOHN MOSBY HWY.,
CHANTILLY, VA 20152-4252
(703) 327-2233

October 29, 2018
Loudoun Planning Commission
PO Box 7000
Leesburg, VA 20177
LoudounPC@Loudoun.gov

RE: 42660 John Mosby Highway
Dear Planning Commissioners,
I am writing to ask why a flyover is needed at Route 50 and Pinebrook Road, which is
currently shown on Envision Loudoun traffic plan.
The plans show this road will pass through my property, 42660 John Mosby Hwy.,
destroying our nursery and reducing the value of the property.
A major portion of the surrounding land has been rezoned for data centers, changes to the
area represents almost 50% reduction in overall traffic. I would like to see the traffic
studies to warrant this flyover. Just ¼ of a mile to the east you plan to have an upgraded
intersection at Route 50 and the Loudoun County Parkway. If the plan is approved, the
new road and all the set backs will greatly reduce the value of our property.
For your information, I have been trying to secure the access to Dulles West Blvd., for
over 5 years. The access still is not secured, and I continue to work on this access.
Please remove the flyover and do the proper studies to prove that this flyover is really
needed.
Sincerely,

Skip Edgemond
Landowner
(Taxpayer for 25 years)
Cc: John.Merrithew@Loudoun.gov
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Bryan, Nancy
From:
Sent:
To:
Subject:

John Gretka <gretkajohn@hotmail.com>
Tuesday, October 30, 2018 8:19 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comment on draft Countywide Transportation Plan map

Hi.
I have a comment on draft Countywide Transportation Plan map (page 540). The LOUDOUN 2040
COUNTYWIDE TRANSPORTATION BICYCLE AND PEDESTRIAN PLAN MAP (dated OCTOBER 23, 2018)(DRAFT)
shows two Regional Trails between Ashburn Village Blvd and Ashburn Road. One trail is located north of Lake
Ashburn (Beaverdam Run) and one running along the south side of Lake Ashburn. I support the trail on the
north side of the lake, as it would provide connectivity from Ashburn Village Blvd to the trails going to Ashburn
Park, west of Ashburn Road. Most of this trail already exists, except the missing section on either side of
Ashburn Road, near the Beaverdam Run Bridge.
The Regional Trail on the south side of the lake is not practical. This issue was previously addressed in ZCPA‐
2003‐0005, Ashburn Village Proffer Condition Amendment (Recreation & Trails). The Board of Supervisors on
March 8, 2005 approved an application to amend the concept plan and proffers for Ashburn Village to remove
proffered trails from the Concept Plan to avoid steep slopes, mature vegetation and required
landscaping. This specifically included the trail on the south side of the lake. Some of the main findings were:
"1. the deleting the specified trails will prevent damage to steep topography, environmental features and
required landscaping.
3. The proposed proffer amendment is consistent with the bicycle and pedestrian policies of the
Comprehensive Plan in that connectivity is maintained through other, already‐constructed trails and
sidewalks.
4. The proposed proffer amendment is consistent with the green infrastructure policies of the Revised
General Plan in that:
a) not building the currently proffered trails will allow steep slopes to remain wooded and therefore less
prone to erosion;
b) not building the currently proffered trails will permit the preservation of healthy stands of trees that
provide benefits such as animal habitat and temperature moderation."
Document "Ashburn Village BOS Report.doc"* goes into the specific details (including maps and photos) of the
area on the south side of Lake Ashburn/Beaverdam Run and describes why a trail in this area is not a good
idea.
*https://lfportal.loudoun.gov/LFPortal/docview.aspx?dbid=7&id=3440178&openFile=true
Regards,
John Gretka
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Behboudifar, Sahar
Monday, October 22, 2018 2:33 PM
DEPT-PZ-PLANNING_COMMISSION
Bryan, Nancy; Etro, Sarah; Brent Campbell; John A. Andrews II
Housing Advisory Board Recommendations on Chapter 4 – Housing
HAB Recommendations for Housing Chapter FINAL.pdf

Dear Planning Commission Members,
Please find attached the Housing Advisory Board recommendations on Chapter 4 – Housing of the April 30,
2018 draft of the Loudoun 2040 General Plan.
Thank you,
Sahar Behboudifar
Department of Family Services
102 Heritage Way, N.E.
P.O.Box 7400
Leesburg, Virginia 20177-7400
703-771-5590
sahar.behboudifar@loudoun.gov
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October 10, 2018
Cliff Keirce, Chairman
Loudoun County Planning Commission
1 Harrison Street SE
Leesburg, Virginia 20176
Dear Chairman Keirce,
On behalf of the Housing Advisory Board, I am writing to provide our recommendations on Chapter 4 –
Housing of the April 30, 2018 draft of the Loudoun 2040 General Plan. The Housing Advisory Board
proposes to include the following:
1. Add a strategy statement for both (new and existing) policies about the intent to create a
dedicated funding stream for affordable housing. Subsidies as well as incentives and resources
are mentioned. A strategy to fund such initiatives should be included in the plan. (Attached
please find information about how the region’s jurisdictions provide funding.)
2. Under Policy 1, although the strategy for regulatory flexibility is appreciated, the actions to that
end don’t go far enough to make an appreciable impact in the increase of affordable housing
stock. Add direction to offer flexibility on building heights and promote more urban forms where
infrastructure can support it. Offer density bonuses to special needs housing.
3. Under Policy 1, add the intent to fully meet the housing needs as detailed in the Loudoun
County Housing Needs Assessment (2017 GMU) and the Loudoun County Market Analysis (2018
Kimely-Horn).
4. Under Policy 1, add a strategy and/or action to develop a form-based code that allows for a
continuum of housing.
5. Under Policy 1, add a new strategy that plans for sufficient infrastructure around the County’s
metro stations.
6. Under Policy 1, add a new strategy and actions that are designed to minimize resistance to
needed housing growth.
7. Under Policy 1, add a new strategy that includes encouraging novel ways to produce needed
housing.
8. Under Policy 1 Strategies, add the following strategies:

1.10 Anticipate the effects of needed housing growth on current County residents, and promote
solutions that benefit both current and future residents.
1.11 Designate enough of the increased tax revenue from new housing and commercial
development to meet related infrastructure needs (new and/or improved roads, and other
public facilities) in advance, to the extent feasible.
9. Under Policy 1 Actions, add the following Actions:








Determine the effects on current Loudoun residents, of alternative ways to meet the
County’s housing needs, and devise solutions that benefit current as well as future
residents, whenever feasible.
Determine the costs and other requirements for providing the necessary infrastructure
to implement the Housing Policy and Strategies of this Comprehensive Plan, and commit
enough of the increased tax revenue from new housing and commercial development to
meet related infrastructure needs (new and/or improved roads, and other public
facilities) in advance, to the extent feasible.
Relax height restrictions around metro stations.
Mandate an annual housing summit.
Locate needed new housing where there is existing water/sewer infrastructure that
could support such growth.

10. Under Policy 2 Strategies, add a strategy designed to help keep people in safe, affordable
housing.
11. Under Policy 2 Actions, add the following Actions:


Outline an eviction research agenda to better understand the problem.

12. Under Policy 2, Action D, add a subsidy for homeownership in order to achieve the vision stated
at the outset of the chapter. Any subsidy program should also require an educational
component to ensure successful occupancy, thereby sustaining affordable housing.
Thank you for your consideration of these changes to the housing chapter. Housing unaffordability and
scarcity will continue to be critical needs for Loudoun County to address in its planning efforts. The
Housing Advisory Board is prepared to discuss our ideas more fully at your convenience.
Sincerely,
Brent Campbell, Chair
Housing Advisory Board

Bryan, Nancy
From:
Sent:
To:
Subject:

Eric Johnson <ejohnson@loudounchamber.org>
Wednesday, October 10, 2018 2:31 PM
Bryan, Nancy
[EXTERNAL] Loudoun 2040

Nancy,
Has the Planning Commission developed any sort of work product related to Loudoun 2040? Recommendations,
changes to the proposed plan, etc?

Eric C. Johnson
Government Relations Manager
Loudoun Chamber
571.209.9024 [o]
703.431.5572 [m]
@LoudounChamber
@_EricCJohnson
Click Here to Subscribe to our Newsletter!

The Loudoun Chamber advocates for policies that create and promote a world-class business climate
and quality of life in Loudoun County and Virginia. The Chamber will continue our long-standing
efforts to ensure that our elected officials, at all levels of government, hear the business community’s
perspective on these important issues, and work with the business community to advance probusiness, pro-growth, pro-quality of life solutions for our local, state, regional and national challenges.
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Mayor
Scott T. Ramsey
Council
Mary Anne Graham, Vice Mayor
Donald W. Allen
Amy Evers
Michael Hummel
Frederick J. Lyne

23 Main Street (Rt. 719-N)
PO Box 36
Round Hill, VA 20142-0036
Tel (540) 338-7878
Fax (540) 338-1680
Website: roundhillva.org

Town Administrator
Melissa K. Hynes

Date: October 24, 2018
From: Mayor Scott Ramsey
To:

Alaina Ray, Deputy Director Planning and Zoning, Loudoun County
John Merrithew, Assistant Director Planning and Zoning, Loudoun County

Cc:

Tony Buffington, Blue Ridge District Supervisor
Tom Priscilla, Blue Ridge District Planning Commissioner
Robert J. Lewis, Stoneleigh Group
Joseph Luppino-Esposito, President, Round Hill Owners Association

Subject: JLMA Policy Area Boundary Change Request
On September 7, 2018 the Town sent comments to the Loudoun County Planning
Department regarding the Envision Loudoun 2040 update to the County
Comprehensive Plan. One of those comments was a request to modify the Joint Land
Management Area (JLMA) Policy Area boundary to align to the Town utility service
area. This letter provides the supporting detail on that request.
The Town does not foresee any increase in planned development with this change,
but instead to ensure JLMA policies will be applied throughout the Round Hill utility
service area, as envisioned in the Town Comprehensive Plan that equates the Urban
Growth area and Utility Service Area.
Properties that are proposed to be added to the JLMA are either already receiving
service (the majority) or are within neighborhoods already being served, but are not
included in the JLMA boundary due to historical circumstance or oversight. Those
proposed to be removed from the JLMA have already been built-out using on-site
utilities, are not accessible from existing mains and were excluded from
consideration by the Town for future expansion in its recent Growth Area Study.
Figure 1 on the following page shows the current Town Boundary and JLMA Policy
Area boundary along with three land bays, two for proposed addition and one for
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proposed removal. After these adjustments are made, all but two properties (see
next paragraph) receiving or planned to receive utility service from the Town will
be in the JLMA policy area, and no properties that the Town considers outside its
planned future service and jurisdictional boundary will be in the JLMA.
Two isolated homes on the west side of Airmont Road in the Rural Policy Area have
existing water connections to the Town, but these are outside any proposed future
expansion of Town limits and the Town prefers they remain in the Rural Policy
Area. Details on all parcels are in the attached Appendix.
All properties proposed to be added to the JLMA are zoned AR-1 or PDH-3. These
properties have already been subdivided and a significant majority already
developed, therefore no rezonings or changes in expected development are
anticipated to result from this change in Policy Area.

Figure 1. Current Round Hill JLMA Boundary and Proposed Alterations
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Stoneleigh/Galis Land Bay
The JLMA Policy Area boundary bisects Stoneleigh and excludes the Galis
Subdivision, both of which are in the Town service area (see Figure 2). The
Stoneleigh and Galis neighborhood has 153 residential lots; 118 of which are
substantially in the JLMA Policy Area (zoned JLMA-1 and JLMA-3) and 35 of which
are in the Rural Policy Area (zoned AR-1).
Of the 118 Stoneleigh residential lots substantially in the JLMA Policy Area, 109
were developed on Town utilities, 3 use on-site utilities, and 6 are currently
undeveloped but eligible for service. Of the 35 Stoneleigh/Galis residential lots
substantially in the Rural Policy Area, 24 were developed on Town utilities, 4 use
on-site utilities and 7 are currently undeveloped but eligible for service. Another
parcel of note in this land bay is a Town-owned parcel in the Rural Policy Area that
has the Stoneleigh Water Tank serving the entire neighborhood.
The Town requests that all parcels in the Stoneleigh and Galis subdivisions,
including the water tower, be included in the JLMA Policy Area. Parcel PINs are
listed in the Appendix, including split parcels that are partially in both Policy Areas.

Figure 2. Stoneleigh/Galis Land Bay (RPA boundary divides Stoneleigh
neighborhood).
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Evening Star Land Bay
Figure 3 shows the second land bay that Round Hill requests be included in its area
JLMA. This land bay consists entirely of public or open space parcels created during
the Villages of Round Hill rezoning (ZMAP 89-04) and currently zoned PDH-3. They
are Woodgrove Park, including the Round Hill Aquatic Center, Round Hill
Elementary School (RHES), an HOA open space parcel, and a parcel with the Evening
Star Water Tower and Evening Star Water Treatment Plant. Woodgrove Park and
RHES are already served by Town utilities despite being in the RPA. All but one
other HOA open space parcel created by ZMAP 89-04 are in the JLMA, and the Town
is already obligated to serve future HOA community facilities. Parcel PINs are listed
in the Appendix.

Figure 3. Evening Star Land Bay showing parcels created as part of PDH-3
rezoning but currently in RPA

Page 5

Simpsons Creek Land Bay
The third land bay involves JLMA parcels along the north side of Simpson’s Creek
Road and Harry Byrd Highway between the county-owned Sheriff’s Substation and
Hill High Country Store (see Figure 3). The Town recently completed a Preliminary
Growth Area Study to study future town expansion, and as part of the development
of the Study the Town Council determined the parcels in this land bay should be
removed from the JLMA and our service area.
The Town requests these parcels be shifted to the Rural Policy Area as it does not
intend to provide future utility service or annex these properties. Nearly every
parcel has already been developed using on-site utilities, and the town mains do not
extend along their frontage. The Town supports their existing development pattern
which is consistent with the RPA. Hill High, which is zoned PD-CC and serviced by a
sewer lateral that extends from Stoneleigh under Harry Byrd Highway, is proposed
to remain in the JLMA, along with the adjoining Lot 8 of the Hill High Orchard
subdivision which is under common ownership with Hill High. Affected Parcel PINs
are listed in the Appendix.

Figure 4. Proposed removal of Simpsons Creek Road parcels from Round Hill
JLMA
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APPENDIX – Affected Parcels
Table 1. Parcel list for Stoneleigh/Galis Land Bay (to be moved to JLMA)
PIN
611490539000
610174559000
610175128000
610178966000
610180526000
610180901000
610182047000
610183949000
610184664000
610188562000
610191083000
610192399000
610193451000
610194710000
610198978000
610279892000
610282315000
610285617000
610286578000
610287497000
610288220000
610292464000
610294473000
610295324000
611377791000
611382679000
611385465000
611387453000
611389986000
611475995000
611476758000
611477325000
611481468000
611482039000
611483003000
611485088000
611485361000
611486541000
611486716000
611488171000
611488606000
611492270000
611492810000
611493351000
611494520000

Area Name
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh
Stoneleigh

Address
34880 BENJAMIN CT
34881 BENJAMIN CT
34890 BENJAMIN CT
18300 TURNBERRY DR
18290 TURNBERRY DR
18310 TURNBERRY DR
18322 TURNBERRY DR
18316 TURNBERRY DR
18331 TURNBERRY DR
18341 TURNBERRY DR
18351 TURNBERRY DR
18361 TURNBERRY DR
35040 PATIENCE CT

18360 TURNBERRY DR
18384 TURNBERRY DR
35054 MCKNIGHT CT
35064 MCKNIGHT CT
35065 MCKNIGHT CT
34905 GIDNEY CT
18240 TURNBERRY DR
18230 TURNBERRY DR
18220 TURNBERRY DR
18211 TURNBERRY DR
34900 DELIA CT
34901 DELIA CT
34904 GIDNEY CT
18280 TURNBERRY DR
18260 TURNBERRY DR
18250 TURNBERRY DR
18026 CLENDENNING CIR
18271 TURNBERRY DR
18261 TURNBERRY DR
18251 TURNBERRY DR
18037 CLENDENNING CIR
18231 TURNBERRY DR
18057 CLENDENNING CIR
18201 TURNBERRY DR
18077 CLENDENNING CIR
18087 CLENDENNING CIR

Acres
1.5
4.46
3.9
3.06
2.25
1.5
2.54
3
3
1.5
1.5
1.54
1.8
1.5
44.24
3
3
3
3
3
3
2.47
1.91
1.72
4.19
3.03
1.81
1.68
2.51
5.56
5.28
5
2.31
2.76
2.27
2.13
1.86
1.97
1.88
1.92
2.88
3.02
3.02
3
1.6

Utility

Note
Stoneleigh Water Tank

Water
Water
Water
Water
Water
Water
Onsite Galis Subdivision
Onsite Galis Subdivision
Combined
(vacant)
(vacant)
(vacant)
Combined (primarily in JLMA)
Onsite Golf course (primarily in JLMA)
Galis Subdivision (vacant)
Galis Subdivision (vacant)
Galis Subdivision (vacant)
Galis Subdivision (vacant)
Onsite Galis Subdivision
Onsite Galis Subdivision
Combined
(vacant) (primarily in JLMA)
Combined (primarily in JLMA)
Water
Combined
Combined
Combined (primarily in JLMA)
Combined (primarily in JLMA)
Water
Water
Water
Water
Water
Water
Combined
Water
Water
Combined
Water
Combined
Combined
Combined (primarily in JLMA)
Combined (primarily in JLMA)
Combined (primarily in JLMA)

Utility Service: Combined = water + sewer service; Onsite = well/septic; Water =
water service + septic

Page 7

Table 2. Parcel list for Evening Star Land Bay (to be moved to JLMA)
PIN
554259406000
554260914000
554266077000
554164345000

Area Name
Evening Star
Evening Star
Evening Star
Evening Star

Address
17010 EVENING STAR DR
17115 EVENING STAR DR
17144 EVENING STAR DR

Acres
30.15
20
0.93
23.17

Utility Note
Combined Woodgrove Park & Aquatic Center
Combined Round Hill Elementary School
Evening Star Water Tower
HOA Open Space Lot

Table 3. Parcel list for Simpson’s Creek Land Bay (to be moved to RPA)
PIN
584163254000
584172231000
584175037000
584177032000
584178435000
585451841000
585453567000
585457827000
585459252000
585462475000
585468172000
585470582000

Area Name
Simpsons Creek
Simpsons Creek
Simpsons Creek
Simpsons Creek
Simpsons Creek
Simpsons Creek
Simpsons Creek
Simpsons Creek
Simpsons Creek
Simpsons Creek
Simpsons Creek
Simpsons Creek

Address
Acres
35366 SIMPSONS CREEK RD 10.05
35502 SIMPSONS CREEK RD
3.92
35496 SIMPSONS CREEK RD
3.87
35552 SIMPSONS CREEK RD
1.09
35558 SIMPSONS CREEK RD
1.47
17641 HILL HIGH CT
3.73
17638 HILL HIGH CT
3
17660 HILL HIGH CT
3
17637 SWEETWOOD CT
3.41
17614 SWEETWOOD CT
6.71
35360 SCOTLAND HEIGHTS RD 1.6
35430 SIMPSONS CREEK RD
1.93

Utility
Onsite
Onsite
Onsite
Onsite
Onsite

Note

(vacant) (primarily in RPA)
(vacant) (primarily in RPA)
(vacant)
Onsite
Onsite
Onsite
Onsite

(primarily in RPA)

Table 4. Other RPA parcels with existing utility service from Town (proposed
to remain in RPA)
PIN
585299269000
585303133000

Area Name
(none)
(none)

Address
17809 AIRMONT RD
17771 AIRMONT RD

Acres
2.75
3.02

Utility
Water
Water

Note
RPA lot with utility service
RPA lot with utility service

Utility Service: Combined = water + sewer service; Onsite = well/septic; Water =
water service + septic

From: Rose Ellen Ray <roseellenray@verizon.net>
Sent: Tuesday, October 30, 2018 1:33 PM
To: BOS
Subject: [EXTERNAL] Rural Policy Area
Dear Supervisors: I don’t do social media or any other choice provided to comment online on the “Rural
Policy Area” proposal. However, I feel I need to comment on the math in its “Introduction”:
If the RPA occupies the “western half of the County,” it cannot possibly represent “about 67% of the
County’s total land area.” Half equals 50%.
Also, I believe a previous Board deleted the claim from the comp plan that Loudoun was a “sustainable”
community. If so, this section should not be part of the revision.
Regardless, this section doesn’t meet sustainability criteria. It certainly doesn’t meet the “equitable”
criterion. (See the Venn diagram provided on the front page of the Ad-Hoc Committee Report
Summary.) In reality, it increases the exclusiveness of this massive area. Only the landed gentry could
afford “traditional” farming. It also unsustainably increases commuting from outside the county.
Maps inform. It is obvious to any observer of the zoning map that this county has shut out any chance
of creating detached, middle-class housing to satisfy the housing needs of job recipients. Add the
acreage of Dulles Airport to the 67% of the county’s acreage whose zoning outlaws public water and
sewer, observers would conclude that you are anti-middle class. Not just conclude, but be shocked by
how little land is left for them to live on. Redevelopment is not an option, unless you warn homeowners
whose property may be razed to provide high density buildings before the comp plan is modified.
No further action should be taken to make the estate areas (AR1 and 2) more exclusive until additional
housing acreage with public water and sewer is provided.
Rose Ellen Ray, Catoctin District (Mount Gilead), landowner since 1969.

Impact on TPA 8/4/2018

IMPACT OF 2040 COMPREHENSIVE
PLAN AS DRAFTED
Transition Policy Area
Overview
The draft Loudoun 2040 Comprehensive Plan (released May 7, 2018) calls for significant
changes to land use 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.
The TPA is a Policy Area intended to provide a visual and spatial transition between the
suburban development in the eastern part of the County and rural development in the west.
Mandatory open space around streams and wetlands helps protect drinking water for Loudoun
residents and others.
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
three locations; and effectively moves suburban densities and housing types into the TPA in
multiple areas.
Overall, the draft plan would allow for the addition of approximately 1500 dwelling units
to the TPA (compared to the existing plan); would reduce protected open space by over 600
acres; and expand commercial and industrial use. It would also upzone 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.
It should be noted that the draft plan has not yet been through the Planning Commission nor has
the County Planning Staff made their recommendations. It does reflect the view of the majority
of the members of the Stakeholders Committee of Envision Loudoun, which was composed of
various citizens and representatives of key stakeholder groups within the county. The Planning
Commission will consider it at their meetings on Aug 9 & 11, and is scheduled to present its
recommendations to the Board of Supervisors in January 2019.
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Impact on TPA 8/4/2018

This map from the draft plan shows
the entire TPA and the proposed
Place Types which will guide
future zoning decisions. (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: North, Middle, and
South.

IMPACT OF 2040 COMPREHENSIVE PLAN - TPA v3.1.docx
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Impact on TPA 8/4/2018

TPA – North
Change from Rural to Small Lot

Change from Rural to Light Industrial

Expand Light Industrial Acreage

Reduce Open Space protection from 70% to 50%

Change from Rural to Small Lot

Transition Village

The Northern section of the TPA is the area immediately south of Leesburg Airport, down to
Ryan Rd, bounded on the west by Evergreen Mills Rd. It is 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 requirements;
Rural Policy Area conversion to 1 acre lots and light industrial;
Village designation for Evergreen Mills / Ryan Rd area.

IMPACT OF 2040 COMPREHENSIVE PLAN - TPA v3.1.docx
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Impact on TPA 8/4/2018

Expanded Industrial Zoning
The True North datacenter rezoning - which recently moved land from 10 acre residential zoning
to Light Industrial zoning – is carried forward throughout Land Bay A1 and P2. The entire
stretch of land on the west side of the Greenway from Sycolin Rd to Evergreen Mills would be
classified Light Industrial.

Reduction in Open Space Requirements
Land Bays A2, A3, B and C - in the Beaverdam Reservoir watershed - would be designated as
Transition Large Lot. They are currently zoned TR10. This change would reduce the open space
requirements from 70% to 50%.

Rural Policy Area conversion
1,081 acres (P1, P2 and Q1) would be moved from the Rural Policy Area to the TPA. The
acreage not designated Light Industrial as above would be changed to Transition Small Lot
(1DU/1 acre), with 50% open space protected and attached housing permitted. (These are
currently zoned A1 (1DU/ 20 ac).

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, recognizing the development activity already underway in this area. Transition
Village is designated as up to 4DU/ac, with 50% open space protected, and multi-family attached
housing permitted.

IMPACT OF 2040 COMPREHENSIVE PLAN - TPA v3.1.docx
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TPA – Middle
Upzone from 3acre zoning to
Small Lot

Upzone from 1 & 3acre zoning
to Small Lot

Change from Rural Commercial
and 1 & 2 acre zoning to
Transition Commercial and
Transition Village

Maintain 1DU/ac density, but
allow attached housing
Commercial
Upzone to Transition Village

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. Almost
1000 additional dwelling units would be permitted under the new plan, the bulk of the density
increase in the TPA..
These density increases occur across nearly all of the land bays defined. This is due to three
factors:

3 acre to 1 acre upzoning
Land Bay F1 is currently zoned TR3UBR (1DU/3ac); the draft plan changes this to Small Lot
(1DU/1ac). Some of F2 and I2 are also 1DU/3 ac, to be changed to 1DU/1 ac. Nearly 600 acres
overall in this area would be upzoned from 3 acres to 1 acre or higher densities.

IMPACT OF 2040 COMPREHENSIVE PLAN - TPA v3.1.docx
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Impact on TPA 8/4/2018

New “Village” classification.
As with Land Bay Q2 in the Northern section and L in the Southern section, the new plan
classifies two areas in the Middle section of the TPA as Transition Villages. This classification
calls for up to 4DU/ac, permits attached and multi-family housing up to three stories, while
maintaining requirements for 50% open space. These areas are:



Land Bay F3, 123 acres north of the commercial center at Lenah;
Land Bay K2, 97 acres adjacent to the commercial center at Braddock and Northstar.

Land Bay F3 currently has mixed zoning; 4DU/ac would increase the number of permitted units
by about 286.
Land Bay K2 is currently zoned for 1DU/3ac, so the change to 4DU/1ac adds an additional 358
potential units to this area along Braddock Rd.

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 up to 60% residential at 4DU/1ac
is permitted.
13 acres of commercial zoning already exists at Lenah; this would be expanded to 47 acres of
mixed-use commercial/residential.
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. (The Transition Village in the North is paired with the
commercial development at Brambleton). Clearly, the combination of much higher density and
expanded commercial businesses will bring significant new traffic to Rt. 50 and Braddock Rd.

IMPACT OF 2040 COMPREHENSIVE PLAN - TPA v3.1.docx
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TPA – South
Upzone to Transition Village
Commercial

Reduce Open Space protection
from70% to 50%

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.
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 20 homes could potentially be built here. Under the draft
plan, this area is targeted for “Transition Village” zoning, which permits up to 4DU/1ac. Because
of this density, a total of 162 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, causing the loss of 31 acres of open space, but with
no increase in density.
A 67 acre Commercial Center is defined at Gum Spring Rd on the south side of Braddock, in an
area which currently has 18 acres zoned commercial. 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.

IMPACT OF 2040 COMPREHENSIVE PLAN - TPA v3.1.docx
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Definitions
CURRENT ZONING
TR1
TR2
TR3
TR3LBR
TR3UBF
TR10
RC
PDCCC
AR1

Transitional Residential
Transitional Residential
Transitional Residential
Transitional Residential
Transitional Residential
Transitional Residential
Rural Commercial
Planned Dev'p Commercial
Agricultural rural

1 du/ac; 50% open
2 du/ac; 50% open
1 du/3ac; 50% open
1 du/3ac; 70% open (Lower Bull Run)
1 du/3ac; 50% open (Upper Broad Run, Upper Foley)
1du/10 ac; 70% open
Commercial; 1/4 ac lots; no open space req't
Planned Development Commercial Center
1 du/20 ac

PROPOSED ZONING UNDER NEW PLACE TYPES
TR Large Lot Lower Sycolin, Middle Goose
TR Large Lot Lower Bull Run, Foleys, Upper Broad Run
TR Small Lot
TR Village
TR Comm'l
TR Industrial

1 du/10 ac; 50% open;
1 du/3ac; 50% open
1 du/ac; 50% open; attached housing OK
4 du/ac; 50% open; attached housing OK
4 du/ac; 30% open, residential up to 60%;
No residential

DU
Dwelling Unit: a residence for a single family; could be single family detached, townhome,
condo, apartment, etc.
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. Developers are
not required to put this land in conservation easement.
.

IMPACT OF 2040 COMPREHENSIVE PLAN - TPA v3.1.docx
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Comments
The proposed 2040 Comprehensive Plan is a pro-growth document. While purporting to
maintain the objectives of the Transition Policy Area and the Rural Policy Area, in fact the draft
plan introduces suburban densities into the TPA and removes acreage from the RPA. The
proposed changes are significant. Nearly every undeveloped parcel gets upzoned in some way
Citizen input, via multiple forums and workshops, was strongly for protection of open space;
more parks and trails (county-wide); and a commitment to control overdevelopment in the
western part of the county. Nothing in the document – other than soft guidelines for developers
to follow within each parcel – looks remotely like a master plan for parks, trails, and continuous
habitats. The eastern part of the county is underserved by parks; there is still land nearby in the
TPA that can be reserved. This is a defining lost opportunity, and will haunt the county in the
future unless addressed.
No mention is made of maintaining an Urban Growth Boundary, which many local
governments are adopting to provide a clear line between Urban/Dense Suburban development
and rural areas. That line (formerly the western boundary of the Suburban Policy Area), is
blasted through well into the TPA.
Loss of open space is the most critical of the issues, especially in the Beaverdam Reservoir
watershed, where protection is reduced from 70% to 50%. It is not clear why this is proposed, as
no additional density is gained by doing this. The plan also changes over 1500 acres from 10 and
20 acre zoning to 1 acre, ¼ acre, or light industrial zoning.
The bulk of the new housing density would occur in the middle area, in the Evergreen Mills
/ Rt 50 / Braddock Rd corridors. Especially along Braddock Rd, few corresponding
transportation improvements appear to go along with the growth. Braddock Rd appears headed
for a nightmare traffic scenario; with Rt 50 and Evergreen Mills not far behind.
The introduction of expanded commercial centers, along with attached single-family and
multi-family housing in the TPA changes the look and feel of the area considerably. One
could make the point that the concept of innovative, walkable communities with nearby shops, if
done right, is not a bad way to increase housing density in the TPA. But that assumes that the
increase is necessary and a good thing. We maintain that, if Loudoun’s character is to be
maintained, that the density increases need to be in the Suburban and Urban policy areas, where
transportation and other infrastructure is better equipped to handle it.
Finally, it seems as though the county would be giving a tremendous financial gift to the
development community, with no return. These rezonings, absent an in-kind contribution by
the developers to a master park and trail plan and the formal conservation of the
contiguous open spaces which the plan purports to want, should not happen.
IMPACT OF 2040 COMPREHENSIVE PLAN - TPA v3.1.docx
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Residents are urged to participate in ongoing hearings and contact their supervisors about this
draft plan. 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
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jenna Alexander <jalexey13@mac.com>
Wednesday, November 7, 2018 10:20 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Oppose shrinking and developing the TPA

Dear Planning Commission
As I am not able to attend tonight in person, I am writing to voice my strong opposition to the destruction of the
Transition Policy Area as contemplated in the 2040 Comprehensive plan.
I greatly appreciate the inclusion of our rural schools remaining in towns and villages being included in the
comprehensive plan! As you know, our rural schools are threatened with closure every year because there isn’t
a clearly defined vision from the county or school board about the important role schools play in the rural
economy. The Heritage Commission said it well last year in their letter of support:
"Elementary school grounds serve as the nerve center for their villages and community activities. Families at such events patronize local businesses and
experience village life together as a community, just as residents have for generations. In turn, local businesses support school activities through in-kind donations
or direct funding. Abandoning these schools would profoundly affect the rural and tourism economies and erode one of Loudoun’s most treasured heritage
resources.”

It is critically important that the transition policy area remain an open, lightly developed, green buffer between
eastern and western Loudoun. If anything, its current configuration should be expanded. Changing the
development regulations for this region will allow development in the buffer area and eventually push
development into western Loudoun rather than focusing development on re-vitalization of the existing suburban
areas in the east. I do not support infill of more houses in any area. There is already a transportation and school
funding problem. Building out more residences in older neighborhoods does not improve quality of life, but
rather strains existing resources. The focus of development should be on improving and expanding places for
families and the community to play and gather, not on “city-building”.
I also want to very plainly state that I am opposed to Amazon HQ2 locating in Loudoun. Through the work
sessions and broad public opinion over the past several years the public has said over and over that they oppose
development and are seeking retention of open space and reduction of traffic. That project will create a high
demand for housing and exacerbate traffic. I don’t think bidding on something of this magnitude should even be
allowed without a vote by the BOS or the citizens — it is certainly not appropriate to welcome new costs in
exchange for tax breaks for an extremely wealthy company that will not contribute to our schools or roads. It’s
not even neighborly or community minded for Amazon to ask for these types of concessions.
Economic development goals need to be re-aligned with the citizen goals and priorities, which have been
clearly stated — preserve green space, stop all new development and focus on quality of life.
Thank you,
Jenna Alexander
Hamilton VA
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Bryan, Nancy
From:
Sent:
To:
Subject:

Mollie Bailey <mbailey@coth.com>
Tuesday, November 6, 2018 10:11 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] concerns about the 2040 Loudoun Comprehensive Plan

Hi there,
I’m writing to express my concerns about the 2040 Loudoun Comprehensive Plan.
The current plan opens the door for more inappropriate development that will endanger our rural landscape and
heritage. Loudoun also cannot afford to pay the cost of the required additional services, road expansion and
traffic control, and new schools that come with the proposed level of increased growth. Furthermore, the county
depends on the income derived from the tourist industry of western Loudoun which would be jeopardized if the
landscape isn't properly protected. People don't visit Loudoun to see urban sprawl.
The current draft of the plan does not have enough protections for western Loudoun and it opens the Transition
Policy Area for more development, falsely claiming that it was always intended to be a waiting ground for more
growth rather than a buffer between the west and east. The new plan should protect western Loudoun, preserve
the Transition Policy Area, and focus growth around the new metro station stops in eastern Loudoun.
Thank you for your attention.
Best,
Mollie Bailey
Middleburg, VA resident
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Bryan, Nancy
From:
Sent:
To:
Subject:

Steve Battiston <Steve@htiva.com>
Tuesday, November 6, 2018 12:46 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] November 7th Planning Commission Hearing Comments

To whom it may concern,
I am writing to you to express my deep concern for some of the proposed changes to the rural
districts in Loudoun County. We already have been regulated to death as far as any type of
development on OUR land. If you take away our cluster development option then the
conservation easements will have not value and no one, including myself, will be placing their
land in conservation anymore. Even the proposed design standards will affect the land
value. Builders will have to get their home plans approved by a third party, such as the Goose
Creek Historical society. I never thought I would live in a country, state or county where I have
to get approval from somebody else to build my own property! It is very easy to get behind
people who are waving the banner for keeping the County’s open space the way it is and
supposedly promoting agritourism, etc.. The reality of it that most of the people beating the
drum of less development already live in a house or a townhouse which was once a farm in
Loudoun County or some kind of open space. These people have their homes in their
neighborhoods with sidewalks and streetlamps and don’t want anyone else to infringe on their
way of life. They don’t realize the costs of maintaining a farm and the benefits of having the
ability to have cluster developments to preserve large pieces of the existing open space. If you
take away the cluster development or regulate the building process any further than it already
is regulated you will be destroying the ability to get any value out of the conservation
easements and will be destroying the ability to have a compromise of the open space as it sits
today. I implore you not to get caught up in taking away our rights as landowners.
Steve Battiston
steve@htiva.com
703‐906‐6035
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

Susan Bayat <bayat_susan@yahoo.com>
Wednesday, November 7, 2018 3:21 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] NO additional regulations for MDOD or Steep Slope Areas
Correspondence to Planning Commission (Draft Comprehensive Plan).pdf

Dear members of planning commission,
Please find enclosed our letter objecting additional regulations for the MDOD or steep slope areas under the
revised draft comprehensive plan.
Thank you,
Susan
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Michael Bonamassa <mgb20175@gmail.com>
Monday, November 19, 2018 9:16 AM
BOS; DEPT-PZ-PLANNING_COMMISSION
Lisa Marsh
[EXTERNAL] Strong opposition to proposed zoning changes to the TPA North part of
2040 Plan...

I would like to add my voice to the chorus of voices that are in opposition to proposed
zoning changes to TPA North that would change zoning from rural to light industrial. We
live in the Red Cedar development and we moved her because is has abundant open
space protection on the borders and is nestled in a rural area. These proposed changes
would place data centers on our northern border. Data centers bring very few jobs
(other than initial construction which is transitory) and are frankly not attractive
buildings and sites.
We would like to express our strong opposition to this rezoning and hope you will take
into consideration the views of long standing tax paying Loudoun residents.
Thanks - Mike Bonamassa & Lisa Marsh
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Bryan, Nancy
From:
Sent:
To:
Subject:

Tbbooth <tbbooth98@gmail.com>
Wednesday, November 7, 2018 11:39 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Envision Loudoun and Reaction

Sir/Madam:
I wanted to relay my stern disagreement with this proposed draft comprehensive plan. The vision presented by
Envision Loudoun is one to further develop eastern Loudoun county, removing restrictions formerly in place
that held at bay the overdevelopment of an area, and rezone the Transition Policy Area (TPA) via subcategories
into effectively a Suburban Policy Area (SPA). 20,000 new dwellings in an area already too crowded with
perhaps 1/3 of that number translate into a poorer quality of life that will result in increased commuting times
that are already marginally acceptable.
Specific points that are of issue:
1. Maintain current policy area zoning
2. No subcategorization of the TPA to create a suburban zone with attached-single family homes (aka
townhomes) and multi-use stores and dwellings and "villages". If that is what you want, move to the suburban
zone, urban zone, or village.
3. 20,000 new homes in the TPA is obscene - what is the timeline proposed for this?
4. Roadway improvements ahead of planned development. Expand the roadways first, then bring more people
in. It takes the same amount of time to drive from my office in Reston to Berryville, that it takes to drive from
Reston to Aldie, leaving at 1600. This plan will only make that situation worse.
5. Urban areas: if there must be more development, have it be in the urban areas, but only after improvements to
the roadways and traffic arteries are made. These urban areas are on the main thoroughfares for people further
west. I cannot metro to work, and am skeptical that those who would buy homes in the urban areas would also
work there.
6. Affordable housing: unforgivably, the home in Loudoun a county equate to “affordable housing” for
Northern Virginia.
In spite of feedback to the contrary from the populace, the Envision Loudoun plan smacks of enabling further
development (as if written by land developers themselves), increasing the population density throughout
Loudoun incongruent with infrastructure, and is wholly intent upon making a nearly untenable commuting
situation faced by the majority of Loudoun county residents who do not live and work within the county, that
much worse. Even the mechanism by which the Envision Loudoun open houses were held seem to deny the
opportunity for citizens to gain consensus amongst themselves. Whereas formerly there were large venues with
round tables at which residents sat and commiserated, and where I discovered that my neighbors throughout the
county shared similar concerns for further development, this final round of rushed feedback seems designed to
push through an agenda that is decidedly in favor not of the residents of the county, but the potential profits that
can be made for developers, further degrading that which makes this county a desirable place to live. There
were disparate rooms with limited to no seating, a 2 minute video loop promising the hopes of a future with an
urban zone, densely populated, the residents of which will live and work in the same area and not further
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congest already difficult traffic veins that the majority of Loudoun residents who do not live and work within
the county rely upon to travel to their jobs in Fairfax county and beyond.
The reason the majority of Virginians chose Loudoun county was that it offered less congested living space and
a lower cost than further east in Fairfax and Arlington counties. That is the reason the majority of people that I
know moved here: they could get more for their money, and were willing to drive a bit farther to work for that
peace and solace. The reason I moved to Brambleton originally in 2010 was for that very reason. I could buy a
new townhome for the same price that I could get a 30 year old 1st floor, 2 bedroom condominium in Fairfax
county, and after working 10 hours, I could drive home and enjoy relative peace, exempt from busy streets, and
get a respite from the world. After living in Crystal City for several years, I wanted to be able to drive and park
in front of the store that I needed to go into, without having to pay to park, or fear my car would be broken into
if I parked on the street. The appeal of walking to shopping and dining was not a benefit of where I lived, but a
necessity. It was the only option as driving anywhere from 630 to 930 or 1530 to 1900 was out of the question
(longer if there was any rain or snow). Driving to my gym on King Street, perhaps 5 miles away, took 30
minutes. Going to the grocery store involved parking under a building, much like the ones proposed in the
Urban area, validating my parking ticket to as not to pay $2 for the privilege of not carrying a cart full of
groceries a mile home. So, after saving my money, I moved west to have open spaces, air to breathe, and to
escape the city. Little did I realize at the time that the city would be close on my heels, with proposals to create
urban areas like the Mosaic district, Pentagon Row, and Reston Town Center and compromise the TPA.
In less than 5 years living in Brambleton, the casual drive down Waxpool to Loudoun County Parkway, and
Ryan Road, became more and more congested, taking more time. When my wife and I were engaged, we
decided we could not stay in Brambleton because the creation of such a volume of attached single family homes
and multi-dwelling units was outpacing the rate at which the roadways and infrastructure could keep up,
recreating the very conditions we sought to avoid as we started our lives together. The Brambleton area
transformed from vibrant and open to clustered and impassible at times.
So we bought a house in the Transition Policy Area in Willowsford, where we would have trees instead of
clearcut land to create new housing developments that resembled house farms, and hope that this slice of
Loudoun county would remain unscathed and serene. This new plan seeks ways to partition further and provide
land developers and home builders the opportunity to build more, creating a suburban area that Brambleton
once was, and creating conditions due to population density that make it necessary to have multiple Harris
Teeters within a 3 miles radius because it becomes simply too difficult to drive an extra mile to go the existing
store. When the difference of one mile is make or break on whether someone buys groceries in an area that is to
serve as a buffer to a rural zone, there is a problem.
This is what I fear will become of my home, my neighborhood, if this draft plan as written is enacted. Through
clever rebranding, the phrase "Transition Policy Area" held sacrosanct by those who reside in TPA, remains, but
in name only. A cursory read of the enormous 300+ page plan, that realistically few Loudoun residents are
likely to read thoroughly, will achieve some semblance of buy in from the citizenry. Ironically, the very
conditions that will worsen through passage of this plan is what prevents people from cracking open the novel
of the Envision Loudoun plan: after long hours sitting in gridlock on route 50, Old Ox, Braddock, Waxpool, or
Route 28, most people want to actually enjoy their homes and their families rather than tackle such a lengthy
document. Through "villages" and subcategories such as "small lot neighborhoods" and "light industrial" where
more datacenters can be built, development that will exceed the pace at which infrastructure to support it is
built, will result. New homes, new residents, and a longer commute will be what lay in store for all who will
still live in Loudoun, and work in Fairfax and Arlington counties, until they either make a compromise that an
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even longer commute is ok and move to Fauquier or Clarke counties, gain enough equity to move back east to
Fairfax or Arlington counties to not have commuting occupy 3+ hours of their day, or give up entirely on
Loudoun altogether.
I am a Federal employee and am inexorably tied to this area for as long as I wish to remain with that
work. There is no opportunity for me, ever, to live AND work in Loudoun county. With each day that I have to
leave earlier to get to work at the same time (longer drive), or come home later and later, enjoying my home
only on the weekend, the benefits to living here lessen, and the very thing that appealed to my wife and I
coming here, becomes a distant memory as we acclimate to the new reality of our home becoming that which
we sought to avoid in the first place.
I do not intend this to be dramatic or the rantings of a malcontent, and I maintain faith in your leadership on the
Board of Supervisors to represent the interests that we have to stave off the inevitable and hold fast to the intent
of the community and area in which we live. This is where you live to have access to both the country and
conveniences, and serves as the buffer between the chaos of overdevelopment and the openness and simplicity
of the country.

The transition area must be maintained. Less stop lights, more roundabouts, no extension of Northstar south of
route 50 unless there is explicit buy in from Prince William count for equal development, no "town centers"
masked under the veil of being a "village", and please no more data centers in the transition area. Stop the
development madness and let us enjoy what we have while we can. My wife and I chose our home and
neighborhood because we could live out our lives here if need be and have woods we can enjoy in our
backyard.
For the first time since moving here, after attending the Envision Loudoun open house in Sterling this past
spring, I did the math on how soon we could consider selling this home and moving further west or east to enjoy
a better quality of life, because Loudoun county seems to be more inclined to acquiesce to the locust-like
behavior of home and commercial development, than those that reside in it.
My thanks for your time.
Trevor Booth
41060 Cloverwood Drive
Aldie, Va
Sent from my iPhone
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Bryan, Nancy
From:
Sent:
To:
Subject:

Rama Rao Botlagunta <ramaraocse@gmail.com>
Wednesday, November 7, 2018 8:12 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Regarding Comprehensive Plan

Dear Supervisors,
This is Rama Botlagunta, I live in Aldie Estates on Rt 50. I have concern Regarding Comprehensive
Plan and about 20,000 more homes east of Rt 15. If this is true, I have the following 3 concerns
about basic needs for the community.
1. Traffic: The Rt 50 is jam packed during commute hours and it hardly moves. The new
development add 30,000+ vehicles on the road for daily commute, and I can’t even imagine
the situation with the existing infrastructure. It would be great if the traffic situation gets
improved before any development.
2. Schools: Currently, we don’t have any elementary schools close by to our community. We
have to drive 5 to 7 miles to reach assigned elementary school (Goshen Post ES). Goshen
Post ES is brand new school, and it is already overcrowded with the 1000+ kids, which is more
than its capacity in the first year. There are 28 kids in my sons class room with one teacher.
We need schools badly in this Area. As I mentioned above, I can’t even imagine the situation
with 20,000 more families in this area. It would be great if you can address this situation before
any development.

3. Parks: There are hardly any public parks in this area.
Appreciate your help in this regards.
Sincerely,
Rama Botlagunta
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Bryan, Nancy
From:
Sent:
To:
Subject:

Andrew Bristow <abristow@tollbrothers.com>
Monday, November 12, 2018 9:50 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Andrew Bristow
43214 Hattontown Woods Terrace
Ashburn VA 20148
1

Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Brittingham, Rich <RBrittingham@Dewberry.com>
Wednesday, November 7, 2018 6:20 PM
DEPT-PZ-PLANNING_COMMISSION
Keirce, Clifford
[EXTERNAL] Envision Public Hearing - Beaverdam Property
Transition Area Land Bays Map.pdf; D. Transition Policy Area Land Bay Evaluation
11.20.2017.pdf; Evergreen Village Section 1, Exhibit.pdf; ENVISION Loudoun - Land Bay
B - Middle Goose SubArea - 2018_11-07.pdf

Members of the Planning Commission,
In lieu of attendance at this evenings Public Hearing, I respectfully submit the attached PDF's for your
consideration as you continue through the ENVISION Loudoun process. Attached is a formal letter outlining
our concerns of the 2017 evaluation of specific Transition Policy Area Land Bays which influenced the plan to
its current form tonight. Our discussion focuses primarily on Land Bay 'B in the August 2016 Land Bay Map,
but similar consideration should be given to all Land Bays within the Middle Goose Sub Area.
I thank you for your efforts serving our wonderful community and would be happy to discuss the attached
information further at your convenience.
Thank you.
Please note: This email was sent at 6:21 PM November 7th, prior to the formal closing of the Public Hearing.
Rich Brittingham, RLA
Senior Associate
Dewberry
1503 Edwards Ferry Road
Leesburg, VA 20176
703.840.1956

Visit Dewberry’s website at www.dewberry.com
If you’ve received this email even though it’s intended for someone else, then please delete the email, don’t share its
contents with others, and don’t read its attachments. Thank you.
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TRANSITION POLICY AREA LAND AREA
EVALUATION
MONDAY, NOVEMBER 20, 2017
Staff has completed and refined an evaluation of land bays with development potential within the Transition Policy Area
in order to better understand existing conditions and constraints, as well as evaluate land use recommendations for this
policy area during the land planning process, using the Place Types structure. The purpose of this exercise is to provide
the Envision Loudoun Stakeholders Committee with land planning options based on planning best practices and sensible
land use criteria in their decision-making process. This evaluation is structured using a quantitative scoring of each land
bay based on four (4) criteria in order to prioritize land areas that may be more suitable for future development. The
four (4) criteria are described as:
1. Transportation: access to and from planned and/or existing transportation networks
2. Environmental: environmental constraints (streams, floodplain, steep slopes, topography, etc.)
3. Compatibility: compatibility of increased density with existing development
4. Proximity: Location of potential development to supportive land uses (such as schools, parks, and significant
commercial shopping areas) generally within 2 miles
While some areas have access to transportation and are in close proximity to schools, it is recognized that certain
roadways and schools may lack the capacity to absorb the demand from additional residential development. Any
increase in residential density in these areas would likely necessitate transportation network improvements and capital
facility expenditures for new schools or expansion of existing schools. Additional libraries and other capital facility
expenditures might also be required. Therefore, this evaluation is not intended to be used in isolation and should be
viewed with an understanding and recognition of current capacity constraints.
The quantitative scoring led to a ‘Least Viable’ (lower score) or ‘Most Viable’ (higher score) recommendation for each
land bay. During this process some of the land bay areas were split due to unique characteristics and Area ‘H’ was
removed due to size and existing entitlements.
Land Bay Area Rankings
Criteria
Transportation
Environmental
Compatibility
Proximity
Total
Criteria
Transportation
Environmental
Compatibility
Proximity
Total

A1
2
1
1
1
5
H

(delete)

A2
0
0
0
1
1

A3
1
0
0
0
1

B
0
1
0
0
1

C
1
0
0
0
1

D
0
1
0
0
1

E
0
1
0
0
1

I1

I2

J

K1

K2

L

0
1
0
0
1

1
1
0
1
3

0
0
0
0
0

0
0
0
1
1

2
1
1
1
5

2
1
1
1
5

F1
2
1
1
0
4

F2
1
1
0
0
2

F3
1
1
1
1
4

M1* M2* M3*
1
1
1
1
4*

1
1
1
1
4*

1
1
1
1
4*

Q1
1
1
0
1
3

Q2
1
1
1
1
4

G
0
1
0
0
1

N

O

P

1
1
0
0
2

0
0
0
0
0

1
1
0
1
3

pg. 1
STAKEHOLDERS COMMITTEE MEETING | November 20, 2017

*Note: While M1 – M3 scored high using the criteria, this area is has significant transportation constraints.
The existing transportation constraints include the lack of support by Fairfax County and Prince William
County to consider critical road widening on Braddock Road and the removal of the Bi-County Parkway (in
Prince William County). Staff recommends not placing additional residential density in M-1 – M3 due to
these significant constraints.
Evaluation Criteria Scoring
Transportation:
0 - No Plan / No Funding
1 - Plan / No Funding
2 - Plan / Funding
Environmental:
0 – Significant Constraints
1 – Some/Limited Constraints
Compatibility with Increased
Density:
0 - Not as Compatible
1 – More Compatible
Proximity to Services
0 – No
1 - Yes within 2 miles

pg. 2
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November 7, 2018
Mr. Cliff Keirce, Chairman
Loudoun County Planning Commission
1 Harrison Street SE
Leesburg, Virginia 20176
Dear Chairman Keirce,
On behalf of our client, Atlantic Holdings III, LLC, we are submitting comments regarding the draft density
proposed for Land Bay B (shown on the attached “Transition Area Land Bays Map” PDF) which is located
in the Middle Goose subarea of the Transition Policy Area, just west of the Beaverdam Reservoir. Last
November, specific properties were evaluated and ranked in the attachment “Transition Policy Area Land
Bay Evaluation” PDF. As the Planning Commission considers the current Draft Comprehensive Plan, we
felt it was appropriate to share a few concerns regarding the evaluation that was conducted for this land
bay.
The main points to highlight are these:
 The Transportation Score was incorrectly rated 0 and should be revised to 1.
o Land Bay B has excellent access to the transportation network through the 90’
Reservation of Right-of-Way that was proffer to Loudoun County as shown on the
“Evergreen Village Section 1, Exhibit” PDF in green.
o The reservation provides a valuable connection between Sycolin road and Ryan road.
o While not currently funded, this reservation could be constructed by a private party or
the county. No condemnation or eminent domain would be required.
 The Environmental Score was correctly recognized as a 1.
o There are no significant environmental constraints on the property.
o Land Bay B has direct access to public water and sewer.
 The Compatibility Score was incorrectly rated 0 and should be revised to 1.
o The land bay is bordered on three sides (north, west, south) with a residential planned
development and eastwards by suburban neighborhoods adjacent to the reservoir.
o All of these subdivisions have densities that far exceed the current 1 du / 10 acre plan
for Land Bay B.
 The Proximity Score was incorrectly rated 0 and should be revised to 1.
o 3.5 miles from the Ashburn Station metro
o 2.5 miles from Brambleton Town Center (grocery, movie theatre, library, gym,
numerous restaurants, cafés and retail establishments)
o 2.5 miles from Brambleton Middle
o 2 miles from Briar Woods HS
o 1.5 miles from Sycolin Creek Elementary
o 1.5 miles from Goose Creek Village (grocery, day care, six restaurants, gym, pharmacy
and other retail)
o 1 mile from Waxpool Elementary (Opening Fall of 2019)
o 1 mile from Academies of Loudoun
Based on these additional facts, the ranking of Land Bay B should be a 4, not a 1, and should be
considered “most viable” and “more suitable for future development”. Its current density and “large lot”
land use designation of 1 du / 10 acres is not consistent with these facts and we urge you to plan the

property for a density and place type that is appropriate, given its scoring. We are happy to discuss any of
these details with you further and would welcome your questions.
Thank you for your time and efforts serving the community.
Sincerely,

Rich Brittingham, RLA
Senior Associate
Dewberry
1503 Edwards Ferry Road
Leesburg, VA 20176
O: 703.840.1956

Attachment:
- Evergreen Village Section 1 (Highlighted Right of Way Reservation)
- Transition Area Land Bay Map - August 16th PC Meeting
- Transition Policy Area Land Area Evaluation – November 2017
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Miles

Bryan, Nancy
From:
Sent:
To:
Subject:

Susanna J Brown <susannah@netzero.net>
Friday, November 2, 2018 10:31 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Over development in Loudoun County

Hello,
I have recently become aware of plans for massive new development. I am co Verne’s about this for these
reasons. Instead of new development, we should be putting in walkways or bike paths and preserving our
beautiful open spaces.



Citizen input over the past two years has been in favor of controlling Loudoun’s overdevelopment; this
plan does not do that.
The eastern part of the county is underserved by parks and trails; land exists in the Transition Policy
Area which should be reserved for parks and open space; this plan does not do that.

Best,
Susanna Brown
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Owen Brown <owencbrown@yahoo.com>
Wednesday, November 7, 2018 3:56 PM
DEPT-PZ-PLANNING_COMMISSION
BOS; PurcellvilleTC@purcellvilleva.gov
[EXTERNAL] Fw: Planning Commission Public Hearing - 11/7/2018

Dear Commissioners,
I fully concur with Lydia Clark's recent email to you (copied below), and request the same. I additionally point out to you the lack of
any governance procedure or policy for the Purcellville JLMA areas (since the dissolution of PUGAMP), which is currently a grave
deficiency calling into question the how exactly thes identified areas are to be jointly managed . On the NCR, I have in the past week
made a request to Supervisors Buffington and Higgins the removal of this road from plat and deed on Wright Farm properties. That
email is also copied here.
Respectfully,
Owen Brown

Dear Commissioners,
I would like to take this opportunity to voice several concerns that I have regarding the Envision
Loudoun Draft. I cannot attend the public hearing this evening, but would like this email to be a part
of the record.
As a Purcellville resident, I have several concerns regarding the Transition Policy and Rural Policy
areas. I believe that the Planning Commission needs to hold strong on the original concept of both
areas and look very closely at the recommendations the Envision Loudoun team has brought forth. I
believe that opening any avenues, even just a little, will bring a push for high density development
westward.
I feel that the JLMA should be eliminated where development has already occurred and no further
build out could happen, such as where I live in Wright Farm, or Browns Farm to the south. I do not
agree that undeveloped parcels should be as small as .3 in the JLMA or that clusters solve these
problems. That would irreparably change the landscape in addition to putting a drain on water
resources.
I am also not sure I follow the annexation language in the document (2-124,2-125, 7-41) but know
that the Town and the County, along with the residents who are impacted must have a say in this
process and nothing should be done automatically or after a 5 year waiting period. Where is the
review? Where is the citizen input? If this is the case, then the JLMA should be eliminated all
together. Again, I may misunderstand the verbiage used and I may not be the only one.
I am also opposed to the Northern Collector Road (NCR) that is depicted on the Transportation Map,
p539. This option still comes very close to homes in the Wright Farm area and will only induce
development around it and next to it, including encouraging high density development of the Warner
property located on the northeast corner of the Purcellville Road and Hirst Road intersection and the
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Kline property, located at the southwest corner of Berlin Turnpike and St. Francis Court. When
Wright Farm was approved by the County for homes, the rights of way should have been eliminated.
This is the time to make this right and remove any reference to the NCR. As it stands, VDOT has
concerns regarding St. Francis Court and visibility. I hope that as Planning Commissioners you will
help preserve this section of Purcellville and remove this 4 lane roadway that runs through a very low
density residential area.
I wholeheartedly agree with the Coalition of Town's recent letter that was sent regarding their
heightened concerns of the future; there is much more at stake than the document addresses for the
Western portion of the County.
I hope that you will strongly reconsider any further intense development to these areas, revisit the
JLMA and its' intent, as well as remove any reference to the Northern Collector Road.
Thank you for your dedication to serving our County.
Respectfully,
Lydia M. Clark
m. 732.309.2298
38111 Highland Farm Road
Purcellville, VA 20132
Catoctin District
Tony
It was good to see you at the Town Council meeting last week.
As you witnessed, there remains a great deal of fear, angst, and opposition to annexation in the
JLMA region surrounding Purcellville, In the Wright Farm community, this is especially true. As I
mentioned to you, one of the chief concerns remains the prospect of the construction of the Northern
Collector Road through Wright Farm. We fully understand the recommendations of the NCR study
(i.e. Alternatives 5 and 6). Irregardless of this study and any support for less intrusive alternatives,
these facts remain:
1)The NCR remains on the County Transportation Plan, with the original NCR route on plat and deed
running through Wright Farm properties
2)Warfield Court remains as a ready invitation for any developer on the Warner property to create a
defacto NCR via Wright Farm Drive
These conditions are unacceptable and will continue to inspire Wright Farm residents to strenuously
object to any proposed annexation and/or excessive development in the JLMA.
Four years ago, an online petition was created urging the BOS to eliminate the NCR from plat and
deed. See
https://www.gopetition.com/petitions/no-to-the-purcellville-northern-collector-road-in-wright-farm.html
This petition has 227 signatures.
2

It would be incredibly appreciated if you could help begin the process to remove the current NCR
alignment from the CTP, to include revision of the subdivision plat and deed and remove the
reservation of right of ways in Wright Farm, clearing the titles for homes located in Wright Farm (note
- this includes both section east and west of Route 287). With this alignment removed, there would
be no utility to Warfield Court. My understanding is the land on which this section of road exists is
county property. Allowing the Wright Farm HOA to purchase that land at a reasonable price would
enable the destruction of that section of road, which remains an ever present and ugly reminder of the
prospect of the destruction of the quality of life in the Wright Farm Community.
I understand you do not desire to completely remove the NCR from the CTP. Once again, what we
desire is to take those steps required to ensure no existing plan on paper has the NCR running
through Wright Farm in its current form.
Until the current NCR alignment is removed from the CTP and plat and deed, residents of Wright
Farm will continue to fear the prospect of a new road running through their yards. Concurrently, we
will never be able to have reasonable conversation regarding any proposed development in adjoining
JLMA properties.
All the best,
Owen Brown
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Bryan, Nancy
From:
Sent:
To:
Subject:

Nancy Browne <nkbrowne3@gmail.com>
Wednesday, November 7, 2018 6:15 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Plan

Dear Loudoun Planning Commission,
I'm very concerned about the draft 2040 plan. I'm especially concerned about the Rural Policy Area and that it
be robustly maintained as rural. It is a huge asset to the County.
It should be permanently in the County plan so that it can protect rural businesses and maintain rural based
tourism. Critically, it should be maintained to offset the impacts of the rapid over development in other parts of
the County.
Parts of the Rural Policy area are structurally delicate - the karst overlay is one such area that cannot support
more development. Other parts are biologically delicate and deserve our best polices to protect and maintain
their existence in our daily lives. Most of us living in the Rural Policy Area are dependent on well water, it's an
extraordinary asset. Please insure that the 2040 protects groundwater. As we have seen repeatedly in Loudoun,
it is so much more cost effective to preserve clean groundwater than it is to clean it up or provide alternatives
(Raspberry Falls is an example of where groundwater protection in a karst area failed epically). The draft plan
doesn't provide enough protections for groundwater.
Where development in the Rural Policy area must take place, the plan should call for cluster development to fit
in with and support primary rural uses.
Finally, and of critical importance, the 2040 plan should use traffic calming strategies rather than road-widening
for safety and congestion management. Traffic calming has been demonstrated to work beautifully in many
similar applications, provides for greater safety than multiple lane roads, provides for improved congestion
relief, is easier on the environment, and is less expensive.
Please enter my comments in the record.
Thank you for your efforts,
Nancy Browne
Lucketts, CA
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Bryan, Nancy
From:
Sent:
To:
Subject:

T.W Burke <TBURKE@tollbrothers.com>
Friday, November 9, 2018 6:31 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] FW: Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
T.W.Burke
Senior Const. Mngr.
Toll Brothers Inc.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Michael Burton <mburton@tollbrothers.com>
Monday, November 12, 2018 12:13 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Urban/Suburban Policy Area

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Mike Burton
4108 Eddy Court
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Bryan, Nancy
From:
Sent:
To:
Subject:

Calvert, Lee [US] (TS) <Lee.Calvert@ngc.com>
Monday, November 19, 2018 2:16 PM
BOS; DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Loudoun 2040 Comprehensive Plan Changes

Good afternoon,
I’m writing today to express my concern with the proposed changes to the Loudoun Comprehensive 2040 plan,
specifically as it relates to TPA‐North. I don’t agree with the proposed changes that would expand Compass Creek,
remove farmland for Light Industrial (Data Centers) and reduce the current Open Space protections that exists along
Evergreen Mill Rd.
Please let me know if there are any upcoming public meetings on this subject and how citizens like myself can continue
to object to these changes.
Thanks
_________________________________
Lee A. Calvert PMP, PSM1
Program Manager – OPM Data Warehouse; NG Federal ePerformance
NG Technology Services – Citizens Services Solutions (CSS)
7575 Colshire Drive, McLean VA 22102
(W): 703 556 1032; (C): 571 206 2793
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Bryan, Nancy
From:
Sent:
Subject:

Joseph Carbone <carb7070@gmail.com>
Friday, November 9, 2018 3:35 PM
[EXTERNAL] Deny Massive increase in Townhouse s- Resident of the GrangeWillowsford 20148.

I am writing to let you know that below is a concensus view of many neighbors. We will do everything we can
to stop special interest groups lobbying you as a public offical. Do the right thing and leave our community the
way it's supposed to be.
Please Reade the message below that I will be sharing with ALL neighbors on social media.
I was at a public meeting Wednesday night to discuss the recent proposed massive increase of housing units in
this area. My husband and I couldn’t attend but know someone who did. He said the local lobby groups who
want greater density were “out in force.” They claim it is about the need for affordable housing which is the
same line I was given by the planning manager. We all know that isn’t what its is really about. Townhomes go
up quickly and are hugely profitable for a lot of different special interest groups, or should I say self-interest
groups. You can’t really blame them I guess but you can blame decision makers who work for the County who
are supposed to work for us, not them. In my opinion, the relationship between those who make these decisions
for Loudoun County and those powerful groups who are out for profit has grown so close that the people who
live here are being squeezed out.
We have all been sold on the assurance that the areas in question would not contain townhomes and the lots
would remain large. The roads are already at capacity so anything else just doesn’t make sense. If this
happens, get ready for more power lines, jammed roads, car accidents, overcrowded schools, higher water bills
and property taxes. I don’t think the announcement coming during the holiday season when many people are
busy thinking about other things and don’t want to be bothered with dealing with something unpleasant is a
coincidence either. They have probably been planning this for years.
The increases in density are not set in stone yet but they definitely will be if not enough people show they are
angry about it. They have come to expect that people will just accept whatever they choose to do. If we let this
go by, they will just keep adding even more density further west. It only takes a few minutes to write an
email. Please contact the planning commission at loudounpc@loudoun.gov and the board of supervisors at
bos@loudoun.gov if you haven’t already. Please call them as well. Let’s teach our kids that we don’t just give
up when the going gets tough. We may not win but at least we can say we tried. If you agree with my opinion
that this is not really about affordable housing (and that is no excuse for ruining this area anyway), please let
them know. If you feel that you were deliberately misled, let them know that too. Thanks!
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Bryan, Nancy
From:
Sent:
To:
Subject:

Bill <aldie2@aol.com>
Thursday, November 1, 2018 10:14 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] New Comp Plan

For the last two years as a citizen I have been participating in the public forums about Envision Loudoun. I am very
disappointed that I wasted my time. I can’t be at the hearing next week, but that’s what I would say. You should be
prioritizing needs of residents (roads, taxes, schools, open space, quality of life) ‐ those should be constraints. Instead,
you have let unconstrained housing drive your efforts. I am opposed to this overdevelopment.
Bill Carney
703‐389‐1485
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Virginia Carney <aldie1@aol.com>
Saturday, November 3, 2018 10:40 AM
DEPT-PZ-PLANNING_COMMISSION
Buffington, Tony; Randall, Phyllis
[EXTERNAL] Proposed changes to TPA

Dear Planning Commission If I were a cynical person I might think that you have put this new plan out there so that when you revert back to the
previous draft we should be happy. I want to register my displeasure and disapproval, both for the plan itself and for the
fact that it is obviously an impractical exercise and a waste of taxpayer money. It is one thing to do a theoretical exercise;
it is quite another to publish it as the current draft, implying that it is the result of the previous two-plus years of work and
citizen input.
Virginia Carney
Aldie
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Bryan, Nancy
From:
Sent:
To:
Subject:

George Chahalis <gchahalis@tollbrothers.com>
Thursday, November 8, 2018 1:59 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
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George Chahalis
Assistant Construction Manager
Toll Brothers, America’s Luxury Home Builder
43089 Ryan Road, Suite 108
Ashburn, VA 20148
C: 301‐606‐6241
O: 703‐723‐8923
www.TollBrothers.com

Name
Address
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Bryan, Nancy
From:
Sent:
To:
Subject:

Cade Clark <cade.r.clark@gmail.com>
Monday, November 5, 2018 3:37 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Opposition to draft 2040 Comprehensive Plan

Dear members of the Planning Commission,
I write to voice my opposition to the new version of the draft 2040 Comprehensive Plan.
I participated in previous community roundtable discussions and workshops. At those meetings I heard the community
voice their support for a plan that would encourage greenspace and put a measure of control into Loudoun’s current
overdevelopment. In the meetings I attended, the community was united in their desire to see Loudoun manage growth,
improve transportation, protect environmental and heritage assets, and manage water, air, energy and green space.
This new draft has been released with minimal time for feedback and seems to disregard the strong feelings expressed
by the public regarding controlled, smart growth. In public comments, the citizens favored development close to the
Metro stations. Importantly, growth in this tax district would leverage the ability to pay for the extension and
operational costs associated with Metro. Increased development in the Transition Policy Area is the opposite of what
the citizens asked for. Continuing to push for a policy to suburbanize the TPA is counter to the community’s position and
what the residents who live in Loudoun have demanded.
Government, and specifically local government, functions to represent and serve it citizens. Citizen input has led to some
improvements in the current draft, however major flaws remain and the inability of the draft to represent the
community is appalling. This draft ignores the fiscal impact of bringing in new residents at a rate that is financially
unsustainable; each new house requires more in services than the tax revenue generated.
Residents of Loudoun County need a government that listens to and represents its citizens. Very simply, citizen input
over the past two years has been in favor of controlling Loudoun’s overdevelopment; this plan does not do that.
I oppose the current draft and urge you to not recommend the plan in its current draft to the Board of Supervisors.
Thank you for your time and attention,

Cade Clark
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Lydia M Clark <lydiamclark@gmail.com>
Wednesday, November 7, 2018 3:26 PM
DEPT-PZ-PLANNING_COMMISSION
BOS; Only Town Council
[EXTERNAL] Planning Commission Public Hearing - 11/7/2018

Dear Commissioners,
I would like to take this opportunity to voice several concerns that I have regarding the Envision Loudoun
Draft. I cannot attend the public hearing this evening, but would like this email to be a part of the record.
As a Purcellville resident, I have several concerns regarding the Transition Policy and Rural Policy areas. I
believe that the Planning Commission needs to hold strong on the original concept of both areas and look very
closely at the recommendations the Envision Loudoun team has brought forth. I believe that opening any
avenues, even just a little, will bring a push for high density development westward.
I feel that the JLMA should be eliminated where development has already occurred and no further build out
could happen, such as where I live in Wright Farm, or Browns Farm to the south. I do not agree that
undeveloped parcels should be as small as .3 in the JLMA or that clusters solve these problems. That would
irreparably change the landscape in addition to putting a drain on water resources.
I am also not sure I follow the annexation language in the document (2-124,2-125, 7-41) but know that the
Town and the County, along with the residents who are impacted must have a say in this process and nothing
should be done automatically or after a 5 year waiting period. Where is the review? Where is the citizen
input? If this is the case, then the JLMA should be eliminated all together. Again, I may misunderstand the
verbiage used and I may not be the only one.
I am also opposed to the Northern Collector Road (NCR) that is depicted on the Transportation Map,
p539. This option still comes very close to homes in the Wright Farm area and will only induce development
around it and next to it, including encouraging high density development of the Warner property located on the
northeast corner of the Purcellville Road and Hirst Road intersection and the Kline property, located at the
southwest corner of Berlin Turnpike and St. Francis Court. When Wright Farm was approved by the County for
homes, the rights of way should have been eliminated.
This is the time to make this right and remove any reference to the NCR. As it stands, VDOT has concerns
regarding St. Francis Court and visibility. I hope that as Planning Commissioners you will help preserve this
section of Purcellville and remove this 4 lane roadway that runs through a very low density residential area.
I wholeheartedly agree with the Coalition of Town's recent letter that was sent regarding their heightened
concerns of the future; there is much more at stake than the document addresses for the Western portion of the
County.
I hope that you will strongly reconsider any further intense development to these areas, revisit the JLMA and its'
intent, as well as remove any reference to the Northern Collector Road.
Thank you for your dedication to serving our County.
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Respectfully,
Lydia M. Clark
m. 732.309.2298
38111 Highland Farm Road
Purcellville, VA 20132
Catoctin District
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Bryan, Nancy
From:
Sent:
To:
Subject:

Marla Collum <marlacollum@hotmail.com>
Wednesday, November 7, 2018 10:34 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] DRAFT ENVISION LOUDOUN 2040 PLAN – 11/7/18 Public Hearing
Comments

Loudoun Planning Commission:

Like the vast majority residents who have participated in “Envision Loudoun” public input sessions, I strongly
believe that over‐development and congestion are the key factors that impact our quality of life and threaten
Loudoun’s natural and rural areas. Strong protections for the rural and transition areas currently do not exist ‐
the 2040 Plan must take those unique areas into account with a primary goal of preserving them.
THE PLAN SHOULD REFLECT COMMUNITY PRIORITIES
Residents want to keep Loudoun unique and improve quality of life for citizens. Loudoun residents want to see
measurable results and county actions that:





Manage growth
Improve transportation
Protect environmental and heritage assets
Manage water, air, energy and green space

With more than 50,000 unbuilt units already allowed, the plan should NOT focus on how to add more. New,
scattered development will make our deficits worse, and generate a long‐term tax burden to cover the
maintenance and operating cost of additional county facilities.
Transition Policy Area Under Threat
Some of the proposals in this draft plan that raise the most concern for me are those related to the Transition
Policy Area (TPA). The increases in development potential there would effectively suburbanize it because:



Higher density residential is proposed for all remaining undeveloped or “underdeveloped” parcels with
a single house on large acreage.
Light industrial development is proposed for the drinking water source protection area, a highly
sensitive area that drains to the Goose Creek reservoir above the public drinking water intake.

These changes are counterproductive. The public supports the original vision and purpose of the TPA: A visual
and spatial transition area that protects important county drinking water sources and heritage assets, meets
residents’ recreational needs and potential space for needed County facilities.
The draft also proposes to bite into the Rural Policy Area (RPA) by converting two rural land areas to TPA and
allowing more residential growth. The Board of Supervisors did not support such a move, and residents want
the rural policy area to remain intact permanently.
1

Instead of allowing more development in the Rural Policy Area and the Transition Policy Area, the public
favored development close to the new Metro stations. This would minimize additional traffic, reduce vehicle
miles traveled and result in a more sustainable future. Growth in the County’s Silver Line tax district would
also maximize its ability to pay for the extension and operational costs associated with Metro.

Please ensure that the comprehensive plan maintains the purpose and intent of the TPA and does NOT
become the next area of our region to be suburbanized. Our farms and open spaces are too important to be
lost forever. Please maintain the rural character that is the reason so many of us choose to live in Loudoun
County.

Marla Collum
23230 Meetinghouse Lane
Aldie, VA 20105
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Michael Cook <Michael@propinv.com>
Wednesday, November 7, 2018 10:53 AM
Bryan, Nancy
Michael Cook
[EXTERNAL] Request for additional uses in the Suburban Mixed Use place type

Chairman Keirce and Members of the Planning Commission,
I am the owner of a 17.22‐acre property abutting Route 50 and Dulles West Boulevard that’s currently zoned
CLI. This property is designated to be a Suburban Mixed Use place type under the currently proposed version of the
2040 Comprehensive Plan.
This place type is predominantly residential in nature and does not account for the likelihood of commercial uses such as
data centers or flex space. Throughout the Stakeholders Committee review of the Envision Loudoun/2040
Comprehensive Plan, this 17.22‐acre
Property was designated for Mixed Employment which accommodated a broad array of commercial and employment
uses in an urban environment that also included residential uses. This place type was an excellent fit for our property
considering that we’re
surrounded by CLI, PD‐IP, PD‐CC‐RC, and R‐16 zoning districts. All of these districts include various elements of the
Mixed Employment place type. We request that if we’re now going to be designated as a Suburban Mixed Use place
type, that this place type include
many of the same uses, densities, and mix of uses that were identified in the Mixed Employment place type. In
particular, please add data centers and flex space as predominant uses in this place type and adjust the mix of uses to
allow for additional non‐residential
uses if the development of residential uses is not feasible.
I am providing these written comments regarding the 2040 Comprehensive Plan in lieu of speaking at the
November 7, 2018 Planning Commission Public Hearing. We look forward to following up with you on this matter
following the public hearing.
Thank you.
Michael S. Cook
Jaders LC
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Connie Cota <con.cota@hotmail.com>
Wednesday, November 7, 2018 7:58 PM
anthony noerpel
DEPT-PZ-PLANNING_COMMISSION; BOS; 350-Loudoun@googlegroups.com;
Sustainable Loudoun (lccss-forum@googlegroups.com)
[EXTERNAL] Re: comments on the Comprehensive Plan 2040

Excellent letter, Tony. If only more people understood as completely as you do.
Keep fighting!
Connie
sent from my iphone
On Nov 7, 2018, at 9:46 AM, anthony noerpel <anoerpel@outlook.com> wrote:
Dead Planning Board, Supervisors, Staff and Friends
I cannot attend the public input session tonight as planned. I was to be speaker number 39.
Please refer to Figure 1 in my text. A good question to ask is whether there is any reason to expect that
human civilization can survive the abrupt climate change we are causing. There is no analog in the
Phanerozoic Era that geologists have found except perhaps for collisions with asteroids. And during the
entire existence of human civilization, there is evidence of civilization collapse caused by much less
violent climate change. History and geology offer no comfort. This doesn’t mean that civilization will
definitely collapse. What is new is technology. But technology has severe limits and it is a weak
argument to assume that what got us into this mess is going to get us out of it. We have a tendency
towards violence, greed and ideology even in the best of times. In the end, civilization and comity
depend on a generous flow of energy.
Regards energy, please refer to Figure 2. In order to avoid catastrophe, we have to transition our entire
energy supply away from fossil fuels towards wind and solar. And we have to do it in 20 to 30
years. We’ve known about this for 50 years and squandered that advantage. At the same time, we have
to increase total energy dissipation in order to feed and care for an additional billions of people. And if
we wish to save much of the biosphere, we have to pull carbon dioxide out of the atmosphere using yet
more energy, all from some renewable and sustainable source. This would be difficult even if everybody
acknowledged the problems we’ve created. Yet most Americans, including nearly all who might by
chance read these words, are in denial.
About fifteen years ago, I suggested to a running buddy that humans were on a trajectory of self‐
extinction. He offered two objections. The first was that when the climate began to impact people’s
lives directly, they would vote out the crazies and vote for more responsible people. But I pointed out
that when conditions became bad enough to notice it would be too late. And it is more likely that
humans would turn to fascism in times of stress as we often have. We would become even more
disagreeable, if you will. And this is what is happening in our own country and in Brazil to be sure.
The second argument was more inciteful. My friend argued that humans are a weed species and
ubiquitous. No matter how bad things got, there would always be some places where conditions
improved, perhaps Northern Canada and Siberia. The human population would go through a severe
1

bottleneck where billions would die but some at least would survive. That is small comfort by the way,
but my counter was that we now have weapons of mass destruction and a penchant for using them. He
replied he hadn’t thought of that.
Here is the thing. If you think human civilization can survive it is likely only because you haven’t thought
about it.
The bottom line is that we need a radical transformation of human social norms and we need
desperately to grow up. As someone who knows the science and the technology, I would be glad to
help. In the current draft, significant stakeholder groups are unrepresented: non‐Loudoun County
residents, the biosphere and all future generations. I would represent these groups.
Best regards
Tony Noerpel

Sent from Mail for Windows 10

-You received this message because you are subscribed to the Google Groups "350 Loudoun"
group.
To unsubscribe from this group and stop receiving emails from it, send an email to 350Loudoun+unsubscribe@googlegroups.com.
To view this discussion on the web visit https://groups.google.com/d/msgid/350Loudoun/BN6PR14MB1812BCA35E04767E28882C75D2C40%40BN6PR14MB1812.namprd1
4.prod.outlook.com.
For more options, visit https://groups.google.com/d/optout.
<Comments on the Comprehensive Plan Draft 7 Nov 2018.docx>
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jane Covington Motion <jane@janecovington.com>
Monday, November 5, 2018 9:57 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] save the TPA

Planning Commissioners,
I appreciate your work but the additional density you propose for the TPA does not match Loudoun residents’ needs of
less traffic, improved schools, connected trails and water quality.
These concerns were clearly voiced in the early Envision Loudoun work sessions. The Planning Commission’s additional
proposed housing for the TPA has ignored voters concerns.
Jane
Bluemont
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Bryan, Nancy
From:
Sent:
To:
Subject:

Julie Cuocci <jcuocci@yahoo.com>
Friday, November 9, 2018 8:58 PM
DEPT-PZ-PLANNING_COMMISSION; BOS
[EXTERNAL] Increase in housing units concern

Good evening
I currently live in the Greens at Willowsford and am concerned with recent discussions for increase in mass housing (AKA
townhomes and/or condos) in this area. We specifically bought in this area because of the fact that there were no plans
to build townhomes and this would remain single family homes with lots. As a board of supervisors and planning
commission you all have done a horrible job planning for the growth of Loudoun and now as a result we should not face
the consequences of your poor planning. It may be advisable for you to do some research and look at lessons learned
from our neighbors in Fairfax and Prince William regarding how they handled growth. You need to balance this demand
with the increased costs of maintaining quality schools in the area as they go hand in hand. I urge you to consider what
was promised to us as residents in this area or I can promise you won’t win your next election.
Thank you
Julie Cuocci
Sent from my iPhone
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Bryan, Nancy
From:
Sent:
To:
Subject:

Maurice Darbyshire <MDARBYSHIRE@tollbrothers.com>
Thursday, November 8, 2018 2:33 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Planning Commission

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Maurice Darbyshire
20965 Cohasset, Ashburn, VA 2017
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Bryan, Nancy
From:
Sent:
To:
Subject:

Matthew Davis <mjd232@gmail.com>
Thursday, November 8, 2018 2:34 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
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Sincerely,

Matthew Davis
40994 Waxwing Drive
Leesburg, VA 20175
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Bryan, Nancy
From:
Sent:
To:
Subject:

Kelly DeFelice <kjdefelice@gmail.com>
Tuesday, November 6, 2018 11:58 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Strongly opposed to the 2040 plan

Hello Planning Committee,
I am a newly minted resident of Loudoun County and just bought a house in the Hamlets of Red Cedar. Our
neighborhood will be negatively impacted by your proposed plan so much so that I'm already considering
selling a house I just bought and rehabbed.
I can only imagine how home values will fall through the floor if this plan is approved.
I did not buy a house in Ashburn because I did not want to live next to a data center. They are, at best an eye
sore, and at worst an environmental resource suck. The energy and water usage is atrocious and god only knows
what kind of radiation they emit.
I'm assuming there have been no long term studies as to the effects on residents surrounded by data centers as
they haven't been around long enough. If there are any, I'd love to see it.
Its bad enough Jefferson County approved a toxic insulation plant, under cover of darkness, which will impact
Loudoun County but this 2040 plan is a shame.
Enough is enough with the data centers. Try to attract some real business that have a positive economic impact
on the area. Data centers employee very few people and after the initial purchase of land, I have a hard time
seeing how they positively contribute financially to the area.
Thanks for your consideration,
Kelly
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Bryan, Nancy
From:
Sent:
To:
Subject:

Alison Demmie <amdemmie@gmail.com>
Friday, November 9, 2018 3:06 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Future development concerns

> To Whom It May Concern:
>
> It has come to my attention that there are discussions of adding townhomes near our community. When we bought
here in Willowsford, we were told that land would be preserved and or built with single family homes on large lots and
we were not expecting for this type of building to be in our community. We are deeply concerned that this will increase
traffic in our area where congestion and accidents are already an issue, overcrowd the schools further, and take away
from one of the reasons we chose to live in this area (to get away from a highly populated townhome community which
we lived in previously).
>
> It seems that this is a decision being made without any regard to the current homeowners and likely is a decision being
based off of companies wanting to make money. Many people in our community are very angry about this discussion
and feel blindsided as this was never brought to our attention sooner.
>
> We feel as though we should have a say in this decision as it directly affects our home and community. We need to be
supported by our county officials and not allow this to happen!
>
> Thank you,
> Alison Demmie
> 703‐659‐5346
>
>
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Bryan, Nancy
From:
Sent:
To:
Subject:

C. Miller <c.miller284@gmail.com>
Thursday, November 1, 2018 8:58 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Vote against New Comprehensive Plan for Loudoun County

Good evening,
I am a concerned citizen of the Catoctin district and will be contacting my districts supervisor about
this as well. As the planning commission has the first say, I want to make sure to contact you all as
well.
My husband and I purchased our home in Loudoun County May 2017. We chose our neighborhood
due to its location, abundance of trees and farmland, and the lack of data centers and the sea of
townhouses/homes that make up Ashburn. We chose our neighborhood as the place where we
wanted to start our family. We chose our neighborhood because it reminded us both of where we
each grew up - Colorado and Maryland. We live in the Hamlets of Red Cedar off of Evergreen Mills
Road and do not want the land to our north turned into data centers.
I’ve been doing extensive research on this plan after the new draft was released and feel strongly
opposed to supporting this initiative. Do you want a data center to be outside of your neighborhood?









Citizen input over the past two years has been in favor of controlling Loudoun’s
overdevelopment; this plan does not do that.
The eastern part of the county is underserved by parks and trails; land exists in the Transition
Policy Area which should be reserved for parks and open space; this plan does not do that.
Strategic Plans cannot be driven by unconstrained housing demand. They should prioritize
needs of residents first (roads, schools, parks, taxes, green infrastructure, quality of life) and
then plan housing volumes based on these constraints). This plan does not do that.
Loudoun’s growth rate has averaged above 5% annually from 2000-2017, versus an overall
growth in the DC Metro Area of 1.5%. (Population, housing, and student enrollment). We need
to slow down and catch our breath. This plan does not do that.
Loudoun’s operating budgets have been growing 10% a year since 1990, reflecting that each
new house requires more in services than the tax revenue generated.
There are already 52,000 housing units either in the pipeline or permitted by current zoning but
not yet approved, which means the county can accommodate about 150,000 new residents
without adding ANY units to the existing plan.

Please consider opposing the new draft to the Comprehensive Plan.
Thank you,
Carrie Dever
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Karen DiSandro <gdisandro48@gmail.com>
Saturday, November 3, 2018 4:17 PM
Priscilla, Tom; DEPT-PZ-PLANNING_COMMISSION; Keirce, Clifford; Blackburn, Kathy;
Sisley, Jim; Salmon, Jeff; Barnes, Ad; Lloyd, Dan; Scheel, Eugene; Jennings, Fred
Karen DiSandro
[EXTERNAL] Fleetword North 152+ Acre Assemblage - Envision Loudoun 2040

November 3, 2018

Loudoun County Planning Commission
P.O. Box 7000
Leesburg, Virginia 20177‐7000
Attn: Planning Commission at Large and Tom Priscilla, Blue Ridge District
Re: Fleetwood North ‐ 152+ Acre Assemblage ‐ Envision Loudoun 2040
F1 Proposed Transition Compact Neighborhood / Community Center Area

Dear Honorable Loudoun County Planning Commission Members,
We understand the challenge it takes to keep pace with the housing demands of an expanding population while
preserving the rural beauty and unique character of a desirable neighborhood. It is evident that Loudoun County takes
great strides in retaining the heart and soul of its communities. Our property in Fleetwood North is a unique opportunity
for Loudoun County to continue in the same efforts that has achieved such a valuable mission.
Our property is located in the Transition Zone south of Sleeping Woods Court between Evergreen Mills Road and
Fleetwood Road in one of the few remaining areas that has not been fully developed. Combined with six surrounding
property owners: Lonnie and Pamela Gaddy, Thomas Wells, James and Aleta Kennedy, Jung and Sonnku Lee, James
Berger and Douglas and Susan Pratt. The properties total 152+ acres, which could be available to help meet the county’s
needs for housing in a part of the county that will not disturb the rural lifestyle and beauty of western Loudoun.
The 152+ acres are ideally suited for zoning of 4 to 8 units per acre to help satisfy Loudoun County’s housing needs as
proposed on the Transition Policy Area Draft of October 23, 2018 for the following reasons:
 Properties are buffered from adjacent neighborhoods by Hanson Park, the new Independence
 High School and conservation area along Fleetwood Road.
 The Stone Springs Hospital Center is within approximately three miles of our properties.
 The property is located near Dulles Airport and the Silver Line.
 Nearby Evergreen Mills Road and Northstar Boulevard are scheduled to be improved and utilities are close
by to service growth.
Four to eight units per acre for Fleetwood North would help meet the county’s housing needs for growth, and the
central location is already equipped to accommodate the greater density. We trust the commission will consider this
request and see this as a true benefit. Please vote to approve the higher density zoning, and allow the goals of Envision
Loudoun 2040 to successfully move forward.
Very Respectfully,
1

Karen Disandro
10419 Marbury Rd
Oakton, VA 22124
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Bryan, Nancy
From:
Sent:
To:
Subject:

Dulany Morison <dulanym@gmail.com>
Monday, November 5, 2018 5:33 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Loudoun County 2040 Comp Plan

Dear Planning Commission,
The current draft of the Loudoun 2040 Comprehensive plan does not have enough protections for western
Loudoun and it opens up the Transition Policy Area for increased development which is a huge injustice to the
reason the TPA was created which is to serve as a buffer between the east and west. The plan should instead
focus on planning increased development around the new metro stations in eastern Loudoun where it is suited to
handle such growth without impacting the landscape.
Loudoun also cannot afford to pay the cost of the required additional services, road expansion and traffic
control, and new schools that come with the proposed level of increased growth. Furthermore, the county
depends on the income derived from the tourist industry of western Loudoun which would be jeopardized if the
landscape isn't properly protected. People don't visit Loudoun to see urban sprawl.
Please add strong protections for the rural western landscape by including a transfer of development rights
program and by preserving the Transition Policy Area as an unaltered buffer. Please support what the Loudoun
citizenry wants and not what pads the pockets of developers. All increased growth should be focused in the
suburban part of the county, especially around the metro stops.
Thank you for your consideration,
Dulany Morison
Aldie, Virginia
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Bryan, Nancy
From:
Sent:
To:
Subject:

Frank Duduk <fduduk@smartsitematerials.com>
Thursday, November 8, 2018 12:44 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
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Sincerely,

Sincerely,
Frank Duduk
Managing Partner
6506 Loisdale Rd., Ste. 210
Springfield, VA 22150

fduduk@smartsitematerials.com
Cell: 443‐871‐5018

https://www.gofundme.com/233jd2s
Please donate
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Bryan, Nancy
From:
Sent:
To:
Subject:

Natasha du Toit <ndutoit@tollbrothers.com>
Thursday, November 8, 2018 2:06 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Natasha du Toit
20042 Coltsfoot Terrace # 303
Ashburn VA 20147
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jake Edwards <jedwards@tollbrothers.com>
Thursday, November 8, 2018 2:08 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Housing diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Jake Edwards
Area Production Manager
Toll Brothers
19775 Belmont Executive Plaza
Suite 250
1

Ashburn VA 20147
Office: 571-291-8000
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Bryan, Nancy
From:
Sent:
To:
Subject:

gary eisenberg <eisenberg@cox.net>
Sunday, November 4, 2018 8:22 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] opposed to proposed comprehensive plan for Eastern Loudoun County

gary eisenberg
23044 Welbourne Walk Ct.
Ashburn,Va 20148
703 620‐4662
I am writing to express my concerns over the quick approval of a new comprehensive plan for Eastern Loudoun.
As a resident for 4 years in the Willowsford(Grant) community, I enjoy the beauty of Loudoun on my daily walk.
The beauty ends halfway at the intersection of Evergreen Mill Rd and Fleetwood. The electric lines are a pitiful site but
needed as explained to our neighborhood to power the data centers. They may generate$ but the visual costs are not
fair.
On my daily walk I see several crowded bus stops on various corners. Traffic wisks by with little concern for these
children.(Everfield Dr. has been opened as a cut through from Rte 50 to Evergreen Mills).(including many construction
vehicles) I request we slow expansion until we can catch up with our current growth generated needs.
If I am wrong in understanding the plan under consideration,please send me information in laymen terms that I may
understand better.
Thank you for your devoted representation.
Gary Eisenberg
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

John Ellis <johngriffinellis@gmail.com>
Wednesday, November 7, 2018 3:58 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comments from Save Rural Loudoun on draft Comp Plan
SRL points for PC hearing 11-07-18.docx

Attached for your records is a written version of the comments Save Rural Loudoun will be providing at the
public hearing on the draft Comprehensive Plan on November 7, 2018.
Please let me know if you have any questions.
Thank you,
John Ellis
Chair, Board of Directors
Save Rural Loudoun

1

Summary Comments on the October 23, 2018 Draft Comprehensive Plan
Presented at the Planning Commission Public Input Session, November 7, 2018
I’m speaking on behalf of Save Rural Loudoun and in support of the many other groups and
individuals who are working to preserve Loudoun’s unique rural character.
Rural preservation is critical for maintaining the quality of life for all Loudoun citizens, including
those who live in the eastern part of the County.
And as is noted repeatedly in the draft Comprehensive Plan, maintaining and improving our
quality of life is important for strengthening local businesses and enhancing the County’s future
economic growth.
We appreciate the many general policy statements in the draft confirming the importance of
preserving rural and green spaces. We’re also very pleased to see that Supervisor Buffington’s
proposal in support of conservation easements has been included.
At the same time, we must continue to stress that what is currently included in the draft will
not be enough to get the job done. We say this not out of any lack of appreciation for County
supervisors’ and staff’s efforts, but out of cold hard realism and practicality about the current
trajectory and what needs to be done to change it.
As the draft acknowledges, the cold hard fact is that currently permitted densities are projected
to result in another doubling of the population of the AR-1 zoning district within 20 years.
If we allow this to happen;
•

our rural landscapes, farms, green spaces and all the tourism and other local businesses
that depend on them will be irrecoverably lost;

•

our traffic congestion problems will be exponentially worsened, schools will be overcrowded, and our tax bills will inevitably be increased to try to clean up the mess.

•

we will have failed to achieve our policy goal, which is stated in the draft as:
“Limit residential development to protect the land resource for agricultural operations,
rural economy uses, and open space uses; minimize traffic impacts; and reduce the
demand for additional public facilities and services.”

Meaningful County support for voluntary conservation easements, if implemented, is definitely
an important first step toward this goal. But it is unlikely, in itself, to be sufficient.
I’d like to focus on four other specific decisions we need to make to ensure success.
First, we need to avoid any further increase in permitted densities in the TPA and RPA. We
support the speakers who have emphasized the importance of maintaining the TPA as a buffer
between the suburban east and the rural west.

The draft offers no clear and credible rationale for why we should convert the TPA into another
SPA. The recent letter from the County’s mayors, on the other hand, demonstrates how the
demand for affordable housing can be met within the planned densities for the UPA and SPA.
We also strongly oppose the proposal to move parts of the RPA into the TPA, which is directly
opposed to the stated rural policies.
Second, as Chair Randall has recently suggested, the County should urgently implement a
Transfer of Development Rights (TDR) program. This was included in previous drafts but, for
reasons that do not make sense, was removed in the latest draft. We very much appreciate
Chair Randall’s forward-thinking leadership on this issue.
It’s important to stress that a TDR program would not transfer any more density to the SPA and
UPA than is already proposed. It would simply build on the County’s existing desire to promote
high densities in the UPA – which is laid out very clearly in that section of the draft Plan – to
also protect, in parallel, parts of the County in which it desires less density. It is a completely
“win-win” solution.
Third, as mentioned in the chapter on Natural and Heritage Resources, the County needs to revitalize and re-fund our Purchase of Development Rights (PDR) program. This would allow the
County to proactively protect high priority areas for parks, trails and other green spaces in both
the east and the west of the County.
Finally, all Loudoun citizens should be consulted and involved in local development planning.
The draft includes policies, strategies and actions to provide greater transparency about land
use decisions and to engage citizens more directly in planning local developments within the
SPA. These measures should be applied in all parts of the County, not just the SPA.
John Ellis (Hillsboro)
Chair of the Board of Directors
Save Rural Loudoun
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Bryan, Nancy
From:
Sent:
To:
Subject:

Rick Entsminger <rentsminger@elmstreetdev.com>
Thursday, November 8, 2018 1:07 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Planning Commissioner,
As a 26 year resident of Loudoun County and a member of the building industry I feel that getting the Loudoun 2040
Comprehensive Plan right is essential to the long term success of Loudoun County. A critical element of the proposed
plan is housing and the challenge of meeting anticipated housing demand. Economic development (job growth) has
brought residential growth. People have moved to Loudoun because they are enjoying the opportunity of being a part of
the dynamic economy in Loudoun County and the metropolitan Washington region. Continued economic success in
Loudoun demands that we find real solutions to meeting housing needs in Loudoun.
I would ask that you:
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY AND UNITS
SUPPORT THE URBAN POLICY AREA
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
Our ability to house current and future Loudoun residents is the critical element in ensuring a healthy attractive
community for generations to come.
Thank you for considering my comments.
Rick Entsminger
42427 Belmont Glen Place
Ashburn 20148
Blue Ridge District

Richard D. Entsminger
Regional Partner / Vice President
Elm Street Development
1355 Beverly Road Suite 240
McLean, Virginia 22101
703 734 9730
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Bryan, Nancy
From:
Sent:
To:
Subject:

Tom Fox <thomas.fox3@gmail.com>
Monday, November 5, 2018 9:40 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 7NOV18 Comp Plan Hearing Statement ref Transition Policy Area

The following is a statement for the record and for dissemination among the Loudoun County Planning
Commission and Board of Supervisors:
--------------------------------------------------------------------------------------To whom it may concern - Loudoun County Planning Commission and Board of Supervisors,
I recently learned of significant zoning changes to the Transition Policy Area, and urge the planning
commission and board to seriously reconsider moving forward with such plans. The planned infrastructure
improvements to reduce gridlock are already unlikely to be sufficient to significantly improve conditions with
already planned growth; any further rezoning in the Transition Policy Area resulting in denser residential
development should not be implemented on this consideration alone. Further however, recent plans in the
transition policy area are so dramatically different than previously zoning plans, that it would essentially be
unethical to make such changes, changes that are very contrary to the makeup of the transition area. Such
changes are essentially 'pulling the rug up' from current residents home and farm owners living in this part of
the county.
The Board of Supervisors also needs to focus on population and employment data, and basic understanding of
traffic patterns versus talking points surrounding 'affordable housing.' There are plenty of areas within a few
miles of Route 28, within Loudoun County, that are already in densely zoned areas and would afford reverse
commutes for possible residents that would supposedly be looking for 'affordable housing' while also staying
within the Loudoun County footprint. Additionally, plenty of affordable housing options exist in neighboring
Fairfax and Prince William Counties, which also offer reverse commute options for individuals that need to
work in Loudoun County (unlike adding additional dense housing in the Transition Policy Area resulting in
additional West-to-East commuters, and additional related gridlock on our roads).
Loudoun County really needs to do a better job at addressing the needs of its current residents instead of what
may be possible future residents with much shorter commutes; assuming County Supervisors are not just
bending to the will of 'developers,' again (under the guise of needing 'affordable housing'). -Tom
V/R,
Tom Fox, resident in the Transition Policy Area of Loudoun County
760-622-6507 mobile
thomas.fox3@gmail.com
===============================================
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jon Friedenthal <jon@friedenthal.net>
Friday, November 2, 2018 12:24 PM
BOS; DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Sections F1, F2 and Q1 in Aldie/ Ashburn

To Whom it May Concern,
I have moved about three years ago to the WIllowsford community to get further out into protected area. My
concerns are road infrastructure, schools, and the wildlife. With the proposed plans out regarding Sections F1,
F2 and Q1 in Aldie/ Ashburn, there appears to be "unentitled land" reccomended for 1050 acres of land in 1 to 3
acre parcels. Under the new proposal, there would be 8 housing units per acre, and I don't believe this area can,
or should support it. This is a difference in about 30,000 residents in a very small area that is already
experiencing overcrowding. Simply put, I request the support from the commissioners office, the county and
anyone else to please reconsider this option and limit the growth of the area. I, with very strong feelings on the
matter, oppose any additional future growth until the school, preservation, and area transportation plans are
established and realized.
Kind Regards,
Jonathan Friedenthal
C: (703) 627 - 5515
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Lonnie Gaddy <lon.gaddy@gmail.com>
Monday, November 5, 2018 9:08 AM
Priscilla, Tom; DEPT-PZ-PLANNING_COMMISSION
Pamela Gaddy; Lonnie Gaddy
[EXTERNAL] 152 Acre Fleetwood North Assemblage
F1 Draft Zoning Map.pdf; Fleetwood North Expanded Aerial (1).pdf; Fleetwood North
Aerial (2).PDF

Re: Fleetwood North ‐ 152+ Acre Assemblage
Envision Loudoun 2040
F1 Proposed Transition Compact Neighborhood / Community Center Area
Dear Honorable Loudoun County Planning Commission Members,
We empathize with the challenge it takes to keep pace with the housing demands of an expanding population
while preserving the rural beauty and unique character of a desirable neighborhood. It is evident that Loudoun
County takes great strides in retaining the heart and soul of its communities. Our property, Fleetwood North, is a
unique opportunity for Loudoun County to continue in the same efforts that has achieved such a valuable mission.
Fleetwood North is a 152 acre assemblage that is currently in the Transition Zone located in the southeast
quadrant of Evergreen Mills Road and Fleetwood Road, including all of Sleeping Woods Court. This vibrant area
borders some of the highest ranked residential developments in the country. The, combined, six adjoining
properties are owned by Douglas and Susan Pratt, Thomas Wells, James and Aleta Kennedy, Jung and Soonku Lee,
James Berger and Karen Disandro. The 152 acre assemblage will sustain the growing needs of Loudoun County's
housing population without disturbing the lifestyle and beauty of western Loudoun.
The 152 acres are ideally suited for zoning of 4 to 8 units per acre to help satisfy Loudoun County’s housing needs
as proposed on the Transition Policy Area Draft of October 23, 2018 for the following reasons:
 Properties are buffered from adjacent neighborhoods by the 250 acre Hanson Park, the new
Independence High School , Brambleton Middle School and 2 conservation areas along Fleetwood Road
 Evergreen Mills Road to be 4 lanes and located less than 1 mile from the future Northstar Boulevard
connection. Existing traffic light at Evergreen Mills Road and Fleetwood Road
 Adequate access to all utilities including water, sewer, gas, electric and cable to service the growth
 Arcola Fire and Rescue is less than 2 miles
 The Stone Springs Hospital Center is within approximately three miles of the property.
 The property is located near Dulles Airport and the Silver Line
Four to eight units per acre for Fleetwood North would help meet the county’s housing needs for growth, and the
central location is already equipped to accommodate the greater density. We trust the commission will consider
our request and see this as a true benefit. Please vote to approve the higher density zoning and allow the goals of
Envision Loudoun 2040 to successfully move forward.
Very Respectfully,
Lonnie and Pamela Gaddy
23547 Evergreen Mills Road
1

Aldie, Virginia 20105
(703) 929‐0055
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jennifer Reif Gifford <jkreif@gmail.com>
Wednesday, November 7, 2018 3:07 PM
DEPT-PZ-PLANNING_COMMISSION; BOS
[EXTERNAL] Feedback against proposed Transition Area plan

Honorable Loudoun County Supervisors and Planning Commission,
We are writing to provide feedback on the most recent Transition Area plan proposal about which you are
meeting this evening. We do not have the opportunity to speak or attend in person, so we hope this message will
bear equal attention.
We participated in several feedback sessions and surveys offered to citizens over the past two years. We
believed the intention of offering these opportunities to Loudoun residents was to genuinely incorporate our
first-person needs into plans for controlling over-development and to offer insight into our greatest community
desires so they could both be better achieved. Given the proposal we have reviewed, the intent that was
communicated was ignored. This result is disappointing, and the complete disregard of the feedback so many
worked to achieve in an honest manner is insulting and unacceptable. Specifically:







The eastern part of the county is under-served by parks and trails; land exists in the Transition Policy
Area which should be reserved for parks and open space; this plan does not do that.
Strategic Plans cannot be driven by unconstrained housing demand. They should prioritize needs of
residents first (roads, schools, parks, taxes, green infrastructure, quality of life) and then plan housing
volumes based on these constraints. This plan does not do that.
Loudoun’s growth rate has averaged above 5% annually from 2000-2017, versus an overall growth in
the DC Metro Area of 1.5%. (Population, housing, and student enrollment). We need to slow down and
catch our breath. This plan does not do that. It skips over conscious development completely.
There are already 52,000 housing units either in the pipeline or permitted by current zoning but not yet
approved, which means the county can accommodate about 150,000 new residents without adding ANY
units to the existing plan. This may be our chief concern, especially with the proposal converting less
dense, 1-3 DU/acre areas to compact areas in parts of our community where they will be immediately
adjacent. Today, fields and landscape buffers abound.

County taxpayers like us would be giving a tremendous financial gift to the development community, with no
return. This must not stand.
Kindly look back to the efforts of several thoughtful organizations which have collaborated with Loudoun
citizens to provide you with innovative ways to incorporate smart growth without the burden of increased
compact communities, preserving the land we love, and providing for the lifestyle and landscape about which
Loudoun has been proud for so long. Let it not be that only those in Western Loudoun receive, enjoy, and
appreciate the views of our wonderful land. Let it be preserved for the many throughout Loudoun who live here
because of the land and less congested living. Better still, adopt a viewpoint that more closely aligns with
current citizens' perspectives rather than those who bring us a plethora of the data centers and Harris Teeters.
Heed citizens as you do developers.
Thank you very much for reading and considering our views.
With utmost respect for your roles as decision-makers and community liaisons,
1

Jennifer and Roy Gifford
Aldie, Virginia
Blue Ridge District, TPA Middle/South
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Bryan, Nancy
From:
Sent:
To:
Subject:

Sarah Goedtel <sgoedtel@tollbrothers.com>
Thursday, November 8, 2018 6:06 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Loudoun 2040 Comprehensive Plan

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long-term success of
Loudoun County that we do everything we can to meet the anticipated housing demand in the years to come.
I’m glad to see the attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan
shows that 29.6% of Loudoun households are cost-burdened and that the median home sells for 42% more than
the median household can afford. Without significant changes to our land use policies, this problem is only
going to get worse in the years to come as the County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With
these jobs comes substantial economic opportunity, but also thousands more residents. Increased housing needs
are the reality for any jurisdiction in this region, and the County should do what it can to allow that housing
demand to be met. Doing so will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing
diversity and housing affordability. Addressing the gap between housing supply and housing demand would
help avoid a substantial increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson
County, WV, which would put far more cars onto Route 15, Route 7, and Route 50. We must allow more
housing east of the Rural Policy Area so that commuters can live in the County and get to their jobs without
clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases,
though. These place types should allow for a sliding scale within a range of 40-50% so that the visual buffers
and unique character of the Transition Policy can be preserved while also allowing increases in density that will
better fit the needs of the County.
SUPPORT THE URBAN POLICY AREA
These new high-density areas around the new metro stops are going to be a huge benefit to Loudoun County,
and I would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed-Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas
designated for this place type are already served by infrastructure which provides the best opportunity for
1

development of residential units to help address the dearth of housing in the county. Additionally, the Suburban
Employment place type should not completely preclude residential units. Enabling people to live close to where
they work can substantially reduce congestion, a growing problem in the County. While we need a good
balance of residential and commercial, the land near Route 28 that is designated for Suburban Mixed Use may
end up being less suitable for residential growth than some of the areas designated for Suburban Employment.
The County should have the flexibility to put residential units where they will fit best based on the housing
market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Sarah Goedtel
5754 Amelia Springs Circle
Haymarket, VA 20169
Get Outlook for iOS
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jennifer Gonzalez <webmastermama@gmail.com>
Wednesday, November 7, 2018 7:21 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Loudoun 2040 Comprehensive Plan

Hello,
I cannot make it to the meeting this evening so I am emailing my comments. I would ask the planning
commission to please, please, please keep more green spaces in Ashburn and the surrounding areas. Already, I
see field after field being torn up. I am seeing before my very eyes green spaces and wonderful, beautiful areas
being torn up to be replaced with data centers, buildings, houses, etc. I was shocked to see houses being built
where Goose Creek was. Perhaps you are not familiar with Cool Spring Nature Preserve which was the old
Shenandoah Golf Club. It was purchased by Shenandoah University and they are allowing it to go back to
nature while maintaining the golf course paved lanes. What an amazing opportunity Loudoun had for the golf
course. Can you imagine how that space could have been preserved along Goose Creek? People would have
flocked there to run the trails, picnic, walk their dogs, see nature, etc. But now, more development.
I am not sure what the Planning Commission has in mind for Loudoun. It seems you want it to be a sprawling,
suburban area much like Arlington or Alexandria. You want it to have buildings everywhere, no line of sight to
the mountains, no green and no preserving wildlife. Trust me when I say that not one resident of the area that I
have spoken to wants this. Everyone I know moved to Ashburn, Leesburg, etc. because of how beautiful it was
and how it felt like a space away from the hubbub of DC. You are taking that away from us.
When I look at the 2040 Plan all it does it make me want to leave. I am not alone in this thought. Thinking
about Loudoun County becoming some big metropolis saddens me. I think that maybe the Planning Committee
has never hiked. They haven't spent time along Goose Creek. They haven't walked up at Bear's Den. They
haven't seen Kephart Landing Bridge and stood at the edge of the creek watching the Great Blue Heron fish. If
the Planning Committee had done any of these things, they would know that preserving parks, large fields,
trails, and more is what is good for Loudoun. I don't want more houses. I don't want more people. I don't want
more data centers. If I could come this evening, I would bring my photos of Loudoun County that show how
beautiful it is and should stay. Please reconsider the plan. Please add more green spaces. Please add parks and
trails. PLEASE!
Sincerely,
Jennifer Gonzalez
Nature Photographer
https://jennifergonzalez.com
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jon Gonzalez <joncgonzalez@gmail.com>
Tuesday, November 13, 2018 6:46 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Why are you trying to change to compact neighborhoods?

Why are you trying to change to compact neighborhoods?
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Bryan, Nancy
From:
Sent:
To:
Subject:

Sarah Gonzalez <sarahjgonzalez@gmail.com>
Wednesday, November 7, 2018 12:01 PM
DEPT-PZ-PLANNING_COMMISSION; BOS
[EXTERNAL] slow down growth! vote NO to proposed changes!

Dear Sir/Ma'am,
I saw a draft of proposed changes that you all will be discussing at the meeting tonight. I am writing you to ask you to
preserve what has made Loudoun County beautiful! I am so discouraged at the unchecked growth and constant changes
made to zoning. We moved to Loudoun County because we liked the way it was, and the constant building of homes,
tearing down farms and open space and putting in so many data centers
‐ it is so ugly. It makes me so sad to see the way it is going.
Driving through Ashburn now ‐ it is so dense and all the data centers...that is not the way I want to see our area to
follow. Please do what you can to preserve what makes our area attractive to current home owners and future ones as
well as the natural beauty and open space for our children.
In particular I am addressing the proposed changes that I saw regarding growth along Evergreen Mills Road. Property
adjacent to our neighborhood is being proposed to change from rural to light industrial (data centers) and reducing open
space protection. I do NOT want our neighborhood adjacent to a data center! The reason we bought where we did was
to be more in the open and in the 'country' while not being too far from town. Changing rural to light industrial does not
seem appropriate, and I would have never bought here if that was the case. I am concerned that this will also affect our
home values in the future.
Also, all these proposed changes of rural to small lot, rural to compact neighborhood etc...the roads in this area are not
sufficient to handle the traffic there already is, much less adding so many homes to the already bogged down roads.
Please help preserve the beauty and charm of Loudoun County and vote against these changes.
Thank you,
Sarah Gonzalez
Sent from my iPhone
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Ganesh Gopal <gannu77@gmail.com>
Wednesday, November 7, 2018 9:47 AM
DEPT-PZ-PLANNING_COMMISSION; Bryan, Nancy; McCary, Judy; Meyer, Ron
gannu77; Hoa VP
[EXTERNAL] ZMAP-2016-0010, Broadlands Ashburn Metro Section - 204

Ganesh Gopal
Vantage Pointe Home Owners Association President
22087 Vantage Pointe Place
Ashburn, VA 20148
November 6, 2018
To,
Loudoun County Planning Commission
Subject: ZMAP‐2016‐0010, Broadlands Ashburn Metro Section ‐ 204 Loudoun County Government
1 Harrison Street, S.E
Leesburg, VA 20175
Dear Loudoun County Planning Commission:
I am writing you as the current President and representative of the 71 home owners that make up the Vantage Pointe
Home Owners Association located in Ashburn Virginia. Our community is located within a ½ mile of the ongoing Metro
Silver line expansion project and is part of the ongoing urban planning initiatives outlined in many of the Planning
Commission documents.
Recently we became aware of efforts to re‐zone the adjacent forested property to the north of us from PD‐OP (Office
Park) to PD‐TRC (High
Density Urban Development). We only became aware of this change
couple of weeks back when the Developer contacted us for the first
time concerning their proposed re‐zoning effort. According to county
documents this project has been in planning for some time but unfortunately our development and the adjacent
Loudoun Place community had not been consulted by any party until most recently.
Both HOA communities have expressed their concerns and opposition to the re‐zoning effort as it has been proposed
today. While both communities do embrace the ongoing Metro development and urban expansion, we have specific
concerns with this project and the potential negative impact it will have on our communities based on proposed re‐
zoning configurations.
We are requesting the Planning Commission delay vote on this project until enough time can be allocated to the HOA
communities to review and discuss with the Developer and County.
Sincerely,
Ganesh Gopal
Vantage Pointe Association President
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jan Gordon <justgotravelinc@gmail.com>
Thursday, November 1, 2018 10:53 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Plan

Dear Planning Commission,
I'm concerned with overdevelopment in Loudoun County!
The new version of the draft 2040 Comprehensive Plan is an unsustainable, unrealistic
proposal and should be reversed!
I'm concerned with the impact of this plan on roads, schools, taxes and open space!


Citizen input over the past two years has been in favor of controlling Loudoun’s
overdevelopment; this plan does not do that.




The eastern part of the county is underserved by parks and trails; land exists in the
Transition Policy Area which should be reserved for parks and open space; this plan
does not do that.




Strategic Plans cannot be driven by unconstrained housing demand. They should
prioritize needs of residents first (roads, schools, parks, taxes, green infrastructure,
quality of life) and then plan housing volumes based on these constraints). This plan
does not do that.




Loudoun’s growth rate has averaged above 5% annually from 2000-2017, versus an
overall growth in the DC Metro Area of 1.5%. (Population, housing, and student
enrollment). We need to slow down and catch our breath. This plan does not do that.




Loudoun’s operating budgets have been growing 10% a year since 1990, reflecting
that each new house requires more in services than the tax revenue generated.
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There are already 52,000 housing units either in the pipeline or permitted by current
zoning but not yet approved, which means the county can accommodate about
150,000 new residents without adding ANY units to the existing plan.

(backup for these numbers can be found here)

Jan Gordon
708 602-6005
Aldie, VA

2

Bryan, Nancy
From:
Sent:
To:
Subject:

Marcie Grau <MGRAU@tollbrothers.com>
Thursday, November 8, 2018 2:09 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Loudoun 2040 Comprehensive Plan

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Marcie Grau
Executive Assistant to Eric Anderson, Division President
Toll Brothers
19775 Belmont Executive Plaza, Suite 250, Ashburn, VA 20147
Office: (571) 291-8128 mgrau@tollbrothers.com
1
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Bryan, Nancy
From:
Sent:
To:
Subject:

Tara Green <tara@taragreen.org>
Wednesday, November 7, 2018 8:57 AM
DEPT-PZ-PLANNING_COMMISSION; BOS
[EXTERNAL] Loudoun 2040 Comprehensive Plan

To the Planning Commission and Board of Supervisors,
I was very disappointed to see the draft Loudoun 2040 Comprehensive Plan. The changes to the transition area are
unacceptable and against the wishes of the community. Please do not support this plan. Our schools are already over
capacity and not being built to keep pace with the already approved building. Please do not sacrifice the well being of
our children for developers profit.
I will vote against anyone that supports this plan.
Regards,
Tara Green
24963 First Harvest Ct
Aldie, VA 20105
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Bryan, Nancy
From:
Sent:
To:
Subject:

Marilyn Greene <greenefamily@sbcglobal.net>
Wednesday, November 7, 2018 9:33 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Comprehensive Plan

Dear Planning Commissioners:
Please remove the changes to the comprehensive plan that have been made since it was put
together earlier this year after many, many meetings by stakeholders and residents in the
community.
The point of having a comprehensive plan is that the county can plan for the needs of its current
citizens to the best extent possible, and can better control growth so that it happens in a manner that
respects the environment (i.e. the transition area) and takes into account housing units already in the
pipeline. The changes you have made are the kind that occur AFTER a plan is approved, because of
unforeseen circumstances or developer demand, and only need to be considered if it becomes
obvious those changes are needed.
Please do not overburden our county with excessive, service-demanding growth. Please, as planning
commissioners, stick to the original 2040 Comprehensive Plan.
Thank you for your service.
Marilyn Greene
Middleburg, VA
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Bryan, Nancy
From:
Sent:
To:
Subject:

John Gretka <gretkajohn@hotmail.com>
Saturday, November 3, 2018 8:49 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Farmwell Road in the draft Countywide Transportation Plan

I have a comment on Loudoun 2040 Countywide Transportation Roadway Plan Map Draft (Draft Dated
October 23, 2018) (page 539). At their March 22, 2018 Business meeting, the Loudoun County Board of
Supervisors approved an adjustment to the scope for the Farmwell Road project that will change the design
from roadway widening to intersection and pedestrian improvements along the project limits. As such, the
ultimate condition of Farmwelll Road should now be shown in the new plan as a four‐lane road, not a planned
six‐lane road.
Regards,
John Gretka
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

Jim Hanna <jimhanna12@gmail.com>
Wednesday, November 7, 2018 6:27 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comments on the draft 2040 Envision Plan
Envision Loudoun 2040 Plan - Remarks to Planning Commission by Jim Hanna.docx

Please find attached my comments.
Best regards,
Jim Hanna
-Jim Hanna
jimhanna12@gmail.com
301-717-5889 (c)
14426 Richards Run Lane
Purcellville VA 20132
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The draft Envision Loudoun 2040 Plan
Comments to the Loudoun County Planning Commission
By Jim Hanna, November 7, 2018
Members of the Planning Commission:
My name is Jim Hanna. As a resident and entrepreneur of Loudoun, I consider that the
County has the best of all worlds – a thriving and advanced urban economy in the east; and a
stunning ecology, heritage and rural economy in the west. The Loudoun I “Envision” is one
that sustains this east-west balance: permanently through 2040.
I have made the long journey through the draft document once, and then again. With now less
than 2 minutes available, I will dwell, respectfully, on my three core concerns and requests:


First, the Plan ignores the consistent concerns about growth, development and traffic
voiced by Loudoun residents. County annual surveys since at least the year 2000 have
waved big red flags about ‘growth’ as the single biggest problem facing the County. But
the Plan basically wants to replicate Loudoun’s past galloping growth rates in which:
o
o
o
o

Its population over the past 20 years was 3 times the DC regional rates;
Its economic growth rates approached the chaotic development pace of China;
Its traffic glut has been substantially self-inflicted with 223,000 newly registered
vehicles in Loudoun since 2000 (1 new resident = 1 more vehicle);
And its transportation investments – some of the largest of any county in America now overwhelm its current Capital Improvement Program.

Request 1 - Please offer the citizenry of Loudoun an alternative vision and incorporate a
“Low Growth Option” to enable them to consider its merits. The revision should include:


Simply incorporating in the 2040 Plan the current housing plan programmed under the
Revised General Plan;



Concentrating growth in the Urban and Suburban Policy Areas, including through vertical
developments of residential units, data centers and other businesses, and some public
service spaces – all with environmentally sustainable principles and support programs;



Reversing the current plan for scattered residential growth which would suburbanize
the Transition Policy Area (TPA), with higher density residential units and light
industrial development, and encroach on the Rural Policy Area with more residential
growth; and



Together, this would minimize additional traffic, reduce vehicle miles traveled, and help to
not convert our roads (including those in the west) into more expressways that will only
generate further residential growth pressures and more commuter congestion.
1



Second, the Plan is lopsided – it is housing-centric rather than human-centric. It focuses
too narrowly on land use for new housing and commercial opportunities.
Request 2 – Please build more fully into the Plan – not as silos but as integrated priorities
– programs in other areas of strong concern to many Loudoun citizens to address:





Education, clinical and mental health care, early childhood development, income
inequality, environmental sustainability across residential, school and commercial
spaces, arts and culture, and community facilities to build better social association;



It is time in this mature, prosperous County to shift from its ‘growth’ mantra and
housing unit/population metrics of the past 20 years to accentuate quality of life
goals and the preservation of its precious ecology, green space and heritage for all its
citizens.

Third, the Plan lacks any transparency about the public expenditures it would generate or
its affordability for taxpayers.
o

It calls for an array of new public investment in public services and utilities, plus
makes a myriad of equally un-costed references to the need to ‘provide incentives’,
‘subsidize,’ and ‘’purchases’ for a wide range of plan proposals.

o

This is, to say the very least, worrisome, for a County with growth in total
government appropriations averaging nearly 10% per year since 2000, with budget
contributions to the Capital Improvement Programs rising double this pace.

Request 3 – Please


Show us the Plan’s estimated costs of public capital investments and related
government operational costs required for (i) transportation, (ii) schools, and
(iii) other government facilities and programs, and



Present to citizens a revenue strategy for the Plan which details the tax
burden to Loudoun’s residents and, foremost, is not hooked on growth –
that is continual relying on new housing, commerce and data center
development to expand the County’s taxable base and to pay its bills.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Healy, Martha <Martha.Healy@inova.org>
Monday, November 5, 2018 11:33 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comprehensive Plan Concerns

My husband and I would like to express our concern for the planned zoning changes to the transition zone in the Draft
Loudoun 2040 Comprehensive Plan.
In moving to Northern Virginia in 2010, our family looked throughout Fairfax county for housing near my husband’s work
at United States Coast Guard Headquarters in Washington DC, but we hated the feel of the congestion and density of
homes and businesses in Fairfax.
We started looking in Loudoun county knowing the work commute could amount to 195 hours of travel time for my
husband annually. We decided it was more important to live and raise our children in an area that felt tranquil and safe
than it was to live closer to my husband’s job. We settled on an area in south Leesburg on the Aldie/Ashburn border.
During the 8 years we have lived in Greene Mill Preserve we have seen a massive amount of high‐density development
in Brambleton and Broadlands. This has caused at least 4 school re‐zonings, additional travel time, and development of
otherwise beautiful land within a mile of our wilderness conservation neighborhood. My commute to Inova Loudoun
Hospital has increased from <20 minutes to 27 minutes which probably doesn’t sound like a lot, but that’s a 40%
increase in 8 years.
Looking at the proposed changes, we question what the term “transition zone” means. It currently feels like we are
transitioning to being more like Fairfax County. Our family deliberately and purposefully chose NOT to live in Fairfax
county. Please reconsider these zoning changes.

1

Marti and John Healy
Marti Healy, PharmD, BCPS
Clinical Pharmacy Specialist
Pharmacy
Inova Loudoun Hospital
44045 Riverside Pkwy
Leesburg,VA 20176
T 703-858-6323 |M 703-728-1143 |F 703-858-6756 |

The link ed image cannot
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ren amed, or deleted.
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location.

This communication may contain confidential and/or privileged information. Additionally, this communication may contain protected health information (PHI) that is
legally protected from inappropriate disclosure by the Privacy Standards of the Health Insurance Portability and Accountability Act (HIPAA) and relevant Virginia
Laws. If you are not the intended recipient, please note that any dissemination, distribution or copying of this communication is strictly prohibited. If you have
received this message in error, you should notify the sender immediately by telephone or by return e-mail and delete this message from your computer. Direct
questions to the Chief Privacy Officer at 703-205-2337.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Lauren Herbine <leherbine@gmail.com>
Saturday, November 10, 2018 8:54 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Draft Plan

Dear Loudoun Planning Commission,
I'm very concerned about the draft 2040 plan. I'm especially concerned about the Rural Policy Area and that it
be robustly maintained as rural. It is a huge asset to the County.
It should be permanently in the County plan so that it can protect rural businesses and maintain rural based
tourism. Critically, it should be maintained to offset the impacts of the rapid over development in other parts of
the County.
Parts of the Rural Policy area are structurally delicate - the karst overlay is one such area that cannot support
more development. Other parts are biologically delicate and deserve our best polices to protect and maintain
their existence in our daily lives. Most of us living in the Rural Policy Area are dependent on well water; it's an
extraordinary asset. Please insure that the 2040 protects groundwater. As we have seen repeatedly in Loudoun,
it is so much more cost effective to preserve clean groundwater than it is to clean it up or provide
alternatives (Raspberry Falls is an example of where groundwater protection in a karst area failed epically).
The draft plan doesn't provide enough protections for groundwater.
Where development in the Rural Policy area must take place, the plan should call for cluster development to fit
in with and support primary rural uses.
Finally, and of critical importance, the 2040 plan should use traffic calming strategies rather than roadwidening for safety and congestion management. Traffic calming has been demonstrated to work beautifully in
many similar applications, provides greater safety than multiple lane roads, provides improved congestion
relief, is easier on the environment, and is less expensive.
Please enter my comments in the record.
Thank you for your efforts,
Lauren Herbine
Lucketts, VA
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Bryan, Nancy
From:
Sent:
To:
Subject:

Cheryl.Herman@zodiacaerospace.com
Friday, November 2, 2018 8:58 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 20 Year Plan

I've lived her for almost 25 years. The roads have been improving but not at the rate that the new developments are
being built. Please slow down the permits allowing the new developments until the roads can catch up with the
growth. My hope is that you will approve improvements quickly for:
1) Please PLEASE extend the east bound lane from Route 9 to at least the top of the hill. Yes, it would be great to go
further, but get it open further quicker.
2) Please remove the light at Lexington on Route 7 - this is causing a nightmare every morning. The traffic heading east
in the morning backs up to Wegmans! I know it's in the plan, please PLEASE push this forward to be done ahead of the
schedule.
3) Remove the lights at Battlefield (again, please do ahead of schedule)
4) Put in the round about - or whatever is best at Route 287 and Route 9.
5) Please put in more dog parks in Loudoun. These can't be expensive to put in. You need a fence, a trash can, and
doggie bags to scoop it up and assign someone to empty the trash can. There is plenty of room at Franklin Park and
Western Loudoun needs something like this.

Sincerely,
Cheryl Herman
Engineering Doc Admin
44931 Falcon Place - Sterling, VA 20166 - USA
Tel: 571-789-1900 x523
Cheryl.Herman@zodiacaerospace.com
http://www.zodiacaerospace.com

"COMMUNICATION WORKS FOR THOSE WHO WORK AT IT"
ZODIAC EXECUTIVE AIRCRAFT INSERTS
Zodiac Galleys & Equipment/Galley Inserts Div.
Zodiac Executive Aircraft Inserts BU

The information contained in this electronic message may be confidential, and the message is for the use of
intended recipients only. If you are not an intended recipient, do not disseminate, copy, or disclose this
communication or its contents. If you have received this communication in error, please immediately notify
me by reply email or Zodiac Executive Aircraft Inserts at (571) 789-1900 and permanently delete this
communication.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Eric Hersch <ehersch@tollbrothers.com>
Thursday, November 15, 2018 8:42 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Loudoun County Housing Diversity

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
1

Sincerely,
Eric Hersch
Customer Concierge Manager
Toll Brothers
19775 Belmont Executive Plaza, Ashburn, Va. 20147
ehersch@tollbrothersinc.com | www.TollBrothers.com
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Bryan, Nancy
From:
Sent:
To:
Subject:

Kristen Hill <KHILL1@tollbrothers.com>
Thursday, November 8, 2018 8:59 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Comprehensive Plan

Dear Members of the Planning Commission,

Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.

Kristen Hill
Area Sales Manager
19775 Belmont Executive Plaza, Suite 250, Ashburn, VA 20147
(C) 703-362-9050
1
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Daniel Hockstra <doctorh@gentletouchllc.com>
Monday, November 5, 2018 9:57 PM
JT Wilson
DEPT-PZ-PLANNING_COMMISSION; Rasy
[EXTERNAL] Re: Against proposed housing changes

Thank you both again for sending this. Ready to battle it out over time. Our tag line can be to stick to the (By‐Right).
Looking at the 20 plus year plan, one proposal has a good portion of Braddock Rd at 4 lanes total
I have heard that these changes are tied to three or four farms on Evergreen mills road getting re‐zoned from
agricultural to residential.
Danny

> On Nov 5, 2018, at 3:16 PM, JT Wilson <jtwilson33@gmail.com> wrote:
>
> Planning commission,
>
> I'm writing in opposition to the proposed plan to rezone much of the transition policy area to add high density
housing. As a resident of this county for over 13 years I've seen it grow far too fast. Our infrastructure and schools can't
support the existing growth let alone this type of increase. We need to slow down. Further, the voice of residents of
this county should take priority. Citizens are NOT in favor of this overdevelopment. I argue that it's already out of
control. Now there's a plan to exacerbate that growth. It doesn't make sense.
>
> I've watched first‐hand how extreme overdevelopment has turned nice communities into oceans of apartment
complexes and town‐homes. It's the exact reason I moved my family into the transition policy area. This area and the
rural areas are the BEST part of Loudoun County. Please do not allow overdevelopment to ruin what we love most
about living here.
>
> Thank you,
> JT Wilson
> Aldie, VA
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Eric Hoffman <evhoffman@yahoo.com>
Friday, November 9, 2018 9:02 AM
DEPT-PZ-PLANNING_COMMISSION
bos@loundoun.gov
[EXTERNAL] Growth plan for TPA...

Planning Commission and BOS
Morning
My name is and Address is
Eric Hoffman
22995 Homestead landing court
Ashburn, VA
703-508-1918
I am in the Blue Ridge District and i am writing to you all to voice my complete dis-believe in your recent TPA
plan - in short the only people that benefit from this plan are the housing developers. You have now slated
20,000 dwellings in this TPA area ? We moved to Loudoun county to not live in "Arlington or Reston" - all our
friends and neighbors who live in this TPA zone want nothing to do with the plan. Traffic is already out of
control in Ashburn and this plan will simply make utter gridlock to complete gridlock. Not to mention over
crowded schools and pressure on the local environment. We are not some radical people who are looking to
save the whales - we simply feel this area is simply being exploited for profit at the expense of over crowding.
I have informally polled at least 30 different families in Willowsford in the last year - nobody is in favor of this
high-density plan.
With your elections coming up i would strongly suggest you listen more to the people who live here and put
forth a plan with some balance - cutting the number of dwellings substantially and slow building and focus
more on what we need
New roads - improve Ryan, Sycolin, Evergreen Mills, Fleetwood , etc
New schools
Retail in existing town areas
Rural setasides
Stop zoning for townhouses - have any of you driven on Loudoun County parkway lately - be honest - it is a
complete cluster .... and the building is making it worse.
I am happy to talk to you about this - i am a reasonable person so give us a reasonable plan for this county we
all love !
thanks
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Bryan, Nancy
From:
Sent:
To:
Subject:

Robyn Howlin <robyncolon@me.com>
Tuesday, November 6, 2018 10:52 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Fighting transition area. Stop building.

• Citizen input over the past two years has been in favor of controlling Loudoun’s overdevelopment; this plan does not
do that.
• The eastern part of the county is underserved by parks and trails; land exists in the Transition Policy Area which should
be reserved for parks and open space; this plan does not do that.
• Strategic Plans cannot be driven by unconstrained housing demand. They should prioritize needs of residents first
(roads, schools, parks, taxes, green infrastructure, quality of life) and then plan housing volumes based on these
constraints). This plan does not do that.
• Loudoun’s growth rate has averaged above 5% annually from 2000‐2017, versus an overall growth in the DC Metro
Area of 1.5%. (Population, housing, and student enrollment). We need to slow down and catch our breath. This plan
does not do that.
• Loudoun’s operating budgets have been growing 10% a year since 1990, reflecting that each new house requires more
in services than the tax revenue generated.
• There are already 52,000 housing units either in the pipeline or permitted by current zoning but not yet approved,
which means the county can accommodate about 150,000 new residents without adding ANY units to the existing plan.

Robyn Colon‐Howlin
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Bryan, Nancy
From:
Sent:
To:
Subject:

Art Hunt <arthnt@yahoo.com>
Sunday, November 4, 2018 2:02 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL]

A few notes - I personally can not attend the meeting on the 7th. Maximizing residential growth is totally counter
productive to Loudoun County tradition. The County has to stop letting the "Developers" run the county residential
expansions. We need more rural ideas in keeping with our county - not more residential development. How many
"shopping cities" do we need ie Morefield Station, the Village, One Loudoun, Loudoun Station and the new one being
developed now (almost right on top of One Loudoun - not to mention the one city proposed at the quarry).
The county has more schools per square inch then any other location and the school board continues to increase their
budget and request for more resources.
Do we have a planning Board(committee)?
I have lived in the county for almost 50 years, many improvements are welcomed - the County Boards need expert
Management direction!
Art Hunt
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Bryan, Nancy
From:
Sent:
To:
Subject:

Mary Hutton <hutton.mf@gmail.com>
Sunday, November 4, 2018 7:40 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comments: 2040 Plan

Dear Planning Commission,
I agree completely with Loudoun Wildlife's statement below. The county's environment, wildlife, and natural
beauty are being eroded by the day. Every time I go to Leesburg or Purcellville acres and acres of trees have
been bulldozed. We are very quickly loosing the rural environment that attracts people to Loudoun. The
county seems unable to say "NO" to development, whether that's commercial or large residential developments
or to at least require that it's done in an environmentally sensitive way. The county should be working to
BUILD GREEN INFRASTRUCTURE, a system of protected undeveloped natural areas connected by
undeveloped corridors. Growth can be managed in a sustainable way, it may take a bit more effort, but the long
term payoff is immeasurable for people and the environment.
"As our population increases, so should our expectations for our green infrastructure, which is a connected system
of streams, trees, wetlands, slopes, meadows and limestone that sustain people and wildlife. While the draft plan
retains many of the current policies and adds some sustainability policies, some of the most important language
from the current plan has been eliminated:
 Designation of the green infrastructure as the framework for all land use planning that will guide where and
how development and redevelopment occurs.
 Identification of the watersheds as the key natural resource element in the green infrastructure that will be
used as its primary organizing unit.
 Protection into perpetuity.
 Integrated management strategies to protect our natural assets.

Loudoun Wildlife continues to advocate for these important items to be added back to the plan, along with additional
policies to strengthen preservation, conservation and restoration."
Thank you for the opportunity to comment, Mary Hutton

-Mary F. Hutton
15498 Loyalty Road
Waterford, VA 20197
540-882-3746
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Bryan, Nancy
From:
Sent:
To:
Subject:

Michelle Huynh-ba <mhuynhba@gmail.com>
Friday, November 9, 2018 5:35 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Supporting Housing in Loudoun County

Hello Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. My family lives and works in Loudoun, so to us it’s
absolutely critical to the long‐term success of Loudoun County that we do everything we can to meet the anticipated
housing and infrastructure demands in the years to come.
URBAN POLICY AREA
 In Support of the high‐density areas around the new metro stops!
Suburban Policy Area
 Suburban Employment place type should not completely prevent residential unit developments.
o Allowing people to live close to where they work can substantially reduce congestion (and time of
congestion)
 While we need a good balance of residential and commercial, the land near Route 28 that is designated for
Suburban Mixed Use may end up being less suitable for residential growth than some of the areas designated
for Suburban Employment. The County should have the flexibility to put residential units where they will fit best
based on the housing market and the available infrastructure.
Transition Policy Area
 Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing
diversity and housing affordability. Addressing the gap between housing supply and housing demand would help
avoid a substantial increase in commuters moving to places like MD and WV, which would put far more cars
onto Route 15, Route 7, and Route 50.
Rural Policy Area
 Need to allow for more housing east of the Rural Policy Area so that commuters can live in the County and
get to their jobs without clogging up the roads in our rural communities.
Housing affordability is a big deal for my family and I. With not enough supply, searching for homes to purchase is
difficult. Prices become unaffordable and negotiations create bidding wars that increase the sale of homes. While that
makes homes a great investment for the future, we can't afford to live where we want and will have to look at further
counties/states from where we commute to work. Obviously this ripple effects into commuting further and creating
more congestion on roads like 15 that only have one lane. On top of that, I'm sure you know with HQ2 potentially
coming to Crystal City and creating 25,000+ jobs, those folks have to live somewhere!?
Overall we are headed in the right direction, and thank you for the work you’ve put in so far. As you continue through
this journey , please please please prioritize housing as you finalize the Comprehensive Plan.
Thank you for your consideration,
Michelle Huynh‐Ba
21147 Morning Way
Sterling, VA 20164
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Bryan, Nancy
From:
Sent:
To:
Subject:

Bill Junda <hokie_bill@yahoo.com>
Tuesday, November 6, 2018 9:43 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Draft Loudoun 2040 Comprehensive Plan comments

Good morning,
in anticipation of tomorrow's special public hearing on the draft plan, I have reviewed the documents and offer
the following comments.
1. overall I am very supportive of the new economic development chapter 5 and the goals set forth.
2. I am aware of the separate pending documents related to architectural design guidelines. While all County
residents want to be sure new construction looks attractive, I feel that this is quite an overstepping of
jurisdiction. The biggest architectural concern is data centers and they are already addressed in the zoning
ordinance, and they get plenty of scrutiny during the legislative process. My concern for other buildings is that
beauty is in the eye of the beholder and I haven't seen that the County staff's/board members interpretation of
beauty matches the market. there needs to be flexibility.
3. I have serious concerns about the lack of housing choices at all levels, even at the higher price
points. More options, even on bigger homes, keeps the pricing down on smaller units making them more
affordable. Affordable housing is truly important, but the options for mid-level home buyers are dwindling fast
and we haven't even learned the fate of HQ2, Apple, or the many other opportunities that could increase housing
demand. Loudoun can't be aggressively pursuing these great employment opportunities in good faith without
being willing to budge on new housing. I appreciate the support for ongoing housing in Chapter 4 but wish the
language was stronger.
thank you,
Bill
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

jung lee <jungclee@gmail.com>
Monday, November 5, 2018 11:52 AM
DEPT-PZ-PLANNING_COMMISSION
Priscilla, Tom
[EXTERNAL] Envision Loudoun 2040 Planning Commission From Jung & Soonku Lee
Loudoun Planning Commission
Letter.docx; Fleetwood North Aerial.PDF

Dear Planning Commission Members,
We will not be able to attend the public hearing November 7, 2018, but we have attached a letter and aerial photo that we
hope you will review and include in the public record on the Comprehensive Plan Envision 2040. Thank you for your time
and consideration.
Very Respectfully,
Jung and Soonku Lee
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November 5, 2018
Loudoun County Planning Commission
P.O. Box 7000 Leesburg, Virginia20177-7000
Attn: Planning Commission at Large and
Tom Priscilla, Blue Ridge District
Re: Fleetwood North – 152+ Acre Assemblage
Envision Loudoun 2040
F1 Proposed Transition Compact Area

Dear Honorable Loudoun County Planning Commission Members,
Loudoun County faces challenges to keep pace with housing demands of an expanding population and
still preserve the rural beauty that has always been at the heart of Loudoun County.
Our property (Fleetwood North) is located in the Transition Zone south of Sleeping Woods Court
between Evergreen Mills Road and Fleetwood Road in one of the few remaining areas that has not been
fully developed. Combined with six surrounding property owners: Lonnie and Pamela Gaddy, Thomas
Wells, James and Aleta Kennedy, Douglas and Susan Pratt, James Berger and Karen Disandro, the
properties total 152+ acres, which could be available to help meet the county’s needs for housing in a
part of the county that will not disturb the rural lifestyle and beauty of western Loudoun.
The 152+ acres are ideally suited for zoning of 4 to 8 units per acre to help satisfy Loudoun County’s
housing needs as proposed on the Transition Policy Area Draft of October 23, 2018 for the following
reasons:
 Properties are buffered from adjacent neighborhoods by Hanson Park, the new Independence
High School and conservation area along Fleetwood Road.
 The StoneSprings Hospital Center is within approximately three miles of our properties.
 The property is located near Dulles Airport and the Silver Line.
 Nearby Evergreen Mills Road and Northstar Boulevard are scheduled to be improved and
utilities are close by to service growth.
Having the Commission approve the higher density for our area would help meet the County’s housing
needs for growth in an area better equipped to accommodate greater density. We hope you will
consider our request and see this as a true opportunity for everyone to benefit and move forward with
the goals of Envision 2040.

Very Respectfully,
Jung and Soonku Lee
23266 Sleeping Woods Court
Aldie, Virginia 20105

BRAMBLETON
MIDDLE SCHOOL

Brambleton

Loudoun County | Virginia

MADISON’S TRUST
ELEMENTARY SCHOOL

- Google Earth Pro December 2016 Aerial Photograph
While we have no reason to doubt the accuracy of
any of the information supplied, we cannot, and do
not, guarantee its accuracy.
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Set to open in 2019 across from Madison’s
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

andrea <andrea@hoernigs.com>
Wednesday, November 7, 2018 2:43 PM
Bryan, Nancy
[EXTERNAL] comments for the Nov 7, 2018 Planning Commission Hearing
Nov 7, 2018 Twin Creeks public comments to Planning Commission.pdf

Hi Ms. Bryan,
I have attached a letter to this email with written comments regarding the 2040 Comprehensive Plan and CTP in lieu of
speaking at the public hearing tonight. These comments should be included in the public record for tonight’s, November
7, 2018, Planning Commission Hearing.
If you could confirm receipt I would be grateful.
Thank you very much for your assistance.
Regards,
Andrea Kammann
Andrea Kammann
Hoernig Family Office
337 River Bend Road
Great Falls, VA 22066
andrea@hoernigs.com
work (703) 759-0066
mobile (703) 409-5293
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November 7, 2018

Dear Chairman Keirce and Members of the Planning Commission,
As a representative for the owner of a 60-acre property on Cochran Mill Road, who is also the

applicant for an active rezoning application, I am writing to you to provide my comments on the
2040 Comprehensive Plan and 2040 Countywide Transportation Plan ("CTP").
We support the recent addition of the Leesburg JLMA Employment place type to the 2040
Comprehensive Plan. This place type would apply to our property and we believe it fits well
with the nature of the area and the proposed uses we're proposing as part of our rezoning
application. We would only recommend that data centers be included as a predominant use and
not as a secondary use in this place type.

In regard to the CTP, the current map shows the potential alignment of Trailview Boulevard
cutting diagonally through our property and connecting with Cochran Mill Road to the west. We
are opposed to the diagonal alignment of this potential roadway running through our property.
We have never been supportive of this alignment as it would create inefficient development
envelopes and severely restrict the developable area of our property.
As part of our recently accepted rezoning application, we submitted a traffic study which
reviewed various traffic scenarios related to Trailview Boulevard. Based on this analysis, we
question if there is even a need to show Trailview Boulevard crossing Goose Creek and running
through our property. Russell Branch Parkway was not originally intended to cross Goose Creek
until a more recent iteration of the CTP. Based on the addition of a Russell Branch Parkway
crossing to the CTP, we question the need for a Trailview Boulevard crossing. There would
appear to be some redundancy between these two crossings. Based on the more prominent
location of Russell Branch Parkway in relation to Route 7, it would appear that this roadway
would be a more appropriate east-west alternative route than Trailview Boulevard.
If Trailview Boulevard is retained on the CTP, we request that its alignment be altered as it runs
through our property. It should not cut diagonally through our property, but rather, it should run
along the northern or southern boundary of the property.
I am providing these written comments regarding the 2040 Comprehensive Plan and CTP in lieu
of speaking at the November 7, 2018 Planning Commission Public Hearing. We look forward to
following up with you on this matter after the public hearing.
Thank you.

Andrea Kammann

Twin Creeks Development LLC
(703)409-5293
andrea(a),hoemi gs.com

Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Chris <ckeesing@verizon.net>
Tuesday, November 6, 2018 5:52 AM
DEPT-PZ-PLANNING_COMMISSION
BOS
[EXTERNAL] New Comprehensive Plan

Dear Planning Commission,
You must listen to the citizens of Loudoun County and do the right thing and vote NO to the New
Comprehensive Plan. The people want the Transition Zone to stay as the right buffer against the over‐
development of Loudoun County. Now that we know Loudoun County will not win the Amazon new
Headquarters, we can stop the wholesale destruction of Loudoun while trying to attract Amazon. But, that
said, those poor people who will be compelled to work in Crystal City will desperately seek to recreate and
possibly LIVE as far away from Crystal City as possible. So, please keep the Transition Zone as it is and do the
will of the people and vote against the massive, catastrophic, over‐development of Loudoun County. Please
start caring about: supporting the residents you have instead of focusing on future residents; supporting
appropriate transportation especially on Rt. 50 (it is a parking lot every work day); and, start doing your job,
which is PLANNING. Stop rubber‐stamping every request for development – as it negates your purpose and
usefulness. You will destroy the very reason people want to visit Loudoun and live here. We don’t need a
Planning Commission if they won’t listen to the people and actually plan for our future. We won’t have a
future if the Transition Zone is destroyed.
Thank you for your time,
Helen Masek and Chris Keesing
Aldie, VA
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Andrea Kennedy <andrea.aten@gmail.com>
Thursday, November 22, 2018 7:29 AM
DEPT-PZ-PLANNING_COMMISSION; BOS
Shaun Kennedy; andrea.kennedy@sosi.com
[EXTERNAL] 2040 Comprehensive Plan

I am writing to express my frustration with the 2040 Comprehensive Plan as revised on 10/23/2018
for the Transition Policy Area and Rural Policy Area. I'm sure my points are ones you have heard
already from the many people who oppose this plan, but I am hoping another voice will make a
difference.
The blue circle on the map below is my neighborhood. This change would impact our area
significantly in an extremely negative way. We simply DO NOT have the infrastructure in place to
support more homes off of Evergreen Mills Road. The road is already extremely dangerous as it is
and adding this many more homes in this area would increase the current risks exponentially.
As I hope you are aware, the schools our area are another important aspect of this change. WE DO
NOT have the school infrastructure to support this many more families. This change would create a
scenario where the current resident's children are in an extremely overcrowded school until the LCPS
board is once again forced to scramble to find the available land to build another new school.
We love our home and bought in this area based on the current plan. It is up to the county to protect
the land and current residents from over-development.
PLEASE LISTEN to the residents/taxpayers and NOT the developers!!! Please imagine that you live
in this area and purchased your home based on current conditions and zoning. We do not want this!!!
We want our transition area to REMAIN a transition area.
Thank you,
Andrea Kennedy
40997 Indigo Place
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Bryan, Nancy
From:
Sent:
To:
Subject:

Joan Kickert <kickertj@aol.com>
Monday, November 12, 2018 9:41 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Transition Policy Area - Please keep the policy in place.

As a resident in the transition area since 2003, we do not support the proposed changes to the
transition plan for the following reasons....
 Citizen input over the past two years has been in favor of controlling Loudoun’s
overdevelopment; this plan does not do that.
 The eastern part of the county is underserved by parks and trails; land exists in the Transition
Policy Area which should be reserved for parks and open space; this plan does not do that.
 Strategic Plans cannot be driven by unconstrained housing demand. They should prioritize
needs of residents first (roads, schools, parks, taxes, green infrastructure, quality of life) and
then plan housing volumes based on these constraints). This plan does not do that.
 Loudoun’s growth rate has averaged above 5% annually from 2000-2017, versus an overall
growth in the DC Metro Area of 1.5%. (Population, housing, and student enrollment). We need
to slow down and catch our breath. This plan does not do that.
 Loudoun’s operating budgets have been growing 10% a year since 1990, reflecting that each
new house requires more in services than the tax revenue generated.
 There are already 52,000 housing units either in the pipeline or permitted by current zoning but
not yet approved, which means the county can accommodate about 150,000 new residents
without adding ANY units to the existing plan.
Sincerely,
Joan W. Kickert
Resident - Little River Estates off Watson Road
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Stosh Kowalski <stoshk68@gmail.com>
Thursday, November 8, 2018 9:19 AM
DEPT-PZ-PLANNING_COMMISSION
Buffington, Tony
[EXTERNAL] 08 November Planning Commission Meeting

Good morning I attended the Planning Commission meeting last night in Leesburg, and would like to input some observations
and comments.
I must say at first I was very concerned about all the realtors, attorneys and developers pushing for more
housing, because obviously they all stand to benefit personally from it. Then I realized every one of them was
only pushing for more "affordable and attainable housing". That phrase was used so much last night it could
have been a drinking game. However, affordable and attainable was the ONLY type of housing all these groups
were pushing for. It quickly became clear to me these groups, not mentioning any other type of housing, were
advocating the Planning Committee to amend the Plan to only build more affordable and attainable housing,
and add verbiage to prevent any more homes above the County's median home price be built. I applaud their
willingness to give up profits and commissions to fight for "the little guy", and look forward to seeing this
verbiage in the next draft.
Incidentally, as I stood in the back of the room and later in the lobby listening to these folks chat and even
speaking with a few, at least one person came from Arlington and another from somewhere unspecified out of
the area, diluting the great show of support these advocates made when having all their "local supporters" in the
audience stand.
While I do dismiss professional groups and lobbyists there for the sole reason of increasing profits, I certainly
respect the individual homeowners who advocated for rezoning of their neighborhoods. If they and a majority
of their neighbors truly wish to be rezoned and developed, it should be strongly considered, as that's what
citizen input is all about. I was also impressed with the Coalition of Loudoun Towns (COLT) suggestion that
there were areas out there which already have the infrastructure in place AND space for additional
development. While their suggestion is understandably self-serving, it's also very fiscally prudent and would
likely save the County hundreds of millions in construction costs.
Finally, I wish to comment on the manner in which the revising of the Plan came about. I do my best to stay up
on local, county and state issues affecting our area, and the 20,000-home addition seemed to come out of
nowhere. I could dismiss it as just me missing a news release, but the large numbers of people bringing it up on
social media seem to back me up that there was none. Respectfully, the way these numbers were added gives a
poor optic to your business practices. The Planning Commission must be aware this addition would cause
concern, and in the interest of transparency could have had the County provide a release of the major changes to
the next draft. However, the current situation - backed up by the various professional organization testimonials
at the meeting last night - has given rise and energy to discussion on the web that the 20,000 additional homes
were "slipped in" at the last minute at the behest of developers and real estate agents, with the public input from
previous Envision Loudoun planning sessions disregarded in favor of profit, and all the developers thanking the
Planning Committee for their forward thinking last night didn't do anything to dispel that rumor. As a former
senior military leader, I can tell you from experience that transparency and communication are key to getting
public support for measures; even unpopular measures can be accepted if you only take the time to explain why
you're doing them and don't ambush people with them. I encourage the Planning Commission and County to
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work to increase communication and transparency with the public, because frankly right now it doesn't look
very effective, at least regarding this draft of the Plan.
Thank you for your time and attention.
Stosh Kowalski
Purcellville Resident
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Bryan, Nancy
From:
Sent:
To:
Subject:

Frank Krajcirovic <fkrajcirovic@hotmail.com>
Monday, November 12, 2018 8:44 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Francis Krajcirovic
35931 Clover Terrace
Round Hill, VA 20141
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Bryan, Nancy
From:
Sent:
To:
Subject:

Kvan <kpup9@yahoo.com>
Monday, November 5, 2018 11:51 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Transition Policy Area - Do not increase density!

The increased COMPACT density is not good for our area and the TPA. Personally, I very concerned about
ZONE 12.
Thanks,
-Aldie Resident
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Bryan, Nancy
From:
Sent:
To:
Subject:

Devin Laney <devin.laney@gmail.com>
Monday, November 5, 2018 6:09 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Feedback on transition policy area

My name is Devin Laney. I live at 24244 Knollbrook Place, Aldie VA. I am writing in opposition to the draft
2040 Comprehesive Plan.
I am opposed to adding more westward suburban sprawl to Loudoun County and opposed to adding more
developmemt to the Transition Policy Area. The traffic is already absurd here and has gotten worse in the last
few years.
The encroaching suburbia means more light pollution. Being able to see stars at night is worth something for
quality of life.
Goshen Post Elementary School opened this year- at over 100% capacity and over projected enrollment
numbers. Feeder schools are still over capacity.
Willowsford built a new road (Trailhead) between 50 and Braddock, renaming a section of historic Lenah Rd
(Rt 600) to Trailhead and adding a ton of new home construction. This really messed up traffic at 600/50, and I
object to renaming the road to suit a developer's marketing strategy. Don't let Willowsford remake our Loudon
for their profit.
Traffic into and through Chantilly is terrible. It takes me an hour to go from Rt. 28 to Lenah via 50 during rush
hour and there are no good options. All the East-West roads are terrible. It's a terrible idea to add more
westward-sprawl in Loudoun County.
All the trees and greenery are being bulldozed. All the new sprawl development is turning rural Loudoun into a
stark wasteland of concrete and vinyl siding. Mandate that developers retain buffers of existing woodland
between roads and adjoining properties. We moved to Aldie as an accessible rural retreat. Bring us convenient
jobs and even quiet unpopulated datacenters- and hide them with forest buffers.
The construction going up isn't even high-quality. It's all lightweight stick-frame with composite siding. In 30
years it'll be decaying and have to be replaced. Loudoun will be in a constant state of noisy, dirty, ugly
construction and angry residents. Demand masonry, and be the envy of everyone else.
I'm damn opposed to building tract housing of any description west of Rt 15. I'm opposed to subdividing
properties to anything less than 15 acres west of Rt 15. Transition policy area residential lots shouldn't be any
less than 1 acre (legal description, not averaged acreage per subdivision), and there should still be open space
and conservation areas in addition to the 1 acre per lot minimum. Those lots and conservation areas should
have trees and buffer zones.
People who move to Loudoun want a quiet retreat- away from the kind of hectic and pretentious people who
want suburban sprawl. If you build it, they will come, and then Loudoun will just be another ugly barren noisy
crime-ridden suburban shithole like South Riding or Wheaton, MD. All the nice areas that remain in Fairfax
County have the things I'm demanding- trees and large lots. The nice parts of NW DC feature the same thingslots of trees and large lots (large for DC). Annapolis MD has- you got it, trees and large lots.
1

Citizen input over the past two years has been in favor of controlling Loudoun’s overdevelopment; this plan
does not do that.
The eastern part of the county is underserved by parks and trails; land exists in the Transition Policy Area which
should be reserved for parks and open space; this plan does not do that.
Strategic Plans cannot be driven by unconstrained housing demand. They should prioritize needs of residents
first (roads, schools, parks, taxes, green infrastructure, quality of life) and then plan housing volumes based on
these constraints). This plan does not do that.
Loudoun’s growth rate has averaged above 5% annually from 2000-2017, versus an overall growth in the DC
Metro Area of 1.5%. (Population, housing, and student enrollment). We need to slow down and catch our
breath. This plan does not do that.
Loudoun’s operating budgets have been growing 10% a year since 1990, reflecting that each new house
requires more in services than the tax revenue generated.
There are already 52,000 housing units either in the pipeline or permitted by current zoning but not yet
approved, which means the county can accommodate about 150,000 new residents without adding ANY units to
the existing plan.
Do what's right for Loudoun and Loudoun residents. Don't whore out Loudoun to commercialized
development;keep Loudoun a beautiful rural retreat.
-Devin
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Marie Lenko <marielenko@gmail.com>
Tuesday, November 6, 2018 2:10 PM
DEPT-PZ-PLANNING_COMMISSION
Randall, Phyllis; Higgins, Geary; Buffington, Tony; Buona, Ralph; Volpe, Suzanne; Meyer,
Ron; Letourneau, Matt; Saines, Koran; Umstattd, Kristen
[EXTERNAL] 2040 Comprehensive Plan

As a Western Loudoun County resident that has attended the Envision Loudoun workshops and
participated in online feedback, I'm truly disappointed with the draft Comprehensive Plan. In the
workshops that I attended, many residents voiced their concerns regarding too much development
and all of the negative impacts associated with that; however, it appears that no one is listening to
us.
How many times do we have to ask you to listen to current residents who don't want their quality of
life ruined by development, all under the guise of offering affordable housing choices? Enough is
enough! All of this development will turn us into another Fairfax County. If you are not going to
listen to us, stop wasting our time in asking for our feedback and pretending that it really matters.
Marie Lenko
Lovettsville, VA
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Bryan, Nancy
From:
Sent:
To:
Subject:

Lilly <lillymarion@aol.com>
Friday, November 9, 2018 7:03 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Transition area

Hi, I’m a Loudoun County resident and I live in Ashburn. Please do not increase the housing density in Loudoun County.
My kids have already have been redistricted because of overcrowding and I do not want them to be redistricted again.
It’s so hard for children to be separated from their friends and teachers and to have to become accustomed to an
entirely new school environment. Traffic is always a concern as well. A five mile bus ride use to take my daughter about
45 minutes. With overcrowded streets there is a bigger potential for traffic accidents, as well. I was in a serious car
accident, the other driver was at fault for not stopping at a stop sign, and I suffered injuries plus a totaled car. My
husband has been rear ended twice while waiting at a red light, resulting in another totaled car. These accidents
happened within our first three years of living in Ashburn. We’ve only lived here for four years. Plus, we love nature
and moved here for the tree lined, future Hal benson park, and trail environment that surrounds our neighborhood.
Land for parks and schools is more important than squeezing more townhomes in. We don’t have room for the kids at
schools and for the people on the roads, as is. Please support the well being of existing homeowners and do not change
the transition area. This is for a better future for our children! Thank you, Lilly Marion
23710 Heather Mews Road
Sent from my iPhone
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Bryan, Nancy
From:
Sent:
To:
Cc:

Subject:
Attachments:

Importance:

Bridge Littleton <blittleton@middleburgva.gov>
Thursday, November 1, 2018 4:50 PM
DEPT-PZ-PLANNING_COMMISSION
BOS-EMAILS; Hemstreet, Tim; Yudd, Charles; Young, Kenny; Galindo, Daniel; Ray,
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Fontaine; Scott Ramsey; Susan BerryHill ; Will Moore; Danny Davis; TeKrony, Laura;
Machayo, Bo; Buffington, Tony; Higgins, Geary; Meyer, Ron; Merrithew, John E.; Ray,
Alaina; matthewlca@gmail.com; matthew.clark@town.hamilton.va.us
[EXTERNAL] COLT Response and Comments to the Planning Commission in re
Loudoun 2040
COLT Comments SPA Redevelopment.pdf; Plan Comparison RGP-May Draft-Oct
Draft.pdf; COLT Letter for PC-Comments 11-1.pdf
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Loudoun County Planning Commissioners,
On behalf of the Coalition of Loudoun Towns (COLT) we are pleased to provide the attached comments to the
Loudoun 2040 Comprehensive Plan. Included is a cover letter, a comparison and assessment of the changes to the TPA
between the 3 plans: the RGP, the May draft and the most recent draft. Additionally we have provided our response to
task which you had given us on how we can achieve the needed residential housing through redevelopment and infill in
the SPA. We look forward to continuing the dialogue and will be presenting our views during the November 7th Public
Hearing.
Thank you for your consideration
COLT

Bridge Littleton
Mayor
Town of Middleburg
blittleton@middleburgva.gov
571‐276‐7730
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COLT: THE COALITION OF LOUDOUN TOWNS
Additional Comments on the Draft Loudoun 2040 Comprehensive Plan

The Coalition of Loudoun Towns urges County leaders to take a two step approach to future residential
development that both protects rural and transitional areas and provides for growth and affordable
housing in suburban areas. First, the County must stop the proposed expansion and densification of the
Transition Policy Area. As long as new greenfield sites are being opened up to new development,
developers will have no economic incentive to develop well-located sites in the Suburban Policy Area.
Second, the County must expand its affordable housing policies, removing exemptions for lot size and unit
count that allow many developments to bypass affordability provisions, and exemptions for large multifamily structures that would prevent dense residential developments in the suburban area from providing
affordable housing where it is needed most. Only with both of these changes in place can the County
return to its original focus of providing a range of housing in the east while protecting the rural west.
In a document dated September 5, 2018, the Town of Middleburg outlined its comments on Loudoun
County’s draft 2040 Comprehensive Plan, as well as suggested revisions that the Town believes would
enhance the protection of the County’s Rural Policy Area and the rural towns and landscapes that it
contains. Other Loudoun towns submitted similar documents. Still, the Coalition of Loudoun Towns
recognizes that Loudoun County is an attractive and well-located place to call home, and so growth
pressure, especially residential growth pressure, will continue to be a major force in the County’s future.
The Loudoun County Planning Commission questioned at its September 27th Work Session how future
residential demand could be accommodated without changing the Transition and Rural Policy Areas, and
how reinvestment in the Suburban Policy Area would affect affordable housing. This document is
intended to show that residential demand can be better met through infill and redevelopment in the
Suburban Policy area rather than through the densification of the Transition Policy Area or expansion of
the Transition Policy Area into the Rural Policy Area, and that such redevelopment is likely to produce
more affordable housing than Transition Area growth.

Expansion of the Transition Policy Area
The Coalition of Loudoun Towns remains strongly opposed to any expansion of the boundaries of the
Transition Policy Area westward into the Rural Policy Area. As proposed by the Draft Envision Loudoun
Comprehensive Plan, 988 acres currently under rural preservation use would be opened to transition area
development, permitting up to 988 residential units where just 49 units would be allowed under the
existing plan. The Coalition of Loudoun Towns feels that this change violates the original intent of the
Transition Policy Area and threatens the preservation goals of the Rural Policy Area. Public comment
during the planning process shows that Loudoun residents agree, with 80% of the residents expressing
their desire that the Transition Policy Area be protected, with no increase in density or numbers of already
approved homes. Residents of western Loudoun would like to see assurances from the County that the
Transition Policy Area will not simply be expanded to the west each time it nears buildout.
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Increased Density in the Transition Policy Area
In addition to expanding the Transition Policy Area westward into the Rural Policy Area, the Draft Envision
Loudoun Comprehensive Plan would increase Transition Area density beyond levels found in the existing
Revised General Plan and existing Zoning Ordinance. Density increases would include areas currently
planned for 3-acre residential lots reclassified to allow 1-acre lots, and the creation of Transition Village
Residential areas with residential densities of up to 4 units per acre. The Coalition of Loudoun Towns feels
that these are clearly suburban densities and not in keeping with the promise of the Transition Policy Area
as a “visual and spatial transition between the Suburban Policy Area to the east and the Rural Policy Area
to the west” (Loudoun County Revised General Plan 2001 – Chapter 8).
While the below examples prove that suburban infill and redevelopment can deliver large numbers of
new dwelling units while using less land and taking advantage of existing infrastructure, the County’s
Suburban Area infill and redevelopment sites will not see growth as long as easy to build greenfield sites
in the Transition and Rural Policy Areas are being opened up to new development.

Suburban Infill and Redevelopment
Future residential growth in the County is likely inevitable but must not come at the expense of the open
spaces and rural land uses that make western Loudoun the desirable place that it is. The Coalition of
Loudoun Towns encourages the County to make infill and redevelopment of the Suburban Policy area its
dominant focus in the future growth of the County.
Prime areas for redevelopment are found throughout the Suburban Policy Area, allowing growth in or
near existing employment areas, where transportation infrastructure already exists, and where utility
services are already in place. Redevelopment of existing light industrial and flex space, as well as suburban
office parks and older, low density multi-family developments, can allow low density automobile-oriented
uses to be recreated as walkable, mixed-use developments that are now in market demand.

Example Suburban Redevelopment Site
This document presents an example redevelopment site in the Suburban Policy Area as an example of the
scale and style, as well as the residential and commercial yield, of potential redevelopment.
The example site presented here is located near Sterling and bounded on its south edge by Woodland
Road, with its west edge near Atlantic Boulevard, its north edge near Maries Road, and its east edge near
Cascades Parkway. The site is currently home to a variety of small light-industry uses including automotive
services, suppliers of building materials, and contractor yards. All buildings are single-story, most of
warehouse design and construction, with ample parking and outdoor storage. Despite its aging, lowdensity development, this site has proximity to employment centers, shopping areas, parks, schools, and
major transportation corridors including Route 7 (Harry Byrd Highway) and Route 28 (Sully Road).
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This document presents two possible scenarios for the redevelopment of the 54-acre light industry/flex
space example parcel located along Woodland Road near Sterling. Both scenarios are based on Place
Types identified by the Draft Envision Loudoun Comprehensive Plan and offer a chance to create dense
residential development with or without included commercial space. Both examples also involve the
County’s required or bonus provisions for increasing project density in return for including affordable
housing units in the development plan, meeting a major need in Loudoun for low cost housing options.
With a prime location near nodes of the newly drafted Urban Policy Area, this site has the potential to be
much more than low density flex, service, and industrial space.

Redevelopment Scenario A
Scenario A is based on the Draft Envision Loudoun Comprehensive Plan’s Suburban Compact
Neighborhood place type, a design allowing relatively high densities of single-family or multi-family
residential for suburban infill locations. In addition to high residential density, Compact Neighborhoods
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should have sidewalks and trails to encourage pedestrian activity, connect at multiple points to adjacent
developments and street networks, and be built around short blocks with buildings located close to the
street.
Suburban Compact Neighborhood
Place Type Summary
Place Type
Residential Density
Non-residential density
Building height
Required open space
Land Use mix

Suburban Compact Neighborhood
8-24 units per acre
Up to 1.0 FAR
Up to 4 floors
10%
90-100% residential; 0-10% non-residential

Using the Suburban Compact Neighborhood Place Type this 54-acre example development can yield up
to 1,304 multi-family residential units at the base Comprehensive Plan density of 24 units per acre before
affordable unit adjustments, while reserving 5.43-acres as permanent open space, all in very close
proximity to Dulles airport, major shopping, schools, parks, and transportation.
As required by the County of all developments over 50 units not otherwise exempt, a 10% increase over
the planned density in exchange for 6.25% affordable housing units would yield 1,434 residential units, of
which 93 units would be designated for low- and moderate-income renters or purchasers.
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At the option of the developer a 20% bonus density is also possible that would increase density by 20% to
28.8 units per acre and allow 1,565 total residential units, of which 196 (or 12.5%) would be designated
affordable units.
Development Summary
Scenario A

Site acres
Land Use Mix
Reserved Open Space acres

54.34
100% Residential
5.43
Base Density

Base Residential Density
Base Yield

24 units per acre
1,304 units

Mandatory 10% density increase for affordable housing
Revised Residential Density
Residential Yield
Affordable Units
Percent Affordable Units

26.4 units per acre
1,434 units
93
6.25%

Optional 20% density bonus for affordable housing
Revised Residential Density
Residential Yield
Affordable Units
Percent Affordable Units

28.8 units per acre
1,565 units
196
12.5%

Redevelopment Scenario B
Scenario B is based on the Draft Envision Loudoun Comprehensive Plan’s Suburban Town Center place
type, a design allowing a mix of uses including high density residential, commercial, and public/civic uses.
Town Centers are intended to be both full-services places in which residents can live, work, and shop, as
well as destinations for nearby residents, shoppers, and commuting employees. In addition to multifamily residential, the site would include commercial space in the form of retail, office, entertainments,
or other uses, as well as a commercial or civic component that may include government offices or other
public uses. The Town Center should be pedestrian-oriented, with ample sidewalks and crosswalks, and
arranged around an identifiable center such as a park or public plaza.
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Suburban Town Center
Place Type Summary
Place Type
Residential Density
Non-residential density
Building height
Required open space
Land Use mix

Suburban Town Center
8-24 units per acre
Up to 2.0 FAR
Up to 4 floors
10%
0-80% residential; 15-95% non-residential,
5%+ public/civic

Using the Suburban Town Center Place Type the 54-acre example site could still yield up to 1,304 multifamily residential units at the base Comprehensive Plan density, but a mixed-use program of up to 2.0 FAR
could also bring substantial commercial square footage serving both residents of the site and others in
surrounding areas. The site would still reserve 5.43-acres (or 10%) of total land as permanent open space.
While a vertically integrated mixed-use development of this scale would likely be exempt from any
requirement for affordable housing, optional bonus densities for affordable units would still be available,
with 10% and 20% bonus densities still yielding substantial numbers of affordable units. The difference
between Scenario A and Scenario B is the substantial commercial square footage available in Scenario B,
while losing none of the previous scenario’s residential units. This additional commercial, and civic, space
has the ability to create a meaningful development node in a desirable suburban location.
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Development Summary
Scenario B

Site Acres
Land Use Mix
Reserved Open Space acres

54.34
41% residential, 54% commercial, 5% civic
5.43
Base Density

Building Density
Building Square Feet
Land Use Mix
Residential Yield
Commercial Square Feet
Public/Civic Square Feet

2.0 FAR
4,734,362
41% residential, 54% commercial, 5% civic
1,304 units
2,541,644
236,718

Optional 10% density increase for affordable housing
Revised Density
Revised Building Square Feet
Land Use Mix
Residential Yield
Affordable Units
Percent Affordable Units
Commercial Square Feet
Public/Civic Square Feet

2.2 FAR
5,207,798
41% residential, 54% commercial, 5% civic
1,434 units
93
6.25%
2,796,408
260,390

Optional 20% density bonus for affordable housing
Revised Density
Revised Building Square Feet
Land Use Mix
Residential Yield
Affordable Units
Percent Affordable Units
Commercial Square Feet
Public/Civic Square Feet

2.4 FAR
5,681,235
41% residential, 54% commercial, 5% civic
1,565 units
196
12.5%
3,049,673
284,062

Other Sites with Redevelopment Potential
The example site presented here is just one of many sites in the Suburban Policy Area with potential to
be redeveloped into high-density residential or mixed-use to alleviate growth pressure on the Transition
and Rural Policy areas while locating development near existing transportation, shopping, services, parks,
utilities, and other suburban amenities. Prime locations for redevelopment will include well-located sites

Additional Middleburg Comments on Draft Loudoun Comprehensive Plan dated May 7, 2018

p.7

that are currently underbuilt as low-density light industrial uses, commercial flex space, suburban office
parks, or older low-density multi-family developments. A small selection of other potential sites includes:
Light Industrial and Flex Space Redevelopment Potential:
• Pleasant Valley Road (north of Route 50)
148 acres
• Bryant Court (east of Relocation Drive)
27 acres
• Acacia Lane (west of Moran Road)
26 acres
• Woodland Road (east of Atlantic Boulevard)
51 acres
• Cascades Parkway (south of Maries Road)
24 acres
• Nokes Boulevard (west of Cascades Parkway) 14 acres
• Maries Road (west of Cascades Parkway)
20 acres
• Shepard Road (east of Glen Drive)
34 acres
Suburban Office Redevelopment Potential:
• Carpenter Drive (west of Davis Drive)

18 acres

Residential Redevelopment Potential:
• Providence Village Drive
• Sterling Blvd. (south of Greenthorn Ave.)

26 acres
16 acres

These additional redevelopment sites total 404 acres, and at comparable residential densities to those
presented in the example site above would yield 9,696 residential units at base density, or as many as
11,635 units using affordable housing bonus densities.

Existing Affordable Housing Policies
Affordability of housing is a major issue in Loudoun County, and a major struggle for many County
residents. The County is authorized to conduct an affordable housing program under Virginia Code 15.22304 and has put some affordability measures into place, including both required and optional elements.
Multi-family projects that propose over 50 residential units have their allowable density increased by 10%
and must in-turn provide 6.25% of total units as affordable housing units that meet certain income criteria
for renters or buyers. Option provisions allow interested developers to increase allowable density by 20%
in exchange for 12.5% affordable units. Single family projects are also subject to a required 20% increase
in exchange for 12.5% affordable units.

Affordable Housing in the Transition Policy Area
In its current structure, the County’s affordability program has several exemptions. In addition to
exempting any multifamily structure of 4 or more floors that features an elevator, single family detached
dwellings with lots 40,000 square feet or larger are exempt from any affordability requirement, as are
properties zoned R-1, CR-1, TR-1, or JLMA-1.
With most development in the Transition Policy Area planned for densities of 1 unit per acre or greater
even under the proposed densification of these areas in the Draft 2040 Comprehensive Plan, most
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Transition Area development would be exempt from any requirement to provide affordable units.
Because of this exemption the expanded Transition Policy Area development proposed by the Draft
Comprehensive Plan will produce little to no new affordable housing. Multi-family redevelopment in the
Suburban Policy Area would produce significant affordable housing and likely maximize bonus densities.

Revisions to Affordable Housing Policies
Loudoun County must consider revisions to its affordable housing policies that reduce exemptions and
ultimately provide more affordable units for low and middle-income County residents. Affordable housing
program revisions should include:
•
•
•
•
•
•

Apply affordable housing provisions to all developments of 25 or more units, down from the
current limit of 50 or more units.
Reduce the affordable housing exemption for large lot development from lots greater than 40,000
square feet to lots greater than 25,000 square feet.
Remove the affordable housing exemption for 4+ story multi-family with elevators so that all
multi-family development must provide for affordable housing.
Expand the cash-in-lieu option to include single family attached and multi-family residential,
investing these funds in the actual construction of affordable units in the suburban area.
Increase the maximum required density bonus for affordable housing from 10% to 20%.
Increase the maximum optional density bonus from 20% to 50% for appropriate sites.

These changes will help to ensure the creation of new affordable housing in appropriate locations within
the Suburban Policy Area and create an environment where infill and redevelopment projects are
economically attractive to a wider range of housing developers.

Conclusion
While Loudoun County will continue to see strong demand for new housing, the Coalition of Loudoun
Towns opposes any change to the County’s Comprehensive Plan that would satisfy this demand by
expanding the boundaries of, or adding density to, the Transitional Policy Area. Instead the County should
focus on residential growth through the redevelopment of strategic sites in the Suburban Policy Area,
including low-density suburban office parks, older low-density multi-family residential, light industrial
business parks, and other underutilized lands.
The 54-acre example site included in this document shows that such a site can yield up to 1,565 residential
units, along with the possibility of collocated office or other commercial space. This is a far more efficient
use of County lands and protects the original intent of the Transition and Rural Policy Areas.
In addition, the County must recognize that under existing policies proposed new development in the
Transition Policy Area would add little or no new affordable housing to the County. County leaders should
both stop the proposed expansion and densification of the Transition Policy Area, and revise affordable
housing policies to make suburban area infill more economically attractive for developers and a stronger
driver of new affordable housing for the County. Only with both of these changes in place can the County
return to its original focus of providing a range of housing in the east while protecting the rural west.
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COLT: Coalition of Loudoun Towns
11/1/2018

Loudoun County Planning Commission,
The Coalition of Loudoun Towns (COLT) is pleased to submit the attached comments on new
redevelopment options and to the October Draft of the Loudoun County Comprehensive Plan. As was
discussed during the joint meeting in September, COLT continues to be concerned with the expanded
and unconstrained development in the plan and overall weakening of the protection for the Transition
Policy Area and the Rural Policy Area. This is a serious area of concern for our communities.
During the joint meeting, COLT recommended to the county that it could meet its unconstrained
housing needs estimates through redevelopment and infill in the Suburban Policy Area. There was
considerable push back on this approach as the Planning Commission preferred expansion of growth into
the TPA and we were challenged with recommending alternatives to meet those planned housing needs
through redevelopment and infill within the Suburban Policy Area.
COLT has taken this challenge head on and developed the attached framework as a creative
approach to addressing the growth without degrading or expanding any development into the TPA while bringing revitalization to areas of the SPA without displacing existing housing. The option we have
provided, if adopted, would result in the additional 8,000-10,000 dwelling units called for in the
unconstrained estimate, all within the Suburban Policy Area.
Additionally, we are very troubled with the October draft plan’s treatment of the TPA and the
removal of its permeance as a buffer zone between the Rural Policy Area and the Suburban Policy Area.
We feel strongly, as do 80% of county citizens, that this sets the county on the wrong long-term
development path and jeopardizes many of the unique features of the county which make it the special
place it is. To highlight these issues, we are providing an assessment of the substantive and detrimental
changes between the current Revised General Plan, the May Draft and the most recent October Draft.
We look forward to discussing our communities growing concerns with the latest draft and our
solutions at the November 7th Public Hearing.
Sincerely,
Mayor Fraser – Purcellville, Mayor Burk – Leesburg, Mayor Ramsey - Round Hill,
Mayor Vance – Hillsboro, Mayor Simpson – Hamilton, Mayor Fontaine – Lovettsville,
Mayor Littleton – Middleburg
Cc:
Loudoun County Board of Supervisors
County Administrator Tim Hemstreet
Deputy County Administrator Charles Yudd
Loudoun County Planning Staff

COLT: THE COALITION OF LOUDOUN TOWNS
Comparison of Comprehensive Plan Elements - Transition Policy Area

Having followed the evolution of this project to revise Loudoun County’s Comprehensive Plan from the
existing Revised General Plan to a May 2018 draft of the Loudoun 2040 Comprehensive Plan to the most
recent October 2018 draft of the Loudoun 2040 Comprehensive Plan, the Coalition of Loudoun Towns
(COLT) has undertaken a comparison of some of the plan elements that revise the Transition Policy Area.
COLT finds that enormous changes are being proposed to the Transition Policy Area, changes that are an
affront to the original intent of the TPA and that would completely reframe what was originally planned
as a permanent transition zone between suburban and rural use to an extension of the Suburban Policy
Area and a new frontier for developers of suburban housing.
The enormous changes to the TPA violate the expressed desires of the residents of Loudoun County that
growth not be allowed to march westward, and that open space and rural landscapes be preserved. In
all, nearly 80% of 13,000 comments received during the planning process advocated for such preservation,
the highest support among all policy statements.

General Vision
The Planning Policy Areas found in the existing Revised General Plan describe distinct areas of
development and a strong stand against revising or merging these distinct development patterns. The
Suburban Policy Area was to be the future of growth in Loudoun County, while the Rural Policy Area (along
with the Towns) would be protected from any but the lowest density development and remain open and
agricultural. The Transition Policy Area described by the existing Revised General Plan is a true area of
transition, marking a spatial, visual, and development pattern transition between the Rural and Suburban
Policy Areas and incorporating design elements of both of these zones. Most importantly, the Revised
General Plan expresses a “long-term commitment to maintaining Distinct Suburban, Transition, Rural, and
Town Policy Areas”. The Rural and Transition Policy Areas described in the Revised General Plan are
distinct, permanent, and unchangeable features of Loudoun County.
The Loudoun 2040 Comprehensive Plan begins with a vision based on high levels of growth, and on the
assumption that growth will continue and must be accommodated. While the introduction of the Urban
Policy Area and general goals for the redevelopment and infill of the Suburban Policy Area are mentioned
as a way to accommodate this growth, the Land Use chapter section on Priority Areas for New Growth
and Development also begins to set the stage for changes to the established Transition Policy Area by
advocating for “areas of greater intensity taking on traditional village forms”.
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Transition Policy Area
The Revised General Plan explains that The Transition Policy Area is a permanently defined policy area
providing:
“a visual and spatial transition between the suburban development in the east and rural
development in the west. The Transition Policy Area will be developed as a unique and innovative
blend of rural and suburban development features that fully integrate the elements of the Green
Infrastructure and establish natural open spaces as a predominant visual element and
enhancement to the area’s river and stream corridors.”
While the Transition Area is made up of several sub-areas with different requirements, residential
densities are specified at between 1 unit per 3 acres and 1 unit per acre. Importantly, these low residential
densities are combined with the requirement not just for open space, but for natural open space that
mimics that rural landscapes of western Loudoun.
The changing nature of the Transition Policy Area in the Loudoun 2040 Comprehensive Plan draft calls
into question the County’s long-term commitment to the TPA and rural areas to the west. While the
Revised General Plan called the TPA a “permanently defined” policy area, the draft 2040 Comprehensive
Plan revises the TPA and removes any reference to the permanence of this zone.
The Loudoun 2040 Comprehensive Plan makes major changes to the definition of the Transition Policy
Area. These changes downplay the concept of the area as an actual transition between the suburban east
and rural west. In fact, while the TPA was still characterized as a “visual and spatial transition” in the May
2018 draft of the Comprehensive Plan, the October 2018 draft forgoes the word “transition” entirely,
calling only for the TPA to display a “distinct development pattern”.
In another change, while the Revised General Plan called for natural open spaces that reflected nearby
rural areas, the TPA is introduced in the 2040 Comprehensive Plan as a zone providing “expansive open
space with recreational opportunities”. This change means that even in its open space the new Transition
Policy Area would exhibit suburban rather than rural characteristics.

TPA Place Types
While the Revised General Plan imagined TPA densities between 1 unit per 3 acres and 1 unit per acre
depending on location within the Transition Policy Area, the 2040 draft introduces the concept of Place
Types, several of which imagine densities well beyond the TPA’s characterization by the Revised General
Plan, or even the stated policies found elsewhere in the 2040 draft.
The May 2018 draft of the 2040 Comprehensive Plan proposed a Transition Village place type as the
maximum density of the Transition Policy Area. This place type included residential uses at densities up
to 4 units per acre.
The October 2018 draft advances the densification of the TPA even farther, including two new places
types, Transition Compact Neighborhood and Transition Community Center, that would allow residential
uses at densities of up to 8 units per acre.
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TPA and Transportation
The densification of the Transition Policy Area, with Place Types found in the October 2018 draft of the
2040 Comprehensive Plan calling for residential densities up to 8 units per acre, does not fit with this
draft’s own characterization of transportation conditions in this zone:
“The lower intensity development in the TPA has been accommodated for the most part by the
existing road network. However, the current road network offers limited capacity and few links to
major thoroughfares.”
While proposing dense new residential development, the 2040 draft also establishes Development
Principles that include the command that “new development will be directed where essential services and
infrastructure are in place or planned”. This is in no way a description of Loudoun’s Transition Policy Area
and should more correctly by a principle for the Urban and Suburban Policy Areas.

Policies, Strategies and Actions
TPA Policy 1
The October 2018 draft of the 2040 Comprehensive Plan calls for land uses that feature distinct
visual character, extensive natural open space, and low-profile construction. This policy entirely
omits the concept of transition between suburban and rural areas of the County that is a central
feature of the Revised General Plan and the earlier May 2018 draft of the 2040 Comprehensive
Plan.
TPA Policy 1 does return the mention of natural open space that had been omitted from the May
draft, a welcome revision. However, the remainder of the draft continues to refer to usable
recreational space in the TPA rather than natural open space that is more in keeping with nearby
rural landscapes.
Finally, Policy 1’s recommendation of “low-profile construction to minimize visual intrusion into
the natural environment” is out of touch with the October 2018 draft’s recommendation of
residential uses at up to 3 stories in height and densities up to 8 units per acre. While the May
draft called for densities only up to 4 units per acre, this low-profile visual concept is likely still
unattainable.
TPA Policy 2
Under both drafts of the 2040 Comprehensive Plan this policy calls for “safe and accessible parks
and recreation opportunities that provide diverse activities for all ages, interests, and abilities”.
While recreation is surely a good thing, this policy departs from the original characterization of
TPA open space as natural, passive, and visual rather than usable parks and playing fields that are
more closely associated with suburban residential developments. While the Revised General Plan
does mention recreation, it is clearly secondary to the natural spaces that provide transition
between suburban uses and the rural and agricultural spaces in the County’s west.
TPA Policy 3
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Policy 3 is an addition to the October 2018 draft of the 2040 Comprehensive Plan and is not seen
in the earlier May draft or certainly in the Revised General Plan. This Policy states:
“Target specific areas of the TPA for higher density residential and mixed use development
that create affordable and diverse housing opportunities in compact communities
recalling the historic pattern of villages and towns in Loudoun.”
While the Coalition of Loudoun Towns is entirely opposed to the expansion and densification of
the Transition Policy Area, the insertion of this policy is the only clear and definitive statement
that such expansion and densification is the goal of this plan. This plan should be making multiple
statements of this type throughout.
TPA Policy 4
This Policy calls for non-residential development that is compatible with desired development
patterns and the character of the TPA. While this is a laudable goal, it should be made clear that
this character refers to the revised character of the TPA as proposed by the draft 2040
Comprehensive Plan, not the original intent and character of the TPA. The TPA as established by
the Revised General Plan calls for non-residential uses that:
“represent an appropriate transition from suburban to rural land uses, such as golf
courses, active recreation uses, kennels, nurseries and similar commercial uses, public and
private schools and other compatible institutional uses.” Along with uses that “support
residential development, such as schools, churches, small scale commercial retail” to be
located in village centers.
The Place Types included in the October 2018 draft of the Loudoun 2040 Comprehensive Plan
would encourage a much wider variety of commercial uses in the TPA, including buildings with
densities of up to 0.6 FAR and three stories in height, as well as a significant light industrial zones.

Mapping the Transition Policy Area
The remapping of the Transition Policy Area by the 2040 Comprehensive Plan represents a massive
expansion of suburban development into the previously protected TPA, as well as the expansion of the
TPA westward into the Rural Policy Area.
The revised Transition Policy Area proposed by the May draft of the 2040 Comprehensive Plan expands
the boundary of the TPA as mapped by the Revised General Plan. This expansion includes land in the
vicinity of the Dulles Greenway and Evergreen Mills Road near Leesburg. The October 2018 draft expands
the Transition Policy Area even farther, adding Rural Area parcels in the vicinity of Evergreen Mills Road
and Red Hill Road.
The land use mapping of the draft 2040 Comprehensive Plan also introduces new uses and densities to
the Transition Policy Area. A large zone of Light Industrial use is established in the northern TPA near the
Dulles Greenway, while increased residential densities are spread throughout.
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The May 2018 draft establishes several small commercial centers, and village centers near Evergreen Mills
Road and Route 50. This draft also introduces Transition Small Lot neighborhoods in several locations,
allowing residential densities of up to 1 unit per acre.
The October 2018 draft represents an enormous expansion of residential densities in the TPA. This new
draft converts almost all previously-drafted Small Lot residential (at up to 1 unit per acre) to Compact
Neighborhood residential, which calls for a minimum residential density of 4 units per acre and a
maximum density of 8 units per acre.
The October 2018 mapping also repurposes large areas south of Braddock Road near Gum Spring Road,
Bull Run Post Office Road, and Auburn Farm Road that had been planned for large lot residential uses
under the May 2018 draft with densities of up to 1 unit per 3 acres. These areas are now planned for the
same Compact Neighborhood residential, with minimum residential densities of 4 units per acre and
maximum densities of 8 units per acre.
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Cooley
Colleen P. Gil lis
+1 703 456 8114
cgillis@cooley.com

November 9, 2018
The Honorable Cliff Keirce, Chair, Loudoun County Planning Commission
1 Harrison Street, SE
Leesburg, Virginia 20176
Re: Recommended Heights of Non-Residential Buildings in Loudoun 2040
Dear Chairman Keirce:
write on behalf of the Peterson Companies, who as you know, owns hundreds of acres throughout the
County and has been one of the region's most prolific non-residential and mixed-use developers.
The Peterson Companies has followed the drafting of the Loudoun 2040 plan with interest and has been
largely satisfied with the plan designations applied to its projects across the County, including those
pertaining to Commonwealth Center at the intersection of Route 7 and Loudoun County Parkway, at its
Avonlea/ Bryant project at the intersection of Route 50 and Loudoun County Parkway and at its Compass
Creek project near the Leesburg Airport. The first two properties are designated for Suburban Mixed-Use
and the latter is designated for Leesburg JLMA Employment under the October 23, 2018 draft Loudoun
2040 plan.
Both the Suburban Mixed-Use and the Leesburg JLMA Employment place types recommend a maximum
FAR of 1.0 but limit a property owner's ability to achieve even this density by capping the height of buildings
to 5 stories in Suburban Mixed-Use and only 4 stories in Leesburg JLMA Employment. We would strongly
recommend increasing the maximum building heights in both place types to at least 6 stories so as to allow
a property owner to achieve the vision otherwise set out in these two place types. We would also urge the
Planning Commission to increase the maximum FAR in the Leesburg JLMA Employment designation so
as to allow for non-residential densities that are consistent with what is presently permitted by special
exception in the zoning ordinance.
I n a mixed-use environment such as the one contemplated in the Suburban Mixed-Use place type, vertical
integration of uses and the use of podium parking are tools often used to achieve a vibrant experience for
the employee, resident or shopper. It becomes quite difficult to efficiently implement either podium parking
or vertical integration while staying under the five story cap and we would recommend increasing the
maximum building heights to at least six stories.
Specifically with regard to Compass Creek and the Leesburg JLMA Employment place type
recommendations, you likely heard that Microsoft recently acquired 333 acres at this PD-IP and PD-CCSC project. Per the Loudoun County Zoning Ordinance, buildings within the PD-IP district may be
constructed to 60 feet by complying with ordinance setbacks and built to taller heights, provided that the
buildings are set back further from property lines. Buildings in the PD-CC-SC district may be constructed
to heights of 100 feet. Put another way, the ordinance would permit buildings in the PD-IP district to be 56 stories tall and buildings in the PD-CC-SC district to be 8-10 stories tall.
We have recently begun the process of building out Compass Creek and we hope to accelerate building
construction and project build-out over the coming years. Further, while neither Cooley nor Peterson
Cooley LLP One Freedom Square Reston Town Center 11951 Freedom Drive Reston, VA 20190-5640
l: (703)456-8000 t:(703)456-8100 cooley.com
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Companies represent Microsoft, MicrosofYs future intentions with its recently-acquired 333 acres are not
yet public and they may want flexibility to modify the entitlements and building heights as approved with the
Crosstrail rezoning without facing issues of plan non-conformance. As a result, we would strongly
encourage you to increase the maximum building heights within the Leesburg JLMA Employment place
type.
Finally, we would also urge you to increase the permitted FAR in the Leesburg JLMA Employment place
type so as to permit densities that are currently permitted by the zoning ordinance in many of our
commercial zoning districts. For example, the PD-OP zoning district (which would appear at first blush to
be the preferred implementing zoning district) allows up to a 2.0 FAR. Increasing the maximum FAR within
the Loudoun 2040 plan would permit a rezoning to a higher non-residential density, provided that an
applicant were able to mitigate its impact. We think that this is consistent with the County's longstanding
policy of creating high-quality non-residential environments and would facilitate a deepening of the
commercial tax base.
We hope that this feedback is helpful and we hope that you take the steps necessary to make these tweaks
to improve the likelihood of successful development within these place types. As always, we stand ready
to help and to answer any questions that you might have about our letter or development at our projects.
Sincerely,

Gill s

Colleen
cc:

Taylor O. Chess, Peterson Companies
Paul Weinschenk, Peterson Companies
Steve Green, Peterson Companies
Jim Mertz, Peterson Companies
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jenna Alexander <jalexey13@mac.com>
Wednesday, November 7, 2018 10:20 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Oppose shrinking and developing the TPA

Dear Planning Commission
As I am not able to attend tonight in person, I am writing to voice my strong opposition to the destruction of the
Transition Policy Area as contemplated in the 2040 Comprehensive plan.
I greatly appreciate the inclusion of our rural schools remaining in towns and villages being included in the
comprehensive plan! As you know, our rural schools are threatened with closure every year because there isn’t
a clearly defined vision from the county or school board about the important role schools play in the rural
economy. The Heritage Commission said it well last year in their letter of support:
"Elementary school grounds serve as the nerve center for their villages and community activities. Families at such events patronize local businesses and
experience village life together as a community, just as residents have for generations. In turn, local businesses support school activities through in-kind donations
or direct funding. Abandoning these schools would profoundly affect the rural and tourism economies and erode one of Loudoun’s most treasured heritage
resources.”

It is critically important that the transition policy area remain an open, lightly developed, green buffer between
eastern and western Loudoun. If anything, its current configuration should be expanded. Changing the
development regulations for this region will allow development in the buffer area and eventually push
development into western Loudoun rather than focusing development on re-vitalization of the existing suburban
areas in the east. I do not support infill of more houses in any area. There is already a transportation and school
funding problem. Building out more residences in older neighborhoods does not improve quality of life, but
rather strains existing resources. The focus of development should be on improving and expanding places for
families and the community to play and gather, not on “city-building”.
I also want to very plainly state that I am opposed to Amazon HQ2 locating in Loudoun. Through the work
sessions and broad public opinion over the past several years the public has said over and over that they oppose
development and are seeking retention of open space and reduction of traffic. That project will create a high
demand for housing and exacerbate traffic. I don’t think bidding on something of this magnitude should even be
allowed without a vote by the BOS or the citizens — it is certainly not appropriate to welcome new costs in
exchange for tax breaks for an extremely wealthy company that will not contribute to our schools or roads. It’s
not even neighborly or community minded for Amazon to ask for these types of concessions.
Economic development goals need to be re-aligned with the citizen goals and priorities, which have been
clearly stated — preserve green space, stop all new development and focus on quality of life.
Thank you,
Jenna Alexander
Hamilton VA

1

Bryan, Nancy
From:
Sent:
To:
Subject:

Mollie Bailey <mbailey@coth.com>
Tuesday, November 6, 2018 10:11 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] concerns about the 2040 Loudoun Comprehensive Plan

Hi there,
I’m writing to express my concerns about the 2040 Loudoun Comprehensive Plan.
The current plan opens the door for more inappropriate development that will endanger our rural landscape and
heritage. Loudoun also cannot afford to pay the cost of the required additional services, road expansion and
traffic control, and new schools that come with the proposed level of increased growth. Furthermore, the county
depends on the income derived from the tourist industry of western Loudoun which would be jeopardized if the
landscape isn't properly protected. People don't visit Loudoun to see urban sprawl.
The current draft of the plan does not have enough protections for western Loudoun and it opens the Transition
Policy Area for more development, falsely claiming that it was always intended to be a waiting ground for more
growth rather than a buffer between the west and east. The new plan should protect western Loudoun, preserve
the Transition Policy Area, and focus growth around the new metro station stops in eastern Loudoun.
Thank you for your attention.
Best,
Mollie Bailey
Middleburg, VA resident

1

Bryan, Nancy
From:
Sent:
To:
Subject:

Steve Battiston <Steve@htiva.com>
Tuesday, November 6, 2018 12:46 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] November 7th Planning Commission Hearing Comments

To whom it may concern,
I am writing to you to express my deep concern for some of the proposed changes to the rural
districts in Loudoun County. We already have been regulated to death as far as any type of
development on OUR land. If you take away our cluster development option then the
conservation easements will have not value and no one, including myself, will be placing their
land in conservation anymore. Even the proposed design standards will affect the land
value. Builders will have to get their home plans approved by a third party, such as the Goose
Creek Historical society. I never thought I would live in a country, state or county where I have
to get approval from somebody else to build my own property! It is very easy to get behind
people who are waving the banner for keeping the County’s open space the way it is and
supposedly promoting agritourism, etc.. The reality of it that most of the people beating the
drum of less development already live in a house or a townhouse which was once a farm in
Loudoun County or some kind of open space. These people have their homes in their
neighborhoods with sidewalks and streetlamps and don’t want anyone else to infringe on their
way of life. They don’t realize the costs of maintaining a farm and the benefits of having the
ability to have cluster developments to preserve large pieces of the existing open space. If you
take away the cluster development or regulate the building process any further than it already
is regulated you will be destroying the ability to get any value out of the conservation
easements and will be destroying the ability to have a compromise of the open space as it sits
today. I implore you not to get caught up in taking away our rights as landowners.
Steve Battiston
steve@htiva.com
703‐906‐6035
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

Susan Bayat <bayat_susan@yahoo.com>
Wednesday, November 7, 2018 3:21 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] NO additional regulations for MDOD or Steep Slope Areas
Correspondence to Planning Commission (Draft Comprehensive Plan).pdf

Dear members of planning commission,
Please find enclosed our letter objecting additional regulations for the MDOD or steep slope areas under the
revised draft comprehensive plan.
Thank you,
Susan
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Michael Bonamassa <mgb20175@gmail.com>
Monday, November 19, 2018 9:16 AM
BOS; DEPT-PZ-PLANNING_COMMISSION
Lisa Marsh
[EXTERNAL] Strong opposition to proposed zoning changes to the TPA North part of
2040 Plan...

I would like to add my voice to the chorus of voices that are in opposition to proposed
zoning changes to TPA North that would change zoning from rural to light industrial. We
live in the Red Cedar development and we moved her because is has abundant open
space protection on the borders and is nestled in a rural area. These proposed changes
would place data centers on our northern border. Data centers bring very few jobs
(other than initial construction which is transitory) and are frankly not attractive
buildings and sites.
We would like to express our strong opposition to this rezoning and hope you will take
into consideration the views of long standing tax paying Loudoun residents.
Thanks - Mike Bonamassa & Lisa Marsh
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Bryan, Nancy
From:
Sent:
To:
Subject:

Tbbooth <tbbooth98@gmail.com>
Wednesday, November 7, 2018 11:39 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Envision Loudoun and Reaction

Sir/Madam:
I wanted to relay my stern disagreement with this proposed draft comprehensive plan. The vision presented by
Envision Loudoun is one to further develop eastern Loudoun county, removing restrictions formerly in place
that held at bay the overdevelopment of an area, and rezone the Transition Policy Area (TPA) via subcategories
into effectively a Suburban Policy Area (SPA). 20,000 new dwellings in an area already too crowded with
perhaps 1/3 of that number translate into a poorer quality of life that will result in increased commuting times
that are already marginally acceptable.
Specific points that are of issue:
1. Maintain current policy area zoning
2. No subcategorization of the TPA to create a suburban zone with attached-single family homes (aka
townhomes) and multi-use stores and dwellings and "villages". If that is what you want, move to the suburban
zone, urban zone, or village.
3. 20,000 new homes in the TPA is obscene - what is the timeline proposed for this?
4. Roadway improvements ahead of planned development. Expand the roadways first, then bring more people
in. It takes the same amount of time to drive from my office in Reston to Berryville, that it takes to drive from
Reston to Aldie, leaving at 1600. This plan will only make that situation worse.
5. Urban areas: if there must be more development, have it be in the urban areas, but only after improvements to
the roadways and traffic arteries are made. These urban areas are on the main thoroughfares for people further
west. I cannot metro to work, and am skeptical that those who would buy homes in the urban areas would also
work there.
6. Affordable housing: unforgivably, the home in Loudoun a county equate to “affordable housing” for
Northern Virginia.
In spite of feedback to the contrary from the populace, the Envision Loudoun plan smacks of enabling further
development (as if written by land developers themselves), increasing the population density throughout
Loudoun incongruent with infrastructure, and is wholly intent upon making a nearly untenable commuting
situation faced by the majority of Loudoun county residents who do not live and work within the county, that
much worse. Even the mechanism by which the Envision Loudoun open houses were held seem to deny the
opportunity for citizens to gain consensus amongst themselves. Whereas formerly there were large venues with
round tables at which residents sat and commiserated, and where I discovered that my neighbors throughout the
county shared similar concerns for further development, this final round of rushed feedback seems designed to
push through an agenda that is decidedly in favor not of the residents of the county, but the potential profits that
can be made for developers, further degrading that which makes this county a desirable place to live. There
were disparate rooms with limited to no seating, a 2 minute video loop promising the hopes of a future with an
urban zone, densely populated, the residents of which will live and work in the same area and not further
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congest already difficult traffic veins that the majority of Loudoun residents who do not live and work within
the county rely upon to travel to their jobs in Fairfax county and beyond.
The reason the majority of Virginians chose Loudoun county was that it offered less congested living space and
a lower cost than further east in Fairfax and Arlington counties. That is the reason the majority of people that I
know moved here: they could get more for their money, and were willing to drive a bit farther to work for that
peace and solace. The reason I moved to Brambleton originally in 2010 was for that very reason. I could buy a
new townhome for the same price that I could get a 30 year old 1st floor, 2 bedroom condominium in Fairfax
county, and after working 10 hours, I could drive home and enjoy relative peace, exempt from busy streets, and
get a respite from the world. After living in Crystal City for several years, I wanted to be able to drive and park
in front of the store that I needed to go into, without having to pay to park, or fear my car would be broken into
if I parked on the street. The appeal of walking to shopping and dining was not a benefit of where I lived, but a
necessity. It was the only option as driving anywhere from 630 to 930 or 1530 to 1900 was out of the question
(longer if there was any rain or snow). Driving to my gym on King Street, perhaps 5 miles away, took 30
minutes. Going to the grocery store involved parking under a building, much like the ones proposed in the
Urban area, validating my parking ticket to as not to pay $2 for the privilege of not carrying a cart full of
groceries a mile home. So, after saving my money, I moved west to have open spaces, air to breathe, and to
escape the city. Little did I realize at the time that the city would be close on my heels, with proposals to create
urban areas like the Mosaic district, Pentagon Row, and Reston Town Center and compromise the TPA.
In less than 5 years living in Brambleton, the casual drive down Waxpool to Loudoun County Parkway, and
Ryan Road, became more and more congested, taking more time. When my wife and I were engaged, we
decided we could not stay in Brambleton because the creation of such a volume of attached single family homes
and multi-dwelling units was outpacing the rate at which the roadways and infrastructure could keep up,
recreating the very conditions we sought to avoid as we started our lives together. The Brambleton area
transformed from vibrant and open to clustered and impassible at times.
So we bought a house in the Transition Policy Area in Willowsford, where we would have trees instead of
clearcut land to create new housing developments that resembled house farms, and hope that this slice of
Loudoun county would remain unscathed and serene. This new plan seeks ways to partition further and provide
land developers and home builders the opportunity to build more, creating a suburban area that Brambleton
once was, and creating conditions due to population density that make it necessary to have multiple Harris
Teeters within a 3 miles radius because it becomes simply too difficult to drive an extra mile to go the existing
store. When the difference of one mile is make or break on whether someone buys groceries in an area that is to
serve as a buffer to a rural zone, there is a problem.
This is what I fear will become of my home, my neighborhood, if this draft plan as written is enacted. Through
clever rebranding, the phrase "Transition Policy Area" held sacrosanct by those who reside in TPA, remains, but
in name only. A cursory read of the enormous 300+ page plan, that realistically few Loudoun residents are
likely to read thoroughly, will achieve some semblance of buy in from the citizenry. Ironically, the very
conditions that will worsen through passage of this plan is what prevents people from cracking open the novel
of the Envision Loudoun plan: after long hours sitting in gridlock on route 50, Old Ox, Braddock, Waxpool, or
Route 28, most people want to actually enjoy their homes and their families rather than tackle such a lengthy
document. Through "villages" and subcategories such as "small lot neighborhoods" and "light industrial" where
more datacenters can be built, development that will exceed the pace at which infrastructure to support it is
built, will result. New homes, new residents, and a longer commute will be what lay in store for all who will
still live in Loudoun, and work in Fairfax and Arlington counties, until they either make a compromise that an
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even longer commute is ok and move to Fauquier or Clarke counties, gain enough equity to move back east to
Fairfax or Arlington counties to not have commuting occupy 3+ hours of their day, or give up entirely on
Loudoun altogether.
I am a Federal employee and am inexorably tied to this area for as long as I wish to remain with that
work. There is no opportunity for me, ever, to live AND work in Loudoun county. With each day that I have to
leave earlier to get to work at the same time (longer drive), or come home later and later, enjoying my home
only on the weekend, the benefits to living here lessen, and the very thing that appealed to my wife and I
coming here, becomes a distant memory as we acclimate to the new reality of our home becoming that which
we sought to avoid in the first place.
I do not intend this to be dramatic or the rantings of a malcontent, and I maintain faith in your leadership on the
Board of Supervisors to represent the interests that we have to stave off the inevitable and hold fast to the intent
of the community and area in which we live. This is where you live to have access to both the country and
conveniences, and serves as the buffer between the chaos of overdevelopment and the openness and simplicity
of the country.

The transition area must be maintained. Less stop lights, more roundabouts, no extension of Northstar south of
route 50 unless there is explicit buy in from Prince William count for equal development, no "town centers"
masked under the veil of being a "village", and please no more data centers in the transition area. Stop the
development madness and let us enjoy what we have while we can. My wife and I chose our home and
neighborhood because we could live out our lives here if need be and have woods we can enjoy in our
backyard.
For the first time since moving here, after attending the Envision Loudoun open house in Sterling this past
spring, I did the math on how soon we could consider selling this home and moving further west or east to enjoy
a better quality of life, because Loudoun county seems to be more inclined to acquiesce to the locust-like
behavior of home and commercial development, than those that reside in it.
My thanks for your time.
Trevor Booth
41060 Cloverwood Drive
Aldie, Va
Sent from my iPhone
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Bryan, Nancy
From:
Sent:
To:
Subject:

Rama Rao Botlagunta <ramaraocse@gmail.com>
Wednesday, November 7, 2018 8:12 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Regarding Comprehensive Plan

Dear Supervisors,
This is Rama Botlagunta, I live in Aldie Estates on Rt 50. I have concern Regarding Comprehensive
Plan and about 20,000 more homes east of Rt 15. If this is true, I have the following 3 concerns
about basic needs for the community.
1. Traffic: The Rt 50 is jam packed during commute hours and it hardly moves. The new
development add 30,000+ vehicles on the road for daily commute, and I can’t even imagine
the situation with the existing infrastructure. It would be great if the traffic situation gets
improved before any development.
2. Schools: Currently, we don’t have any elementary schools close by to our community. We
have to drive 5 to 7 miles to reach assigned elementary school (Goshen Post ES). Goshen
Post ES is brand new school, and it is already overcrowded with the 1000+ kids, which is more
than its capacity in the first year. There are 28 kids in my sons class room with one teacher.
We need schools badly in this Area. As I mentioned above, I can’t even imagine the situation
with 20,000 more families in this area. It would be great if you can address this situation before
any development.

3. Parks: There are hardly any public parks in this area.
Appreciate your help in this regards.
Sincerely,
Rama Botlagunta

1

Bryan, Nancy
From:
Sent:
To:
Subject:

Andrew Bristow <abristow@tollbrothers.com>
Monday, November 12, 2018 9:50 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Andrew Bristow
43214 Hattontown Woods Terrace
Ashburn VA 20148
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Brittingham, Rich <RBrittingham@Dewberry.com>
Wednesday, November 7, 2018 6:20 PM
DEPT-PZ-PLANNING_COMMISSION
Keirce, Clifford
[EXTERNAL] Envision Public Hearing - Beaverdam Property
Transition Area Land Bays Map.pdf; D. Transition Policy Area Land Bay Evaluation
11.20.2017.pdf; Evergreen Village Section 1, Exhibit.pdf; ENVISION Loudoun - Land Bay
B - Middle Goose SubArea - 2018_11-07.pdf

Members of the Planning Commission,
In lieu of attendance at this evenings Public Hearing, I respectfully submit the attached PDF's for your
consideration as you continue through the ENVISION Loudoun process. Attached is a formal letter outlining
our concerns of the 2017 evaluation of specific Transition Policy Area Land Bays which influenced the plan to
its current form tonight. Our discussion focuses primarily on Land Bay 'B in the August 2016 Land Bay Map,
but similar consideration should be given to all Land Bays within the Middle Goose Sub Area.
I thank you for your efforts serving our wonderful community and would be happy to discuss the attached
information further at your convenience.
Thank you.
Please note: This email was sent at 6:21 PM November 7th, prior to the formal closing of the Public Hearing.
Rich Brittingham, RLA
Senior Associate
Dewberry
1503 Edwards Ferry Road
Leesburg, VA 20176
703.840.1956

Visit Dewberry’s website at www.dewberry.com
If you’ve received this email even though it’s intended for someone else, then please delete the email, don’t share its
contents with others, and don’t read its attachments. Thank you.
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TRANSITION POLICY AREA LAND AREA
EVALUATION
MONDAY, NOVEMBER 20, 2017
Staff has completed and refined an evaluation of land bays with development potential within the Transition Policy Area
in order to better understand existing conditions and constraints, as well as evaluate land use recommendations for this
policy area during the land planning process, using the Place Types structure. The purpose of this exercise is to provide
the Envision Loudoun Stakeholders Committee with land planning options based on planning best practices and sensible
land use criteria in their decision-making process. This evaluation is structured using a quantitative scoring of each land
bay based on four (4) criteria in order to prioritize land areas that may be more suitable for future development. The
four (4) criteria are described as:
1. Transportation: access to and from planned and/or existing transportation networks
2. Environmental: environmental constraints (streams, floodplain, steep slopes, topography, etc.)
3. Compatibility: compatibility of increased density with existing development
4. Proximity: Location of potential development to supportive land uses (such as schools, parks, and significant
commercial shopping areas) generally within 2 miles
While some areas have access to transportation and are in close proximity to schools, it is recognized that certain
roadways and schools may lack the capacity to absorb the demand from additional residential development. Any
increase in residential density in these areas would likely necessitate transportation network improvements and capital
facility expenditures for new schools or expansion of existing schools. Additional libraries and other capital facility
expenditures might also be required. Therefore, this evaluation is not intended to be used in isolation and should be
viewed with an understanding and recognition of current capacity constraints.
The quantitative scoring led to a ‘Least Viable’ (lower score) or ‘Most Viable’ (higher score) recommendation for each
land bay. During this process some of the land bay areas were split due to unique characteristics and Area ‘H’ was
removed due to size and existing entitlements.
Land Bay Area Rankings
Criteria
Transportation
Environmental
Compatibility
Proximity
Total
Criteria
Transportation
Environmental
Compatibility
Proximity
Total

A1
2
1
1
1
5
H

(delete)

A2
0
0
0
1
1

A3
1
0
0
0
1

B
0
1
0
0
1

C
1
0
0
0
1

D
0
1
0
0
1

E
0
1
0
0
1

I1

I2

J

K1

K2

L

0
1
0
0
1

1
1
0
1
3

0
0
0
0
0

0
0
0
1
1

2
1
1
1
5

2
1
1
1
5

F1
2
1
1
0
4

F2
1
1
0
0
2

F3
1
1
1
1
4

M1* M2* M3*
1
1
1
1
4*

1
1
1
1
4*

1
1
1
1
4*

Q1
1
1
0
1
3

Q2
1
1
1
1
4

G
0
1
0
0
1

N

O

P

1
1
0
0
2

0
0
0
0
0

1
1
0
1
3

pg. 1
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*Note: While M1 – M3 scored high using the criteria, this area is has significant transportation constraints.
The existing transportation constraints include the lack of support by Fairfax County and Prince William
County to consider critical road widening on Braddock Road and the removal of the Bi-County Parkway (in
Prince William County). Staff recommends not placing additional residential density in M-1 – M3 due to
these significant constraints.
Evaluation Criteria Scoring
Transportation:
0 - No Plan / No Funding
1 - Plan / No Funding
2 - Plan / Funding
Environmental:
0 – Significant Constraints
1 – Some/Limited Constraints
Compatibility with Increased
Density:
0 - Not as Compatible
1 – More Compatible
Proximity to Services
0 – No
1 - Yes within 2 miles
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November 7, 2018
Mr. Cliff Keirce, Chairman
Loudoun County Planning Commission
1 Harrison Street SE
Leesburg, Virginia 20176
Dear Chairman Keirce,
On behalf of our client, Atlantic Holdings III, LLC, we are submitting comments regarding the draft density
proposed for Land Bay B (shown on the attached “Transition Area Land Bays Map” PDF) which is located
in the Middle Goose subarea of the Transition Policy Area, just west of the Beaverdam Reservoir. Last
November, specific properties were evaluated and ranked in the attachment “Transition Policy Area Land
Bay Evaluation” PDF. As the Planning Commission considers the current Draft Comprehensive Plan, we
felt it was appropriate to share a few concerns regarding the evaluation that was conducted for this land
bay.
The main points to highlight are these:
 The Transportation Score was incorrectly rated 0 and should be revised to 1.
o Land Bay B has excellent access to the transportation network through the 90’
Reservation of Right-of-Way that was proffer to Loudoun County as shown on the
“Evergreen Village Section 1, Exhibit” PDF in green.
o The reservation provides a valuable connection between Sycolin road and Ryan road.
o While not currently funded, this reservation could be constructed by a private party or
the county. No condemnation or eminent domain would be required.
 The Environmental Score was correctly recognized as a 1.
o There are no significant environmental constraints on the property.
o Land Bay B has direct access to public water and sewer.
 The Compatibility Score was incorrectly rated 0 and should be revised to 1.
o The land bay is bordered on three sides (north, west, south) with a residential planned
development and eastwards by suburban neighborhoods adjacent to the reservoir.
o All of these subdivisions have densities that far exceed the current 1 du / 10 acre plan
for Land Bay B.
 The Proximity Score was incorrectly rated 0 and should be revised to 1.
o 3.5 miles from the Ashburn Station metro
o 2.5 miles from Brambleton Town Center (grocery, movie theatre, library, gym,
numerous restaurants, cafés and retail establishments)
o 2.5 miles from Brambleton Middle
o 2 miles from Briar Woods HS
o 1.5 miles from Sycolin Creek Elementary
o 1.5 miles from Goose Creek Village (grocery, day care, six restaurants, gym, pharmacy
and other retail)
o 1 mile from Waxpool Elementary (Opening Fall of 2019)
o 1 mile from Academies of Loudoun
Based on these additional facts, the ranking of Land Bay B should be a 4, not a 1, and should be
considered “most viable” and “more suitable for future development”. Its current density and “large lot”
land use designation of 1 du / 10 acres is not consistent with these facts and we urge you to plan the

property for a density and place type that is appropriate, given its scoring. We are happy to discuss any of
these details with you further and would welcome your questions.
Thank you for your time and efforts serving the community.
Sincerely,

Rich Brittingham, RLA
Senior Associate
Dewberry
1503 Edwards Ferry Road
Leesburg, VA 20176
O: 703.840.1956

Attachment:
- Evergreen Village Section 1 (Highlighted Right of Way Reservation)
- Transition Area Land Bay Map - August 16th PC Meeting
- Transition Policy Area Land Area Evaluation – November 2017
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Bryan, Nancy
From:
Sent:
To:
Subject:

Susanna J Brown <susannah@netzero.net>
Friday, November 2, 2018 10:31 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Over development in Loudoun County

Hello,
I have recently become aware of plans for massive new development. I am co Verne’s about this for these
reasons. Instead of new development, we should be putting in walkways or bike paths and preserving our
beautiful open spaces.



Citizen input over the past two years has been in favor of controlling Loudoun’s overdevelopment; this
plan does not do that.
The eastern part of the county is underserved by parks and trails; land exists in the Transition Policy
Area which should be reserved for parks and open space; this plan does not do that.

Best,
Susanna Brown
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Owen Brown <owencbrown@yahoo.com>
Wednesday, November 7, 2018 3:56 PM
DEPT-PZ-PLANNING_COMMISSION
BOS; PurcellvilleTC@purcellvilleva.gov
[EXTERNAL] Fw: Planning Commission Public Hearing - 11/7/2018

Dear Commissioners,
I fully concur with Lydia Clark's recent email to you (copied below), and request the same. I additionally point out to you the lack of
any governance procedure or policy for the Purcellville JLMA areas (since the dissolution of PUGAMP), which is currently a grave
deficiency calling into question the how exactly thes identified areas are to be jointly managed . On the NCR, I have in the past week
made a request to Supervisors Buffington and Higgins the removal of this road from plat and deed on Wright Farm properties. That
email is also copied here.
Respectfully,
Owen Brown

Dear Commissioners,
I would like to take this opportunity to voice several concerns that I have regarding the Envision
Loudoun Draft. I cannot attend the public hearing this evening, but would like this email to be a part
of the record.
As a Purcellville resident, I have several concerns regarding the Transition Policy and Rural Policy
areas. I believe that the Planning Commission needs to hold strong on the original concept of both
areas and look very closely at the recommendations the Envision Loudoun team has brought forth. I
believe that opening any avenues, even just a little, will bring a push for high density development
westward.
I feel that the JLMA should be eliminated where development has already occurred and no further
build out could happen, such as where I live in Wright Farm, or Browns Farm to the south. I do not
agree that undeveloped parcels should be as small as .3 in the JLMA or that clusters solve these
problems. That would irreparably change the landscape in addition to putting a drain on water
resources.
I am also not sure I follow the annexation language in the document (2-124,2-125, 7-41) but know
that the Town and the County, along with the residents who are impacted must have a say in this
process and nothing should be done automatically or after a 5 year waiting period. Where is the
review? Where is the citizen input? If this is the case, then the JLMA should be eliminated all
together. Again, I may misunderstand the verbiage used and I may not be the only one.
I am also opposed to the Northern Collector Road (NCR) that is depicted on the Transportation Map,
p539. This option still comes very close to homes in the Wright Farm area and will only induce
development around it and next to it, including encouraging high density development of the Warner
property located on the northeast corner of the Purcellville Road and Hirst Road intersection and the
1

Kline property, located at the southwest corner of Berlin Turnpike and St. Francis Court. When
Wright Farm was approved by the County for homes, the rights of way should have been eliminated.
This is the time to make this right and remove any reference to the NCR. As it stands, VDOT has
concerns regarding St. Francis Court and visibility. I hope that as Planning Commissioners you will
help preserve this section of Purcellville and remove this 4 lane roadway that runs through a very low
density residential area.
I wholeheartedly agree with the Coalition of Town's recent letter that was sent regarding their
heightened concerns of the future; there is much more at stake than the document addresses for the
Western portion of the County.
I hope that you will strongly reconsider any further intense development to these areas, revisit the
JLMA and its' intent, as well as remove any reference to the Northern Collector Road.
Thank you for your dedication to serving our County.
Respectfully,
Lydia M. Clark
m. 732.309.2298
38111 Highland Farm Road
Purcellville, VA 20132
Catoctin District
Tony
It was good to see you at the Town Council meeting last week.
As you witnessed, there remains a great deal of fear, angst, and opposition to annexation in the
JLMA region surrounding Purcellville, In the Wright Farm community, this is especially true. As I
mentioned to you, one of the chief concerns remains the prospect of the construction of the Northern
Collector Road through Wright Farm. We fully understand the recommendations of the NCR study
(i.e. Alternatives 5 and 6). Irregardless of this study and any support for less intrusive alternatives,
these facts remain:
1)The NCR remains on the County Transportation Plan, with the original NCR route on plat and deed
running through Wright Farm properties
2)Warfield Court remains as a ready invitation for any developer on the Warner property to create a
defacto NCR via Wright Farm Drive
These conditions are unacceptable and will continue to inspire Wright Farm residents to strenuously
object to any proposed annexation and/or excessive development in the JLMA.
Four years ago, an online petition was created urging the BOS to eliminate the NCR from plat and
deed. See
https://www.gopetition.com/petitions/no-to-the-purcellville-northern-collector-road-in-wright-farm.html
This petition has 227 signatures.
2

It would be incredibly appreciated if you could help begin the process to remove the current NCR
alignment from the CTP, to include revision of the subdivision plat and deed and remove the
reservation of right of ways in Wright Farm, clearing the titles for homes located in Wright Farm (note
- this includes both section east and west of Route 287). With this alignment removed, there would
be no utility to Warfield Court. My understanding is the land on which this section of road exists is
county property. Allowing the Wright Farm HOA to purchase that land at a reasonable price would
enable the destruction of that section of road, which remains an ever present and ugly reminder of the
prospect of the destruction of the quality of life in the Wright Farm Community.
I understand you do not desire to completely remove the NCR from the CTP. Once again, what we
desire is to take those steps required to ensure no existing plan on paper has the NCR running
through Wright Farm in its current form.
Until the current NCR alignment is removed from the CTP and plat and deed, residents of Wright
Farm will continue to fear the prospect of a new road running through their yards. Concurrently, we
will never be able to have reasonable conversation regarding any proposed development in adjoining
JLMA properties.
All the best,
Owen Brown
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Bryan, Nancy
From:
Sent:
To:
Subject:

Nancy Browne <nkbrowne3@gmail.com>
Wednesday, November 7, 2018 6:15 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Plan

Dear Loudoun Planning Commission,
I'm very concerned about the draft 2040 plan. I'm especially concerned about the Rural Policy Area and that it
be robustly maintained as rural. It is a huge asset to the County.
It should be permanently in the County plan so that it can protect rural businesses and maintain rural based
tourism. Critically, it should be maintained to offset the impacts of the rapid over development in other parts of
the County.
Parts of the Rural Policy area are structurally delicate - the karst overlay is one such area that cannot support
more development. Other parts are biologically delicate and deserve our best polices to protect and maintain
their existence in our daily lives. Most of us living in the Rural Policy Area are dependent on well water, it's an
extraordinary asset. Please insure that the 2040 protects groundwater. As we have seen repeatedly in Loudoun,
it is so much more cost effective to preserve clean groundwater than it is to clean it up or provide alternatives
(Raspberry Falls is an example of where groundwater protection in a karst area failed epically). The draft plan
doesn't provide enough protections for groundwater.
Where development in the Rural Policy area must take place, the plan should call for cluster development to fit
in with and support primary rural uses.
Finally, and of critical importance, the 2040 plan should use traffic calming strategies rather than road-widening
for safety and congestion management. Traffic calming has been demonstrated to work beautifully in many
similar applications, provides for greater safety than multiple lane roads, provides for improved congestion
relief, is easier on the environment, and is less expensive.
Please enter my comments in the record.
Thank you for your efforts,
Nancy Browne
Lucketts, CA
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Bryan, Nancy
From:
Sent:
To:
Subject:

T.W Burke <TBURKE@tollbrothers.com>
Friday, November 9, 2018 6:31 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] FW: Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
T.W.Burke
Senior Const. Mngr.
Toll Brothers Inc.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Michael Burton <mburton@tollbrothers.com>
Monday, November 12, 2018 12:13 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Urban/Suburban Policy Area

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Mike Burton
4108 Eddy Court
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Bryan, Nancy
From:
Sent:
To:
Subject:

Calvert, Lee [US] (TS) <Lee.Calvert@ngc.com>
Monday, November 19, 2018 2:16 PM
BOS; DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Loudoun 2040 Comprehensive Plan Changes

Good afternoon,
I’m writing today to express my concern with the proposed changes to the Loudoun Comprehensive 2040 plan,
specifically as it relates to TPA‐North. I don’t agree with the proposed changes that would expand Compass Creek,
remove farmland for Light Industrial (Data Centers) and reduce the current Open Space protections that exists along
Evergreen Mill Rd.
Please let me know if there are any upcoming public meetings on this subject and how citizens like myself can continue
to object to these changes.
Thanks
_________________________________
Lee A. Calvert PMP, PSM1
Program Manager – OPM Data Warehouse; NG Federal ePerformance
NG Technology Services – Citizens Services Solutions (CSS)
7575 Colshire Drive, McLean VA 22102
(W): 703 556 1032; (C): 571 206 2793
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Bryan, Nancy
From:
Sent:
Subject:

Joseph Carbone <carb7070@gmail.com>
Friday, November 9, 2018 3:35 PM
[EXTERNAL] Deny Massive increase in Townhouse s- Resident of the GrangeWillowsford 20148.

I am writing to let you know that below is a concensus view of many neighbors. We will do everything we can
to stop special interest groups lobbying you as a public offical. Do the right thing and leave our community the
way it's supposed to be.
Please Reade the message below that I will be sharing with ALL neighbors on social media.
I was at a public meeting Wednesday night to discuss the recent proposed massive increase of housing units in
this area. My husband and I couldn’t attend but know someone who did. He said the local lobby groups who
want greater density were “out in force.” They claim it is about the need for affordable housing which is the
same line I was given by the planning manager. We all know that isn’t what its is really about. Townhomes go
up quickly and are hugely profitable for a lot of different special interest groups, or should I say self-interest
groups. You can’t really blame them I guess but you can blame decision makers who work for the County who
are supposed to work for us, not them. In my opinion, the relationship between those who make these decisions
for Loudoun County and those powerful groups who are out for profit has grown so close that the people who
live here are being squeezed out.
We have all been sold on the assurance that the areas in question would not contain townhomes and the lots
would remain large. The roads are already at capacity so anything else just doesn’t make sense. If this
happens, get ready for more power lines, jammed roads, car accidents, overcrowded schools, higher water bills
and property taxes. I don’t think the announcement coming during the holiday season when many people are
busy thinking about other things and don’t want to be bothered with dealing with something unpleasant is a
coincidence either. They have probably been planning this for years.
The increases in density are not set in stone yet but they definitely will be if not enough people show they are
angry about it. They have come to expect that people will just accept whatever they choose to do. If we let this
go by, they will just keep adding even more density further west. It only takes a few minutes to write an
email. Please contact the planning commission at loudounpc@loudoun.gov and the board of supervisors at
bos@loudoun.gov if you haven’t already. Please call them as well. Let’s teach our kids that we don’t just give
up when the going gets tough. We may not win but at least we can say we tried. If you agree with my opinion
that this is not really about affordable housing (and that is no excuse for ruining this area anyway), please let
them know. If you feel that you were deliberately misled, let them know that too. Thanks!
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Bryan, Nancy
From:
Sent:
To:
Subject:

Bill <aldie2@aol.com>
Thursday, November 1, 2018 10:14 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] New Comp Plan

For the last two years as a citizen I have been participating in the public forums about Envision Loudoun. I am very
disappointed that I wasted my time. I can’t be at the hearing next week, but that’s what I would say. You should be
prioritizing needs of residents (roads, taxes, schools, open space, quality of life) ‐ those should be constraints. Instead,
you have let unconstrained housing drive your efforts. I am opposed to this overdevelopment.
Bill Carney
703‐389‐1485
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Virginia Carney <aldie1@aol.com>
Saturday, November 3, 2018 10:40 AM
DEPT-PZ-PLANNING_COMMISSION
Buffington, Tony; Randall, Phyllis
[EXTERNAL] Proposed changes to TPA

Dear Planning Commission If I were a cynical person I might think that you have put this new plan out there so that when you revert back to the
previous draft we should be happy. I want to register my displeasure and disapproval, both for the plan itself and for the
fact that it is obviously an impractical exercise and a waste of taxpayer money. It is one thing to do a theoretical exercise;
it is quite another to publish it as the current draft, implying that it is the result of the previous two-plus years of work and
citizen input.
Virginia Carney
Aldie
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Bryan, Nancy
From:
Sent:
To:
Subject:

George Chahalis <gchahalis@tollbrothers.com>
Thursday, November 8, 2018 1:59 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
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George Chahalis
Assistant Construction Manager
Toll Brothers, America’s Luxury Home Builder
43089 Ryan Road, Suite 108
Ashburn, VA 20148
C: 301‐606‐6241
O: 703‐723‐8923
www.TollBrothers.com

Name
Address
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Bryan, Nancy
From:
Sent:
To:
Subject:

Cade Clark <cade.r.clark@gmail.com>
Monday, November 5, 2018 3:37 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Opposition to draft 2040 Comprehensive Plan

Dear members of the Planning Commission,
I write to voice my opposition to the new version of the draft 2040 Comprehensive Plan.
I participated in previous community roundtable discussions and workshops. At those meetings I heard the community
voice their support for a plan that would encourage greenspace and put a measure of control into Loudoun’s current
overdevelopment. In the meetings I attended, the community was united in their desire to see Loudoun manage growth,
improve transportation, protect environmental and heritage assets, and manage water, air, energy and green space.
This new draft has been released with minimal time for feedback and seems to disregard the strong feelings expressed
by the public regarding controlled, smart growth. In public comments, the citizens favored development close to the
Metro stations. Importantly, growth in this tax district would leverage the ability to pay for the extension and
operational costs associated with Metro. Increased development in the Transition Policy Area is the opposite of what
the citizens asked for. Continuing to push for a policy to suburbanize the TPA is counter to the community’s position and
what the residents who live in Loudoun have demanded.
Government, and specifically local government, functions to represent and serve it citizens. Citizen input has led to some
improvements in the current draft, however major flaws remain and the inability of the draft to represent the
community is appalling. This draft ignores the fiscal impact of bringing in new residents at a rate that is financially
unsustainable; each new house requires more in services than the tax revenue generated.
Residents of Loudoun County need a government that listens to and represents its citizens. Very simply, citizen input
over the past two years has been in favor of controlling Loudoun’s overdevelopment; this plan does not do that.
I oppose the current draft and urge you to not recommend the plan in its current draft to the Board of Supervisors.
Thank you for your time and attention,

Cade Clark
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Maria Lumb <maria.lumb@gmail.com>
Friday, November 9, 2018 2:42 PM
DEPT-PZ-PLANNING_COMMISSION
BOS; Buffington, Tony
[EXTERNAL] Opposition to Proposed Changes to the TPA

Dear Sirs/Madams -

This email serves to express our deep opposition to the proposed density changes in the TPA.
As 3+ year residents of Aldie (Willowsford), we relied on the TPA and the representations made by various entities regarding
the density, environmentally-sensitive, restrained and common sense approach to growth in this area when we made the
decision to move to Aldie.
Considering the deplorable condition of the roads, commuting times (many of which are inaccurate in the proposals), and
school crowding, it is unconscionable to ‘pull the rug’ out from under your constituents by considering the proposed changes.
As you have undoubtedly observed in the recent mid-term elections, our communities are engaged, enlightened and fired up
about perceived government overreach and absurdity.
Please keep in mind that your constituents, and their friends, and families, are not in favor of continued expansion, and the
unmitigated risks and threats that accompany that growth. Developers leave, families stay. Developers don’t vote; family
members do. Our memories are long and we do not want overlords. We want advocates.
Please govern yourselves accordingly.
Respectfully,
Maria and Michael Lumb
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Bryan, Nancy
From:
Sent:
To:
Subject:

Stuart Macaleer <stuartmacaleer@yahoo.com>
Wednesday, November 7, 2018 3:44 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comprehensive Plan Revision

Planning Commission Members Unfortunately I'm out of town this week and unable to speak tonight. The revisions to the comprehensive plan appear to
be significantly increasing the land use density to favor developers at the expense of Loudoun citizens, who will have to
deal with the overcrowding to our schools, roads, etc. I'll all for reasonable population growth in Loudoun in a controlled
manner than would preserve our open space, however this plan does not appear to accomplish that.
Thanks,
Stu Macaleer
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

MacWhorter, Kevin <Kevin.MacWhorter@dlapiper.com>
Thursday, November 8, 2018 10:50 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Envision Loudoun--Data Centers North of Greenway, East of LC Parkway
Draft Comprehensive Plan Language--Project Samuel.pdf

Dear Mr. Chairman and Members of the Planning Commission,
I’m writing on behalf of Ashburn Acquisitions Co. LLC, the contract purchaser of a 27.62 acre parcel owned by the Nation
Rural Utilities Cooperative Corporation (PIN #090‐48‐5422). The property is located in the northeast quadrant of
Loudoun County Parkway and the Greenway, where Shellhorn Road currently dead‐ends. It’s zoned PD‐OP, which
permits data centers up to 0.6 FAR by‐right. We are processing an application (Project Samuel—ZCPA‐2018‐0006/SPEX‐
2018‐0017) that proposes to replace the current proffers and concept plan to permit the 1.0 FAR, while proffering
various transportation‐related contributions, design guidelines, and buffering and landscaping requirements. We’re
currently in the second round of review by staff.
The land surrounding the Project Samuel site is zoned either PD‐OP or PD‐RDP, both of which permit data centers by‐
right. The Digital Loudoun data center development is immediately to the west, and two electric substations are already
operating in the vicinity of the property. A number of data centers are located further north along Loudoun County
Parkway. Moreover, the site is located directly in the Dulles Airport noise contours and extended runway lines, where
data centers are particularly appropriate.
As you know, in the draft Plan the Project Samuel site is designated Urban Transit Center in the Urban Policy Area. I’ve
included the relevant portion of the Plan with the site outlined. The draft calls for high intensity, mixed‐use
development, with a mix of residential and commercial uses. Outside of the 1/4 mile radius from the Metro platforms,
the suggested land use is predominately residential. The Project Samuel site is located about a mile from either Metro
platform where this type of development is unlikely to occur for some time. Mixed‐use development will likely be
incremental, first locating around the Metro platforms before expanding outward. Moreover, north of Dulles Airport and
within the noise contours, development will be non‐residential.
Understanding that flexibility is of particular importance in the Urban Policy Area, we respectfully request your
consideration of additional language in the draft plan that would explicitly recommend construction and expansion of
data centers on appropriately zoned land (such as the Project Samuel site), particularly within the Dulles flight paths and
noise contours. Similar language was included initially in the Silver Line CPAM. Data centers at the Project Samuel site
will provide real benefits to the County immediately, while the market for mixed use development will take time to
reach the site. Project Samuel is poised to deliver significant tax revenue and transportation‐related contributions to the
County while producing limited impacts on surrounding infrastructure. Further, the additional flexibility would facilitate
cooperation with MWAA as to the most appropriate uses within the Dulles flight path corridor.
Thank you for your consideration, and I ask that these comments be entered into the public record.
Best regards,
‐Kevin MacWhorter
Kevin MacWhorter
Associate
T +1 703.773.4147
F +1 703.773.5047
E kevin.macwhorter@dlapiper.com
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CHAPTER 2-20

Loudoun 2040 General Plan Draft Version: October 23, 2018

Urban Transit Center

Urban Transit Center areas take advantage of proximity to transit to provide opportunities for
dense urban development and a host of economic, entertainment, and community activities. Each
area serves as a gateway to the county from the greater region and a major destination in its own
right. The Urban Transit Center has two focus areas: within a ¼ mile of the Metrorail Station and
outside of the ¼ mile. Development within a ¼ mile of the station will have smaller average unit
sizes, a higher minimum FAR, and a more equal mix of residential and non-residential
development.
Secondary Uses

Predominant Uses
• Multi-Family Residential
• Office
• Retail & Service
Commercial

• Public Facilities
• Sports Arena/Training
•
•
•
•
•

Facility
Entertainment Commercial
Conference Center
Full Service Hotel
Institutional
Civic, Cultural, &
Community

Ideal Mix of Uses
Within
¼ Mile

Public/Civic
5%

Non
Residential
45%

Outside
¼ Mile

Residential
50%

Public/Civic
5%

Non
Residential
25%
Residential
70%

CHAPTER 2-21

Loudoun 2040 General Plan Draft Version: October 23, 2018

DESIGN CHARACTERISTICS
Context
Vertically mixed-use buildings that are integrated in a walkable street pattern around the Metro
station.
Street Pattern:
Gridiron
Block Length:
Within ¼ Mile: 200-400 feet
Outside ¼ Mile: 200-660 feet
Building Setback:
None to shallow
Parking:
Structured, on-street, accessory, short-term, alley-oriented
Design Amenities:
Sidewalks, street trees, street furniture, shade trees, bike racks, lighting,
crosswalks, plazas, pedestrian malls, network of green space, public art
Open Space:
10% of the site

Place Type Rendering
An oblique projection of development within a Place Type to showcase the qualitative
characteristics of how buildings within the Place Type should interact to create activity.
Within ¼ Mile

Total FAR: Minimum 2.0

USE
MultiFamily
Residential
Office
Retail &
Service
Commercial

Number
of
Stories
8+

8+
8+

CHAPTER 2-22

Loudoun 2040 General Plan Draft Version: October 23, 2018

Outside ¼ Mile

Total FAR: Minimum 1.4

USE
MultiFamily
Residential
Office
Retail &
Service
Commercial

Number
of
Stories
6+

6+
6+

Transition
Given the small block sizes and mix of different uses, transitions between uses and developments
are critically important in the Urban Transit Center Place Type. Development should transition
from eight stories or more near the Metrorail Station to six or more stories outside of the ¼ mile.
Changes in height or building character, where allowed, should occur mid-block to promote
balanced streetwalls where both sides of the street appear similar in height. Larger developments
near smaller residential dwellings should step down appropriately to respect these neighbors.

CHAPTER 2-23

Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

MacWhorter, Kevin <Kevin.MacWhorter@dlapiper.com>
Thursday, November 8, 2018 11:12 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Envision Loudoun CTP--Proposed Severn Way Overpass
Severn Way Vicinity Map.pdf

Dear Mr. Chairman and Members of the Planning Commission,
I’m writing on behalf of the landlord of parcels on the north and south sides of Severn Way on the west side of Route 28.
As shown in the attached vicinity map, the draft Countywide Transportation Plan recommends an overpass over Route
28 connecting West Severn Way and East Severn Way. Given the current land use and transportation context of this
section of Route 28, I respectfully suggest this overpass be removed from the draft CTP.
First, the land on either side of Route 28 along Severn Way is zoned PD‐IP, which permits a variety of light industrial
uses. Much of this land is already developed with flex industrial, commercial, and data center uses, with more proposed
in the pipeline. These are low traffic‐generating uses that would not be served by an additional linkage over Route 28 in
an area that does not experience significant congestion.
Moreover, the Nokes‐Gloucester interchange is located immediately to the north, while the Waxpool interchange is to
the south. These are major intersections that are more than sufficient to meet the traffic needs of this section of Route
28. Additionally, the interchanges were extremely costly, ranging from $50 to $70 million dollars when the opened 10 or
15 years ago. Although Severn Way is proposed to be a smaller flyover, in today’s dollars, or in dollars 30 years from
now, the cost will be significant.
I respectfully request that the Planning Commission consider removing the Severn Way overpass from the draft CTP. In
light of the General Assembly’s decision to reduce the transportation budget for Loudoun County, I submit that the costs
of a new overpass would be better allocated elsewhere throughout the County, where there are truly missing links that
would address points of congestion.
Thank you for your consideration, and I ask that these comments be entered into the public record.
Best regards,
‐Kevin MacWhorter
Kevin MacWhorter
Associate
T +1 703.773.4147
F +1 703.773.5047
E kevin.macwhorter@dlapiper.com
To help protect y our priv acy , Microsoft Office prev ented automatic download of this picture from the Internet.
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DLA Piper LLP (US)
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United States
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Bryan, Nancy
From:
Sent:
To:
Subject:

Todd Magin <TMAGIN@tollbrothers.com>
Friday, November 9, 2018 9:21 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Comp Plan

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Todd Magin
37834 Remington Drive
Purcellville, VA 20132
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

william mahoney <wjmahoney1@verizon.net>
Wednesday, November 7, 2018 12:10 PM
DEPT-PZ-PLANNING_COMMISSION; Ana Mahoney
Volpe, Suzanne
[EXTERNAL] Draft Loudoun 2040 Comprehensive Plan Comments

Dear Planning Commission,
We have read the plan and would like to offer the following comments. Our county has grown tremendously
and we currently have a 2018 estimate of 402,561 residents which is an increase of 90,250 or 29% since
2010. The current projection for 2025 takes us to 460,000. Where will your plan take us? On page 8 of your
document you list the following:[Loudoun by the Numbers  362,400: Loudoun County’s population.] Why
would this be less than what the county Demographer lists on the county web site? Have you performed a
"census"?
Demographics and Data

: https://www.loudoun.gov/DocumentCenter/View/102862
http://va-loudouncounty.civicplus.com/DocumentCenter/View/135653

In summary we do not want to see growth that will further tax our transportation system, and erode the TPA.
We do support the following:





Manage growth - Slowing the rate of development
Improve transportation - Relieving Traffic Congestion, and more bike paths and trails
Protect environmental and heritage assets
Manage water, air, energy and green space – Maintain current TPA policy, and do not
expand.

Kind Regards
Bill & Ana Mahoney
46417 Esterbrook Cir, Sterling 20165
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Bryan, Nancy
From:
Sent:
To:
Subject:

Rob Martin <robmartin3@gmail.com>
Monday, November 19, 2018 11:54 AM
BOS; DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] RPA to TPA Conversions

Members of the board and committee,
I'd like to voice an objection to the encroachment of industrial and suburban-scale growth into the TPA and
RPA. I live in the Hamlets at Red Cedar, which seems to be on the pointy edge of this push. Our Rural Village
development fits quite nicely with the area, and blends housing needs with rural character in keeping with our
position at the very rural edge of the TPA.
However, the most recently proposed version of the 2040 plan seems to push Light Industrial use right up to our
back yards. Where literally the other side of the street is rural policy area, our neighborhood will literally have
datacenter construction within the sightline of Evergreen Mills Rd.
The plan I have seen indicates that the parcel north of Shreve Mill to the east of Evergreen Mills will be rezoned
from RPA rural to TPA Small Lot, increasing the number of allowable homes by almost 100, and encouraging
infill development on existing lots, and that the now rural cow pastures south of Shreve Mill and east of
Evergreen all the way back to Goose Creek would be changed from RPA Rural to TPA Light Industrial.
I am opposed to these changes which bring denser and more disruptive development closer to the border of rural
Loudoun. By making these changes, the county will be encouraging denser development on existing rural
properties, distorting the market for land further, encouraging more neighborhoods to have direct access onto
the still rural Evergreen Mills Road, creating much more traffic on this road without improvement, most likely
creating more accidents as we've seen with previous housing development near Grenata and at Evergreen
Sportsplex and other individual developments between Watson and Leesburg, and will be encouraging and
creating more construction traffic, fiber and power line insertion and other disruptions for residents which are
more appropriately handled in suburban areas where roads have been designed for this type of work.
Leaving these areas rural and allowing petition for exception still allows for the board to maintain this area rural
as a default, while requiring those seeking to push urbanization farther west to justify their development
objectives with elements that better maintain the character of the TPA and RPA they are within hundreds of
yards of intruding.
Please consider maintaining as much of the RPA and existing use as possible in future iterations of the plan.
Rob Martin
Leesburg, VA 20175
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Bryan, Nancy
From:
Sent:
To:
Subject:

Valerie Maslak Kelly <homekelly1@verizon.net>
Wednesday, November 7, 2018 11:50 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Draft plan comments

As concerned citizens, we believe the proposed draft plan does not go far enough to create the Loudoun County that
current residents deserve. It continues to apply a false "we must accommodate all the projected residential growth"
philosophy rather than starting from the question "how do we create the Loudoun that our citizens tell us they want".
Projections are not requirements. We have the power to create the future. We do not have to passively accept some set
of growth projections as if we were being force‐fed!
We believe that it is not in the best interest of Loudoun citizens to reduce the size of the Transition policy area. That
does not accommodate excess residential growth (with its unsustainable expenses for services), rather it encourages it!
We believe that growth should not be planned for locations close to fragile drinking water sources in the Transition area.
These areas need to protected and conserved for health and safety reasons.
We believe that growth that is planned should be located near the Silver Line stations to encourage use of mass transit
and reduce road traffic by commuters.
We believe that clustered growth in a village plan is most in keeping with Loudoun's unique historic character. We
oppose new density increases just for the sake of adding density. We do not need to change the character of our
communities.
We believe that the Rural policy area should be protected from growth pressure to ensure it remains a valuable
environmental, economic, and social resource for the entire county.
Finally, we oppose any new bridge crossing the Potomac.
Please make our comments part of the public record.
Valerie and Bob Kelly
Middleburg, VA
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Bonnie Mattingly <bmattingly@webbcompanies.com>
Monday, November 5, 2018 9:39 PM
Bryan, Nancy
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comments re: Loudoun 2040 Comprehensive Plan

Dear Deputy Clerk Bryan:
Please accept the comments below, sent to the members of the Planning Commission, into the public record and delivered to
the Members. Thank you.
Bonnie Mattingly
I am writing to you to provide my carefully considered and respectfully submitted comments regarding the changes currently under
consideration for the Loudoun 2040 Comprehensive Plan that will come to you for your consideration on November 7, 2018.
In my opinion, as a long-time resident and property owner in southwestern Loudoun with a serious, continuing investment of time,
energy, and financial resources in my property and community, I believe that changes to the existing plan open the door for more
inappropriate development that will endanger our rural landscape and heritage, thus endangering the value of the established stream of
revenue from tourism, agriculture, and the equine industry to the County. Loudoun cannot afford to pay the cost of the required
additional services, road expansion and traffic control, and new schools that come with the proposed level of increased growth, both
residential and commercial. Tourists, with their accompanying spending in our County, do not visit Loudoun to see urban sprawl, and
new residents of not-yet-approved and built residential developments do not buy without the expectation of urban/suburban type
services, infrastructure, and facilities.
As a resident beginning in1989, I did not choose to purchase my property here expecting to see the County’s appointed and elected
officials reduce or degrade my property value and quality of life by continuously recommending and voting to allow increased
commercial uses and special exceptions that destroy the essence of a rural community, i.e., the scenic beauty, the quiet environment
that respects the rights of neighboring residential properties, and the preservation of our irreplaceable historic assets. Proposed new
commercial uses in the rural area, specifically, for example, indoor recreation and shooting ranges are especially objectionable and
should NOT be recommended for approval and enactment by the Planning Commission and the Board of Supervisors. These types of
uses are incompatible with established uses and would be highly disruptive and detrimental to historic and contemporary patterns of
use.
The current draft of the Plan does not have effective protections for the economic and natural resources of Rural Western Loudoun
and it opens the Transition Policy Area for more development, falsely claiming that it was always intended to be a waiting ground for
more growth rather than a buffer between the rural west and the suburban east. The new Comprehensive Plan must wisely recognize
the existing revenue streams and tax advantages to the County by:

1.) Protecting the integrity of the Rural Western Loudoun Policy Area with its minimal demand for publicly funded services,
established historic, agricultural, and equine revenue streams of great value to the County,

2.) Preserve the Transition Policy Area with few and intensely scrutinized exceptions to the existing policy, and,
3.) Focus growth around the new Metro Stations in areas already established as the eastern Suburban Policy Area, and,

minimally, within the Transition Policy Area of Loudoun. The Plan should require the preservation and expansion of
existing public green/open space and urban park areas to the benefit of residents. This strategy is appropriate to this area
already served by mass transit, zoned for higher residential density and commercial/industrial uses, and is currently served by
developed transportation and other infrastructure resources.

Thank you for this opportunity to comment and I sincerely hope and urge you to take a firm position for the protection and continued
success of our established Policy Areas, and the committed preservation of all our County’s unique and cherished rural resources—
once developed, never reclaimed.
Sincerely,
Bonnie L. Mattingly
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jeff Mauritzen <info.inphotograph@gmail.com>
Thursday, November 1, 2018 1:07 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] New Comprehensive Plan

Dear Planning Commissioner,
As an Aldie resident, I'm strongly opposed to increasing the number of 20,000 more new homes east
of Rt. 15. We need more parks, not more traffic. I strongly urge you to reconsider this decision.
Best,
Jeff Mauritzen

24493 Lenah Trails PL.
Aldie, VA 20105
(202)-735-4077
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Bryan, Nancy
From:
Sent:
To:
Subject:

Colin McEwen <gtae10@gmail.com>
Friday, November 23, 2018 2:24 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Deny SPEX-2018-0010 to Protect Rural Loudoun

Dear Commissioners,
I am writing to you as a resident of the Town of Round Hill within the Blue Ridge District to share my concerns
regarding special exception SPEX-2018-0010 and the associated commission permits CMPT-2018-0002 and
CMPT-2018-0003. I respectfully request that you make the recommendation to deny these requested permits
and special exception.
The items in question (SPEX-2018-0010, CMPT-2018-0002, CMPT-2018-0003) pertain to the Town of Round
Hill's desire to build a new 165-foot-tall 500,000-gallon water tank in Loudoun County. The water tank would
be constructed on a 1.01 acre lot zoned AR-1 that is located outside of the Town limits and outside of the Round
Hill JLMA. These requests should be denied to preserve the character of the Rural Policy Area.
The Town of Round Hill already has one 500,000 gallon water tank, which is more than sufficient to continue
serving the Town and JLMA. Per the Town's 2015 Water Rate Study, the Town's service area had an average
daily use of 194,600 gallons in 2015, with projected growth to approximately 288,000 gallons per day after
taking into consideration full build-out of the Town limits and JLMA. The existing 500,000 gallon water tank is
more that adequate to continue serving the Town and JLMA while supporting responsible growth. For
comparison, the Town of Purcellville has a 1,200,000 gallon water tank capacity to support a current 563,000
gallon per day usage.
If the Town of Round Hill is permitted to unnecessarily double the Town's service capacity, the Town will be
incentivized to encourage high-rate growth to cover the costs of the new infrastructure, and such growth is
contrary to the vision for Loudoun's Rural Policy Area.
I respectfully request that you recommend denial of SPEX-2018-0010, CMPT-2018-0002 and CMPT-20180003 in order to preserve the character of Western Loudoun.
Thank you for your consideration in this matter.
Very respectfully,
Colin McEwen
(540) 219-8670
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Bryan, Nancy
From:
Sent:
To:
Subject:

JITENDRA MEHTA <mehtajit@yahoo.com>
Friday, November 2, 2018 6:44 PM
DEPT-PZ-PLANNING_COMMISSION; BOS
[EXTERNAL] Loudoun County Transition Modification.

Hi,
I am resident of Loudoun county and I oppose Loudoun County Transition Modification.
http://transitionareaalli.wixsite.com/home?fbclid=IwAR2TBnioCTZlUQZDOBJpNacyOTCtURreYR5or9_dQMJafjBOJCxm_nCNiw
Thanks,
Jitendra Mehta
41889, Withorne Way, Ashburn, VA, 20148
MEHTAJIT@YAHOO.COM
The information transmitted is intended only for the addressee and may contain confidential, proprietary and/or privileged material. Any
unauthorized review, distribution or other use of or the taking of any action in reliance upon this information is prohibited. If you receive
this in error, please contact the sender and delete or destroy this message and any copies.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Kerri Mitchell <mitchell.kerri@gmail.com>
Wednesday, November 7, 2018 7:55 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Please PRESERVE the Transition Policy Area Vision

Good Morning,
We are writing to voice our concern about losing the Transition Policy Area Vision to protect and preserve the
environmental and cultural elements of our unique county assets. We ask that the Loudoun 2040 Plan
PRESERVE the Transition Policy Area Vision so it continues to support us and other residents' quality of life
by continuing to provide a visual and spatial separation between policy areas. This plan should continue to be
the heart and green lungs of our public infrastructure with large parks, school sites and potential for connecting
trails along our major stream valleys. This area has a unique place in American history and it should not be
destroyed. The 2040 Plan should limit build out capacity to avoid school boundary changes and limit new
commuter traffic on Route 50; create usable open space for trails, recreation, and land and water protection;
maintain 70% of open space in source water protection areas; eliminate adding more suburban style mixed-use
commercial sites; and reject the transfer of Rural lands into the Transition Area.
We live in Willowsford and the house we chose backs into an open area where we are told could potentially be
filled with homes if the Transition Policy Area Vision is not preserved. When we were looking at the land we
chose, we were told the land behind our home was protected from anything being built in that area. We have
beautiful views behind our home where we enjoy seeing the mountains from a distance, the grassy area
and trees, walking trails, bridges and streams, and wildlife. All of these things would be greatly impacted
including our home value if the Plan is not preserved and the Rural lands are transferred to the Transition Area.
Please preserved what we have now and reject the transfer of the Rural lands into the Transition Area.
Very Respectfully,
Kerri & Scott Mitchell
Willowsford Homeowners
41593 White Yarrow Ct
Ashburn, VA 20148
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Bryan, Nancy
From:
Sent:
To:
Subject:

Hetal Mithani <hmithani@gmail.com>
Tuesday, November 6, 2018 4:18 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 plan

To whom it may concern
I am writing this email because I will not be able to attend the public hearing on November 7, 2018.
I was however able to attend 2 of the planning commission's Envision Loudoun public input meetings. And
judging by the draft that is now circulating, the planning commission not only didn't take into account public
opinion, it actually decided to go opposite of public opinion! Why even go through the charade of courting the
public opinion if there was no intention of incorporation the public's vision?
The current draft completely guts the intended meaning and ethos of the TPA. We will not sit idly by and watch
as the planning commission (developers) turns this area into the next suburban sprawl. Those that vote for this
will be voted out!
Regards
Hetal Mithani
23017 Bryndon Hall PL
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Bryan, Nancy
From:
Sent:
To:
Subject:

Eleanor Morison <emmpmorison@gmail.com>
Tuesday, November 6, 2018 9:57 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Loudoun County 2040 Comp Plan

Dear Planning Commission,
The current draft of the Loudoun 2040 Comprehensive plan does not have enough protections for
western Loudoun and it opens up the Transition Policy Area for increased development which is a
huge injustice to the express purpose and intent of the TPA, which was created to serve as a buffer
between the east and west. The plan should instead focus increased development around the new
metro stations in eastern Loudoun which are suited and designed to handle such growth without
impacting the landscape or traffic congestion.
It is also clear that Loudoun cannot afford to pay the cost of the required additional services, road
expansion and traffic control, and new schools that come with the proposed level of increased
growth. Furthermore, the county depends on the income derived from the tourist industry of western
Loudoun which would be jeopardized if the landscape isn't properly protected. People don't visit
Loudoun to see urban and suburban sprawl. Most importantly, this applies to both those living in the
eastern part of Loudoun and those visiting and spending their dollars in western Loudoun.
Please add strong protections for the rural western landscape by including a transfer of development
rights program and by preserving the Transition Policy Area as an unaltered buffer. Please support
what the Loudoun citizenry wants and has said throughout their engaged involvement in the Envision
Loudoun process and not what pads the pockets of developers. All increased growth should be
focused in the existing suburban part of the county, especially around the metro stops.
Thank you for your consideration,
Eleanor Morison
Aldie, Virginia
-Eleanor Madison Macon Porter Morison
Co-Owner and Head of Equine Operations, Stoke Farm, LLC
University of Virginia Alumna, Class of 2008
L'Academie de Cuisine, Culinary Arts Program, December 2010
Cell: (434)227-0586
www.stokefarmlane.com
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Bryan, Nancy
From:
Sent:
To:
Subject:

David Mudd <ddmudd@sbcglobal.net>
Monday, November 5, 2018 3:00 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Density will be our Downfall

Dear Planning Commission Members,
My husband and I are both furious and deeply downhearted about the recent proposed changes to
the master plan that greatly increase the number of housing units allowed per acre. I live in the
Willowsford Grange neighborhood off Evergreen Mills Road and my husband and I, as well as all of
our neighbors, purchased our properties with the understanding that such density would never be
allowed in the TPA and rural areas of Loudoun County. How can we feel that we have been anything
other than betrayed, duped, and defrauded by our own local government when these planned
changes are brought up just as our communities are being finished? It is no coincidence. Just like so
many things in Loudoun County, it has not gone unnoticed that there are greedy, plotting,
manipulative people at work here that have been waiting, perhaps for years, for just the right moment
to spring this latest slap in the face on us.
We already take our lives into our hands every time we pull out onto Evergreen Mills Road. We
already wait in long lines at traffic lights on congested roads. We already have seen a huge surge in
crime and traffic accidents as the population of Ashburn has exploded, mainly due to housing that is
far too dense. Now you want to add as many as 20,000 additional compact housing units where the
lot requirements used to be one home per one or three acres? That is insanity! It is also greed plain
and simple. You are selling out the residents of the TPA and rural Loudoun County to satisfy the
insatiable need for more power and more profit for the local government and its money-hungry
partners, developers and builders. This sort of city-type density most definitely does not belong in a
rural area with no proper highway system.
After many decades of responsible growth, our local government, in the space of 5 years, has thrown
all standards out of the window and is destroying the look, feel, and quality of life in this area. What
you are doing will last well beyond any of our lifetimes. Is that the legacy that you want to leave for
future generations? Do you want to be known as the ones who destroyed this once beautiful area for
the sake of power, greed and profit? I hope that you will see the absolute folly and lunacy of this plan
and will steadfastly uphold your responsibility to the residents who already reside in this area by
maintaining large lot requirements, open space, and what aesthetic beauty still remains in Loudoun
County.
Sincerely,
Deborah Mudd
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Bryan, Nancy
From:
Sent:
To:
Subject:

Andrew Murphy <andybrew2@gmail.com>
Tuesday, November 6, 2018 5:28 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Transition Policy Area

Dear PC,
I have reviewed the proposed Loudoun Comprehensive Plan 2040. The proposed plan is not much of plan other
than to build more houses and roads in Greenfield spaces.
I am against increasing the residential density in the Transition Policy Area.
Loudoun and other jurisdictions need to really look to the future to preserve open space, create functional green
spaces, and plan for alternative transportation solutions. Building more of the same housing in higher density in
the Transition Policy Area is shortsighted and does not address our concerns about traffic, schools, parks, and
the environment.
Thanks,
Andy

-Andrew Murphy
andybrew2@gmail.com
Sent from Gmail.
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Bryan, Nancy
From:
Sent:
To:
Cc:

Subject:
Attachments:

Norman Myers <norman@myersappraisalservice.com>
Tuesday, November 6, 2018 8:30 AM
Barnes, Ad; Keirce, Clifford; Lloyd, Dan; Scheel, Eugene; Jennings, Fred; Salmon, Jeff;
Sisley, Jim; Blackburn, Kathy; Bryan, Nancy; Priscilla, Tom
Machayo, Bo; Higgins, Geary; Saines, Koran; Umstattd, Kristen; Letourneau, Matt;
Randall, Phyllis; Buona, Ralph; Bartok, Robin; Meyer, Ron; Carey, Stacy; Volpe, Suzanne;
Buffington, Tony; Suzdak, Valerie
[EXTERNAL] Planning Commission Meeting November 7, 2018 on Envision 2040
Comp Plan Position Statement 7 15-2018.pdf; White Paper Q&A TDRs.pdf

To Planning Commission Members:
On behalf of the Friends of the Blue Ridge Mountains, please see our following positions on the
proposed Comprehensive Plan:



Higher density residential zoning is supportable and sustainable where there is existing transportation
and infrastructure, as planned around the Silver Line Metro stations.



Encourage land preservation using such tools as Conservation Easements and Transfer of Development
Rights (TDRs) as part of a proffer process for rezoning and increasing density in appropriately located
urban centers, commercial, and industrial areas.



Support Performance Standards for rural economy uses based on criteria such as road safety
standards, lot size, and proximity to other event centers; include noise and lighting standards.



Support Design Standards for Rural Economy Uses and residential cluster development in the rural and
transition planning areas.



Support the development of trails and connecting green corridors for hikers, bikers, horses, and
wildlife be deemed a high priority, such as outlined in the Emerald Ribbon.



Support the recommended changes to Envision as by the Loudoun County Preservation and
Conservation Coalition.

We especially support the inclusion of TDRs in the plan in order to help move the long term liability
of free public services required for the 11,000 zoned housing units in the RPA to the Metro station
areas as part of a higher density proffer package. In addition, TDRs may be used as proffers for new
commercial and data center developments. The longer version is attached along with our TDR White
Paper. Please contact me if you need any further information or would like to discuss our extensive
research in person.
Sincere Regards,.
Norman Myers, VP
Friends of the Blue Ridge Mountains
Myers Appraisal Service
106 S. King St.
Leesburg, Va. 20175
myersappraisalservice.com
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Friends of the Blue Ridge Mountains
Position Statement on Loudoun’s Envision” Comprehensive Plan
•

We understand that growth is inevitable; however, it should take place in areas where
adequate transportation and infrastructure exist -- in and around existing and new mixed
use, pedestrian oriented town centers linked to the Silver Line stations -- rather than
continuing suburban sprawl and traffic congestion. Higher density residential zoning
should not be created in other areas, including the Transition Area and the Route 7 & 28
area, without sufficient infrastructure to support it.

•

In addition to Conservation Easements, and in conjunction with Envision, we ask that the
County proffer system include an option for Transfer of Development Rights (TDRs) for
rezoning applications. That is, land owners would be able to sell TDRs from the RPA and
TPA areas to increase residential and commercial density in appropriately located new
urban center developments, beyond current allowances. This program will assure a more
efficient plan both economically and environmentally to maintain open space in Western
Loudoun and in the Transition area to combat additional suburban sprawl and traffic.
Affordable housing should be required for rezoning and exempt from the purchase of
TDRs.

•

Support Performance Standards for rural economy uses and special events based on
objective criteria such as road safety standards, lot sizes, proximity of other event centers,
and include noise and lighting standards.

•

Support Design Standards for Rural Economy Uses and residential cluster development
in the rural and transition planning areas.

•

Support the development of trails and connecting green corridors for hikers, bikers,
horses, and wildlife be deemed a high priority, such as outlined in the Emerald Ribbon.

•

Support the recommended changes to Envision as by the Loudoun County Preservation
and Conservation Coalition.

The above considerations represent high priorities for Friends of the Blue Ridge Mountains
as well as reflect the public’s response to the Envision process. Please use your voice to
reiterate the importance of these priorities for the sake of a Comprehensive Plan that is
thoughtful in its approach to growth and preserves the best of Loudoun County. For more on
Envision, the following is a link that provides access to the County website:
https://www.loudoun.gov/CivicAlerts.aspx?AID=4262

Transfer of Development Rights
Development rights are “transferred” from one parcel and placed on another. This transfer
protects the “sending” parcel, from further development and causes the “receiving” parcel to
carry the new density in the form of more building area, more units, or a combination of the two.
It can apply to residential, industrial, and /or commercial development. The development rights
allow the developers to exceed a baseline level provided in the zoning code and supported by the
community’s comprehensive plan. TDRs allow us to save the land we want – rural economy
uses, wetlands, vistas, farmland, etc., without paying for it, and put development where you want
it. TDRs have the advantage of using the free market to implement and finance the redistribution
of development rights in ways that planning and zoning cannot.
Sending Areas
Likely sending areas include the AR-1 and AR-2 zones of the Rural Policy Area. According to
Envision (Loudoun 2040 Draft May 7, 2018; 2-76), there are approximately 11,643 residential
units under current policy with zoning entitlements. This is a long-term liability to the County
since they would have to educate approximately 6,750 students (2.9 people per household and
20% students per household) with no additional proffers. TDRs would allow the County to pick
up addition proffer money related to new development while reducing this liability. Also under
current policies, there are 6,170 acres available for development (Ibid., 2-62) in the Transition
Area. As transition from low density residential occurs, TDRs would be a valuable tool to
accommodate any up-zoning. There are areas in the Suburban Areas that could be designated as
sending areas to promote establishment of parks and trails in that area.
Receiving Areas
A likely receiving area includes the Silver Line Metro stations. The proposed Comprehensive
Plan calls for increased density to support this special tax district where good transportation
linkages will exist. Another area or use that could benefit from TDRs is data center development.
Wherever they are located, they would benefit from rezoning and/or higher FAR. Another
potential receiving area is the Transition Area if indeed it is planned for higher density and/or
commercial / industrial / data center development. Many legitimate questions exist about the
wisdom of selecting any of these areas for additional development at present. Policy decisions of
the BOS will be required before any of them could serve as receiving areas.
TDR Bank
A TDR “bank” could be initiated by the County. It would issue and register TDRs, keep track of
their use in “receiving” parcels, and monitor the deed restrictions placed on “sending” parcels.
The bank could act as an intermediary to broker TDRs between buyers and sellers. The revenue
generated by the program would pay the costs of staffing. The bank would be a type of revolving
fund arrangement whereby the County would set a price for TDRs, purchase them from willing
sellers and resell them to developers at a profit. It could be initially financed by bonds in order to
“jumpstart” the program.
Legislation & Precedent
Pursuant Code of Virginia 15.2-2316.2, localities may provide for transfer of development rights.
(see attached). Frederick County, VA has enacted a program, Prince William County has a
proposal and is considering it, and Montgomery County MD has had a program in place for
years.

Q&A:
Virginia already has a good Conservation Easement program, why should we also do TDRs?
1) The cost of an Easement is somewhat high and cost effective mostly for larger properties.
A TDR program will give smaller land owners an alternative way of exchanging their
vested development rights for cash
2) A TDR program eliminates any risks that might be involved with audits of donation and
tax credits on personal tax returns
Who will benefit from the program?
1) The land owner will receive a onetime payment from a developer who is buying the
TDRs to rezone property to commercial or industrial use as well as higher residential
densities
2) The developer will purchase the TDRs from a pool of volunteer donors at a competitive
market price. The developer would be able to obtain a discount for his proffer based on
the free market forces of supply and demand
3) The County could charge a transfer tax to cover overhead and administration of the
program
Who would be able to sell TDRs?
1) Farmers and land owners in the designated “Sending Areas.”
Where would the TDRs be transmitted to? If you just transfer the density, how does that save
money overall? The East is interested in getting dumped upon!
1) The Envision 2040 Draft calls for high density, mixed-use development around the Silver
Line Metro stations. This is a perfect opportunity to help create incentives to rezone these
areas as described therein.
How would the County benefit?
1) According to the 1040 Envision, there are 11,643 (page 87 Chapter 2-76 Envision final
draft) entitled residential units in the Rural Policy Area. That means over 30,000 more
residents that will need public services, such as schools, law enforcement, safety centers,
roads, etc. without any additional revenue to the County. It is a well-established fact that
property taxes from residents do not pay their share for services they receive. The County
depends on tax revenue from the commercial and industrial sectors to subsidize the
residential needs.
2) The County has financial obligations to support the Silver Line. The revenue comes from
the Silver Line District’s special tax district. These mixed use centers need to grow in
order to support this financial obligation.

Bryan, Nancy
From:
Sent:
To:
Subject:

Caroline M Nash <caroline@bearbridge.net>
Monday, November 5, 2018 4:07 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Loudoun Comprehensive Plan

Dear Sir or Madam:

I live in Middleburg VA. My husband and I are opposed to the new 2040 Loudoun
Comprehensive Plan. It paves the one-way road to inappropriate development and endangers
the beauty of rural Loudoun. We don’t want to pay for anymore services associated with
growth. We have lived here 15 years and are still paying for the growth that the board let pour
into our county then for which we get little or no additional services in western Loudoun.
The new plan should protect western Loudoun, preserve the Transition Policy Area, and focus
growth around the new metro station stops in eastern Loudoun.
Caroline M Nash Helmly
21402 Unison Road
Middleburg, VA 20117
540 554‐4551
Cnashlaw@gmail.com
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Bryan, Nancy
From:
Sent:
To:
Subject:

Caroline M Nash <caroline@bearbridge.net>
Monday, November 5, 2018 4:07 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Loudoun Comprehensive Plan

Dear Sir or Madam:

I live in Middleburg VA. My husband and I are opposed to the new 2040 Loudoun
Comprehensive Plan. It paves the one-way road to inappropriate development and endangers
the beauty of rural Loudoun. We don’t want to pay for anymore services associated with
growth. We have lived here 15 years and are still paying for the growth that the board let pour
into our county then for which we get little or no additional services in western Loudoun.
The new plan should protect western Loudoun, preserve the Transition Policy Area, and focus
growth around the new metro station stops in eastern Loudoun.
Caroline M Nash Helmly
21402 Unison Road
Middleburg, VA 20117
540 554‐4551
Cnashlaw@gmail.com
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

Ed Neham <eneham1@comcast.net>
Wednesday, November 7, 2018 1:00 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comments on DRAFT Loudoun 2040 Comprehensive Plan, Version Date:
October 23, 2018
Comments on Loudoun County Comprehensive Plan.pdf

Please consider my comments in the attached document.
Thank You
‐‐Ed Neham, Purcellville
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Comments on Loudoun County Comprehensive Plan
Ed Neham, Purcellville, November 2018
Land Use [CHAPTER 2-2]
Towns and JLMAs [CHAPTER 2-98]
Policies, Strategies, and Actions [CHAPTER 2-110]
Town Policy 1: The County will collaborate with the Towns on matters of common interest to preserve
the identity of each Town and their role as economic and social centers. [CHAPTER 2110]
Strategy 1.1:

AND
Strategy 1.9:

Action A:

Action C:

Comment:

Work with the Towns to develop and implement a shared vision for the Towns and their
environs. [CHAPTER 2-110]
F. Assess the effectiveness of the JLMA approach and associated zoning in protecting
town character, maintaining a "hard edge" between the town and the rural areas,
and/or as a tool for expanding economic development objectives. [CHAPTER 2-110]
Support Town of Purcellville’s efforts to accommodate growth within the existing Town
limits and to maintain its role as a hub of economic development in western Loudoun.
[CHAPTER 2-121]
Establish a “hard edge” by implementing the uses and development pattern of the
Southern Rural Place Type and by identifying the lands adjacent to the Town of
Purcellville as priority open space areas for conservation easements. [CHAPTER 2-121]
Include setbacks, height limitations, and landscaping standards for developments along
Route 7, Route 287, and the Route 7 Bypass to establish and maintain a greenbelt or
“hard edge” around the Town of Purcellville characterized by open space and tree-lined
roadways. [CHAPTER 2-121]
Why a hard edge rather than a softer edge? From A QUICK GUIDE TO COMMUNITY
PLANNING FOR GREEN INFRASTRUCTURE
(https://www.ncforestservice.gov/Urban/pdf/aquickguidetogiplanning.pdf): "A hard
edge, where the habitat changes abruptly is common along man-made fields. A softer
edge can serve as a transitional zone or buffer and may support species specifically
adapted to take advantage of edge areas." If retained, add “hard edge” to the Glossary.

Implementation [CHAPTER 7-2]
Rural Policy Area [CHAPTER 7-28]
Policy:
Agricultural and rural business uses that are compatible with the predominant land use
pattern will be developed in a manner that is consistent with the County’s growth
management, economic, and environmental goals. [CHAPTER 7-30]
Strategy 3.2:
Action:

Comment:

Promote the retention and development of rural business uses that sustain the rural
economy and support the County’s agricultural and equine industries. [CHAPTER 7-31]
Create zoning regulations and development standards for existing and new types of
rural recreational uses to evaluate their appropriateness and ensure their compatibility
with the character of the RPA. [CHAPTER 7-31]
Rural recreational uses should be designed and sized to suit the needs of the RPA and
not to be primary or significant places that non-RPA people would go because their
recreational uses are insufficient for their needs (i.e., poor planning in the non-RPAs).

Strategy 3.3:
Comment:

Strategy 3.4:

Action:

Comment:

Promote and expand agricultural enterprises and the rural economy, and attract rural
entrepreneurs to locate in Loudoun. [CHAPTER 7-32]
Add an Action to provide agricultural businesses with educational and financial
assistance to help mitigate the potential negative impacts of agricultural pests such as
the marmorated stinkbug and the spotted lanternfly.
Maintain the Land Use Assessment Program to provide property tax relief to retain and
support agriculture, horticulture, forestry, and open space as critical components of the
RPA. [CHAPTER 7-33]
Regularly review, update, and enhance the Land Use Assessment Program and other
voluntary agricultural programs, such as the AFD program, to strengthen the rural
economy, preserve rural character, and maintain the viability of farming.
Incorporate this action into the section on Towns and JLMAs, perhaps under Strategy
1.1: Work with the Towns to develop and implement a shared vision for the Towns and
their environs, to assist in providing the greenbelt referred to in Towns and JLMAs
Strategies 1.4, 1.5, 1.8, 1.9 and 1.10.

Towns and JLMAs [CHAPTER 7-39]
Policy:
The County will collaborate with the Towns on other matters of common interest to
preserve the identity of each Town and their role as economic centers. [CHAPTER 7-39]
Strategy 1.1:
Action:

Comment:

Strategy 1.9:

Action:

Comment:

Action:

Comment:

Work with the Towns to develop and implement a shared vision for the Towns and their
environs. [CHAPTER 7-39]
Assess the effectiveness of the JLMA approach and associated zoning in protecting town
character, maintaining a "hard edge" between the town and the rural areas, and/or as a
tool for expanding economic development objectives. [CHAPTER 7-40]
Define "hard edge" in the Comprehensive Plan; see comments on this topic above
(CHAPTER 2-121).
Support Town of Purcellville’s efforts to accommodate growth within the existing Town
limits and to maintain its role as a hub of economic development in western Loudoun.
[CHAPTER 7-50]
Establish a “hard edge” by implementing the uses and development pattern of the
Southern Rural Place Type and by identifying the lands adjacent to the Town of
Purcellville as priority open space areas for conservation easements. [CHAPTER 7-50]
Define “Southern Rural Place Type” in the Comprehensive Plan, perhaps in the Glossary.
They should be named and described within the Play Types section of CHAPTER 2 as
well.
See comments re: “hard edge” above (CHAPTER 2-121).
Include setbacks, height limitations, and landscaping standards for developments along
Route 7, Route 287, and the Route 7 Bypass to establish and maintain a greenbelt or
“hard edge” around the Town of Purcellville characterized by open space and tree‐lined
roadways. [CHAPTER 7-51]
The phrase: “and maintain a greenbelt or “hard edge” around the Town” is confusing
because the term “greenbelt” seems to be more like the softer edge - see comment on
“hard edge” above).

Wikipedia (https://en.wikipedia.org/wiki/Green_belt): “A green belt or greenbelt is a
policy and land use zone designation used in land use planning to retain areas of largely
undeveloped, wild, or agricultural land surrounding or neighbouring urban areas.”
Glossary: Greenbelt: Any largely undeveloped area or an area of low-density
development consisting of entirely or primarily heavily vegetated open space
surrounding a developed area or separating one area from another to create a visual
separation.
Housing [CHAPTER 7-89]
Policy:
Increase the amount and diversity of housing unit types, sizes, and prices and promote
innovative designs throughout Loudoun County that are desirable and attainable to all
income levels. [CHAPTER 7-89]
Strategy 1.2:

Comment:

Locate housing that is developed to fulfill unmet housing needs in areas served by public
utilities and located near existing employment opportunities, public facilities and
services, transit, adequate pedestrian and bicycle infrastructure, and other amenities.
[CHAPTER 7-90]
Add an Action to provide economic incentives to the Towns to incentivize construction
of affordable housing.

Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

jnr2d2nick@aol.com
Monday, November 5, 2018 11:05 AM
Bryan, Nancy
[EXTERNAL] John Nicholas -- Charts supplementing presentation -- Envision PH
Scan_0094.pdf

Dear Nancy,
Please see that these charts are distributed to the Planning Commission. They supplement my verbal public hearing
input.

Thanks,
John
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

anthony noerpel <anoerpel@outlook.com>
Wednesday, November 7, 2018 9:46 AM
DEPT-PZ-PLANNING_COMMISSION; BOS; 350-Loudoun@googlegroups.com;
Sustainable Loudoun (lccss-forum@googlegroups.com)
[EXTERNAL] comments on the Comprehensive Plan 2040
Comments on the Comprehensive Plan Draft 7 Nov 2018.docx

Dead Planning Board, Supervisors, Staff and Friends
I cannot attend the public input session tonight as planned. I was to be speaker number 39.
Please refer to Figure 1 in my text. A good question to ask is whether there is any reason to expect that human
civilization can survive the abrupt climate change we are causing. There is no analog in the Phanerozoic Era that
geologists have found except perhaps for collisions with asteroids. And during the entire existence of human civilization,
there is evidence of civilization collapse caused by much less violent climate change. History and geology offer no
comfort. This doesn’t mean that civilization will definitely collapse. What is new is technology. But technology has
severe limits and it is a weak argument to assume that what got us into this mess is going to get us out of it. We have a
tendency towards violence, greed and ideology even in the best of times. In the end, civilization and comity depend on
a generous flow of energy.
Regards energy, please refer to Figure 2. In order to avoid catastrophe, we have to transition our entire energy supply
away from fossil fuels towards wind and solar. And we have to do it in 20 to 30 years. We’ve known about this for 50
years and squandered that advantage. At the same time, we have to increase total energy dissipation in order to feed
and care for an additional billions of people. And if we wish to save much of the biosphere, we have to pull carbon
dioxide out of the atmosphere using yet more energy, all from some renewable and sustainable source. This would be
difficult even if everybody acknowledged the problems we’ve created. Yet most Americans, including nearly all who
might by chance read these words, are in denial.
About fifteen years ago, I suggested to a running buddy that humans were on a trajectory of self‐extinction. He offered
two objections. The first was that when the climate began to impact people’s lives directly, they would vote out the
crazies and vote for more responsible people. But I pointed out that when conditions became bad enough to notice it
would be too late. And it is more likely that humans would turn to fascism in times of stress as we often have. We
would become even more disagreeable, if you will. And this is what is happening in our own country and in Brazil to be
sure.
The second argument was more inciteful. My friend argued that humans are a weed species and ubiquitous. No matter
how bad things got, there would always be some places where conditions improved, perhaps Northern Canada and
Siberia. The human population would go through a severe bottleneck where billions would die but some at least would
survive. That is small comfort by the way, but my counter was that we now have weapons of mass destruction and a
penchant for using them. He replied he hadn’t thought of that.
Here is the thing. If you think human civilization can survive it is likely only because you haven’t thought about it.
The bottom line is that we need a radical transformation of human social norms and we need desperately to grow
up. As someone who knows the science and the technology, I would be glad to help. In the current draft, significant
stakeholder groups are unrepresented: non‐Loudoun County residents, the biosphere and all future generations. I
would represent these groups.
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Best regards
Tony Noerpel

Sent from Mail for Windows 10
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Dead Planning Board, Supervisors, Staff and Friends
I cannot attend the public input session tonight as planned. I was to be speaker number 39.
Please refer to Figure 1 in my text. A good question to ask is whether there is any reason to expect that
human civilization can survive the abrupt climate change we are causing. There is no analog in the
Phanerozoic Era that geologists have found except perhaps for collisions with asteroids. And during the
entire existence of human civilization, there is evidence of civilization collapse caused by much less
violent climate change. History and geology offer no comfort. This doesn’t mean that civilization will
definitely collapse. What is new is technology. But technology has severe limits and it is a weak
argument to assume that what got us into this mess is going to get us out of it. We have a tendency
towards violence, greed and ideology even in the best of times. In the end, civilization and comity
depend on a generous flow of energy.
Regards energy, please refer to Figure 2. In order to avoid catastrophe, we have to transition our entire
energy supply away from fossil fuels towards wind and solar. And we have to do it in 20 to 30 years.
We’ve known about this for 50 years and squandered that advantage. At the same time, we have to
increase total energy dissipation in order to feed and care for an additional billions of people. And if we
wish to save much of the biosphere, we have to pull carbon dioxide out of the atmosphere using yet
more energy, all from some renewable and sustainable source. This would be difficult even if everybody
acknowledged the problems we’ve created. Yet most Americans, including nearly all who might by
chance read these words, are in denial.
About fifteen years ago, I suggested to a running buddy that humans were on a trajectory of selfextinction. He offered two objections. The first was that when the climate began to impact people’s
lives directly, they would vote out the crazies and vote for more responsible people. But I pointed out
that when conditions became bad enough to notice it would be too late. And it is more likely that
humans would turn to fascism in times of stress as we often have. We would become even more
disagreeable, if you will. And this is what is happening in our own country and in Brazil to be sure.
The second argument was more inciteful. My friend argued that humans are a weed species and
ubiquitous. No matter how bad things got, there would always be some places where conditions
improved, perhaps Northern Canada and Siberia. The human population would go through a severe
bottleneck where billions would die but some at least would survive. That is small comfort by the way,
but my counter was that we now have weapons of mass destruction and a penchant for using them. He
replied he hadn’t thought of that.
Here is the thing. If you think human civilization can survive it is likely only because you haven’t thought
about it.
The bottom line is that we need a radical transformation of human social norms and we need
desperately to grow up. As someone who knows the science and the technology, I would be glad to
help. In the current draft, significant stakeholder groups are unrepresented: non-Loudoun County
residents, the biosphere and all future generations. I would represent these groups.

Best regards
Tony Noerpel

These are my comments on the Comprehensive Plan I intended to read at the public input session
tonight, November 7, 2018.
The Earth surface has warmed 1.2o C above the pre-industrial climate and 50% of reef building corals are
dead. At 1.5o C, 75 to 90% of corals will be dead. At 2o C, corals will be extinct. Corals are the canaries
in the coal mine, the thin biologically active veneer on Earth surface. The canaries are dropping dead,
corals, finfish, pteropods, bivalves, krill, sea grasses, arthropods, birds, reptiles, amphibians and we
cannot escape. 93% of all children breath toxic air every day. We are killing our children, too.
The latest IPCC special report, emphasizes that to save reefs and avoid other bad stuff, we need to both
cut carbon emissions by 100% by 2040 and employ energy intensive negative emissions technologies on
a massive scale.
The county plan on page 3-13 in a little cartoon suggests cutting emissions by 22% by 2040. But this is
not a goal, or a commitment and there is no plan. If all humans cut emissions that little, the Earth
surface will warm between 3 and 4o C, well beyond our ability to cope. Without a plan, the most likely
outcome is a climate 4 to 7o C or more above pre-industrial and we go extinct.
I recommend rewriting the County Climate and Energy Strategy from 2009 based on science. And put
Envision Loudoun on a more realistic foundation.
I can help. I may be one of a few people in this room who has been reading the IPCC reports and I’m an
engineer and inventor with over 40 US patents. I know the science and I know technology. I would like
to help.
Thank you very much.
Written submission:
Engineers Kevin Anderson and Alice Bows informed us in 2012 that market-based solutions would not
work. “We urgently need to acknowledge that the development needs of many countries leave the rich
western nations with little choice but to immediately and severely curb their greenhouse gas emissions.
But academics may again have contributed to a misguided belief that commitments to avoid warming of
2 °C can still be realized with incremental adjustments to economic incentives. A carbon tax here, a little
emissions trading there and the odd voluntary agreement thrown in for good measure will not be
sufficient.” Anderson and Bows recognize the “catastrophic and ongoing failure of market economics
and the laissez-faire rhetoric accompanying it (unfettered choice, deregulation and so on)”.

Since before the current Board of Supervisors took office and before the publication of the County
Energy Strategy, I’ve been patiently attending Public Input Sessions and describing the changing climate.
We talked about the biosphere, temperature anomaly, extreme weather and sea level rise. For anyone
listening, the latest IPCC Special Report 15 would not have been a surprise. I thought I might encourage
the board members, singly or as a group or anyone really to invite me to discuss human-caused climate
change at length. I’ve offered many times to explain why all of the denier excuses were in violation of
physical laws and consequently foolish. Good folks advised me to focus on solutions rather than the
problem, expecting that all we had to do was change our light bulbs and recycle our one-time use
plastic. Unfortunately, as I’ve explained, the solution is we have to change ourselves. By this I mean we
have to discard our social norms and ideologies. We have to change the way we do business. Nobody
wants to hear that. I don’t want to hear that. Obviously, we have to understand the problem before we
will be willing to understand the scope of the solution.
I’ve been asked several times by members of the Board of Supervisors to describe local impacts to
Loudoun County from climate change because people only care if it has a local impact. I think this is not
true because it is “Global” warming and people must be more moral than this statement implies, but
there is one issue I raised. The County Plan 2040 champions vineyards and wineries in western Loudoun
noting we have 45 wineries and 738 acres of grapes providing jobs and commerce. What the IPCC
report AR5 published in 2013 reminds us is that for every 1-degree C of warming there will be 7% more
water vapor in the atmosphere. This is a consequence of the Clausius-Clapeyron equation. Given the
1.2 degrees we have already warmed the planet, there is now about 8% more water vapor with
increased humidity and rainfall and extreme rainfall. We will not be able to grow grapes in Loudoun
County in 2040. In fact, this industry is already dead. I asked a friend and local farmer how his grapes
did this year. He told me he fought fungus and disease all spring and early summer with increasing use
of expensive toxic chemicals and when he thought he’d beat the problem, the rain never let up in
August and September and he lost half his grapes. I asked what he was going to do and he said he can’t
afford to continue trying to grow grapes and has been looking for something else. That’s anecdotal but
you can see where the county plan is already outdated even before it is published.
The historian Yuval Noah Harari in his best seller Sapiens, allows that there exists an objective reality
which is true regardless of social norms and our subjective opinion. Gravity, the periodic table of
elements, electromagnetic fields, evolution, that the earth is 4.5 billion years old and climate physics are
all objectively true even if we do not believe in them. On the other hand, free market capitalism is
merely subjective opinion. It is not what is responsible for the remarkable dominance of Homo sapiens.
We have to control those impulses and come to grips with who we really are or we will go extinct.
While, we are not ready to hear that, we are running out of time to continue to ignore reality.
Figure 1 below shows the Earth climate over the last 110,000 years. it is the oxygen isotope
fractionation from an ice core at the top of Greenland. Cold is at the bottom and warm is at the top.
During the “last glacial maximum” about 22,000 years ago, this part of the world was 20o C colder than
today while the global average temperature was 3.5o C colder. This difference is well known as arctic
amplification. It is really a polar amplification as Antarctica was 11.5o C colder. You might note the wild
swings in climate during the 100,000-year period prior to the Holocene, the last 12,000 years, and the

remarkable stability of the climate during all of human civilization. There were six sub-species of
humans alive 100,000 years ago. Homo Neanderthalensis and Homo Denisovans survive in our gene
pool. Neanderthals had bigger brains and were more than likely more intelligent. We are more selfimportant and violent. It is believed we evolved to believe in shared stories about 70,000 years ago in
order to get along with each other in ever larger groups. These stories don’t have to be true objectively
and perhaps the more incredible they are the stronger the social cohesion. This characteristic might be
why we dominated the Neanderthals. Maybe someday we will actually know.
At any rate, the importance of the figure is that for civilization to have evolved required a stable climate.
the Maunder Minimum, the Medieval Warm Period, the Little Ice Age and much more are all true
climate variations which throttled various societies and civilizations but those are all represented in the
smooth Holocene climate. You cannot see them because they were actually tiny. Compared to how
violent the climate actually can be, they don’t show up in the figure. And that is the remarkable thing.
Very modest variations have significant impacts on societies. Imagine what a sizable and abrupt climatic
shift would do to civilization.
Actually, we don’t have to imagine this at all as we are living it. I’ve drawn what an ice core might look
like in 2100 taken from the top of Greenland. We are currently, 1.2o C above the preindustrial climate.
this is the NASA GISS average anomaly during the period 2014 through September, 2018 as compared
with the climate averaged over 1880-1910. 50% of all reef building corals are dead as a direct
consequence of human-caused climate change. I’ve been describing the deterioration of reefs for the
last two years. I know it is hard to believe because I didn’t believe it. By the time climate warms 1.5 o C,
in just a few years, 75 to 90% of all corals will be dead and by 2o C all will be gone. The difference is that
while the destruction of Earth’s reef system will be nearly complete at 1.5o C, it will still be possible,
given enough energy, time, money and will, to reverse the deterioration and salvage the reef system. At
2o C, it is all over for reefs and all of the species which depend on them for habitat and food. We learn
from the IPCC report that this is true for most of the marine biosphere including finfish, pteropods,
bivalves, krill, and sea grasses. Kelp forests along the California coast have been decimated. A recent
study of a protected rain forest in Puerto Rico describes the loss of arthropods, birds, reptiles, and
amphibians to climate change. This confirms an earlier study of insect population declines in Germany.
The World Wildlife Fund annual report tells us that we’ve lost 60% of all wildlife in the last 40 years. This
is our legacy we are bequeathing to our children. Of course, we are killing them too. A new report from
the World Heath Organization points out that 93% of our children are breathing toxic air every day.
I’ve told you about African elephants. We are causing them to go extinct too, though that is mostly due
to loss of habitat, which will accelerate as the population of Africa continues to swell, and exploitation. I
was surprised when President Trump lifted the ivory ban. That was not something that was consistent
with Republican economic ideology, it was just mean and for no good reason. It was something a
psychopath would do.
I will return to the failure of American economics but we need to finish our discussion of Figure 1. The
Envision Loudoun County 2040 Comprehensive Plan mentions in a cartoon on page 3-13 cutting carbon
emissions by 22% by 2040. However, this is not a stated goal or even an aspiration. It does not appear
in the text anywhere and there is no plan for how to achieve any reduction at all. I’ve estimated that if

all humans actually succeeded in cutting emissions by 22% by 2040, we will warm the planet by between
3 and 4o C. We would jump into the mid-Pliocene climate, 3 million years ago, within 80 years. Sea level
were between 10 and 22 meters higher. It was a different world. It is the same difference as the
climate shift since the last glacial maximum except in the other direction. But it of course gets much
worse because we are not going to cut our emissions at all if we do not have a plan to do it. And that
leaves us in the Trump World. Humans will go extinct with a very high probability.
The biosphere is already in trouble at 1.2o C so we are causing at least a minor extinction event which
will become significant at 2o C and the sixth major extinction event somewhere before 3o C. And a good
question is why didn’t the transition from the last glacial maximum to the Holocene cause an extinction
event? The answer is the velocity of climate change as well as the impact other human forces activities.
We emitted 11,300 million tonnes of carbon (940×1012 mol/yr) into the atmosphere in 2017. During the
entire Phanerozoic, the last 540 million years, we have discovered two events which should serve a
cautionary tale: 55 Million years ago, during the Paleocene-Eocene Thermal Maximum, (PETM) and 250
million years ago, at the Permian-Triassic (P-Tr) boundary. Peak PETM and P-Tr emissions are estimated
to be about 1,000 million tonnes of carbon/year (80–120×1012 mol/yr). We are therefore emitting
carbon into the atmosphere from the burning of fossil fuels, cement manufacture and land use changes
at a rate 10 times faster than these two extreme events. The PETM was a significant marine extinction
event and the P-Tr was the most serious extinction event in Earth history, killing 90 to 97% of all plant
and animal species. The rate is important because oceans can buffer even large emissions which
happen at a much slower rate and species can adapt to slow environmental changes. But they could not
adapt to changes that were only 10% as rapid as what we are doing.
I’ve identified various consequences of our inaction in Figure 1. However, one can say that Envision
Loudoun is entirely consistent with self-extinction.
Figure 2, shows the growth in energy consumption over that last 48 years. Note that fossil fuels grew
faster than all other sources of energy combined since 2000 and coal grew fastest of all. Coal is certainly
not dead. There is a myth in America that natural gas might replace coal but of course, after a few years
of relaxation, coal use grew again last year and this year. Why are we willing to believe nonsense this
incredible? Anyway, you can see that wind and solar didn’t put a dent in fossil fuel consumption and
hardly grew at all in absolute terms. In a mere 20 years how does such anemic growth translate into
replacing all of fossil fuel consumption, which is what has to happen. The projected fossil fuel reduction
shown in the figure is 7% a year but requires carbon dioxide removal or negative emissions on the order
of 100 to 1000 billion tonnes of carbon dioxide by 2100. According to studies from the European
Academy of Sciences and the National Academy of Sciences this might require more land than we now
use to grow food. And with the projected numbers of additional human mouths to feed, we need to
increase that as well with commensurate loss of wildlife habitat. In order to keep the climate
somewhere within the 1.5 to 2o C regime without negative emissions technology, we would have to
reduce emissions by about 10% per year.
Of course, this brings us to the bottom line. We have only so much land on the surface of the Earth and
limited ability to flow energy. And there will be competing needs for these resources. Capitalism and

free markets cannot solve these problems and only make things much worse. In another very good
book Homo Deus, A Brief History of Tomorrow, Yuval Noah Harari, writes: “Many neo-liberal economists
and political scientist argue that it is best to leave all the important decisions in the hands of the free
market. They thereby give politicians the perfect excuse for inaction and ignorance, which are
reinterpreted as profound wisdom. Politicians find it convenient to believe that the reason they don’t
understand the world is that they don’t need to understand it.” And “it is dangerous to trust our future
to market forces because these forces do what’s good for the market rather than what’s good for
humankind or the world.” Thus, when the solution is that we all have to give up on our shared fantasy in
capitalism, we really aren’t interested in the solution after all. However, if we understood the problem,
maybe, … or so I thought.
Let’s revisit economics. The first law of economics.
If one looks up the economist’s Production Function, say in Wikipedia, one will find that there are four
different equations, each with myriad variations. As with all economic theory, (economists do not agree
on anything) economists cannot agree on a single functional form. All four versions violate the laws of
physics similarly. The units of each term are not rationalized. Just as we cannot meaningfully add
meters to kilograms we cannot add labor to capital especially if labor is raised to the power of an
arbitrary parameter alpha and capital is raised to an arbitrary value of one-minus-alpha. A second
violation is also fatal. Production is not a function of labor and capital but a function of energy gradient
dissipation.
Dissipating an energy gradient or a flow of energy or a transformation of energy is required to produce
anything in the physical world. This first law is well known to chemists and biologists and indeed a new
branch of history called “systems history”. A flow of energy can be used to produce more humans,
increasing the labor pool, or produce more capital equipment such as oil-drilling rigs, grow more food,
increasing labor production, or improve education, producing more educated humans, improving
technology, and so on, but these are all feedback relationships. An organism can exploit a flow of
energy in such a way as to increase its exploitation of an energy gradient, i.e., increase the flow of
energy. For example, a dragonfly can improve (via evolution and natural selection) the algorithm it runs
in its little brain to more efficiently catch fruit flies and then use the extra energy to produce more
dragonflies (the selection process selects dragonflies with better algorithms). The currently evolved
dragonfly algorithm has a remarkable 95% success rate. But it is war of course and fruit flies are always
improving evasive techniques.
Mathematically at a high level, a better macroeconomic Production Function would look something like
this:
P = a dE/dt,
where P is production, E is energy, t is time, and the “d” symbol in mathematics means “change of”. The
symbol “a” is a conversion constant from Watts (Joules/second) to however we chose to measure
production, for example kilograms. In real life this equation becomes rather messy because we exploit
many different energy gradients and there are lots of different kinds of production. And it depends on

where we measure the energy flow. Further we also have to account for all the feedback relationships.
We will have to reinvent “systems economics” which was first introduced by Jay Forrester and the
authors of Limits to Growth and unfortunately immediately rejected by neo-classical economists.
This first law of economics is well-known to ecological economists and biophysical economists but
completely unknown in neo-classical economics. I should add that it was also understood by older
schools of economics such as the physiocrats. Although he did not have all the information we have
today, Adam Smith’s economics does not contradict this first law. That takes some explanation so I’ll
skip it for now.
The biologist Charles Cockell has written a fascinating book “The Equations of Life, how physics shapes
evolution” which describes how the laws of physics are as fundamental to biology as they are to
chemistry. By extension, all the laws of physics, biology and chemistry are fundamental to
understanding the human economy, as of course are the nascent disciplines of neuroscience,
psychology and systems history, all of which neo-classical economists ignore.
The second law of economics:
Production can be parsed into growth, maintenance and waste. All of it requires dissipating an energy
gradient via our first law. If we add a room to our house we have created growth. If we replace the roof
after a storm or simply because it was old and worn out, that is maintenance. We have not produced
more wealth. In both cases, we’ve also produced waste; those little bits of scrap two-by-four that end
up in a landfill. Our economy, like all living organisms is in thermodynamic non-equilibrium. So, the
second law of economics is nothing more than the second law of thermodynamics; the law of entropy.
The law of entropy cannot be violated by any non-reversible process, and therefore, cannot be violated
by the economy.
Entropy is a very confusing term because it has three definitions. Its original definition due to Clausius is
a measure of the irreversibility of a process, for example the heat generated by the friction of moving
parts. In statistical mechanics and the great insights of Boltzmann it is a measure of disorder. In
communications theory and computer science entropy is a measure of uncertainty, thanks to Shannon.
Mathematically, these are the same thing, except that everybody has an opinion on this. What we care
about is simply that not every bit of energy gradient we dissipate is useful in production, not everything
we produce is growth, and wealth is constantly deteriorating. The second law can be symbolically
written, at a high level, as:
P(G, M, W) = a (dE/dt – TdS/dt),
Where P, production, is a function of Growth, Maintenance and Waste, E is energy, S is entropy, T is
temperature and a is a conversion factor. This formulation satisfies the corner case where we run out of
energy gradiences to dissipate and the cases where destruction of wealth during the year (due to fire,
mudslides, hurricanes and old age, etc.) exceeds total production and the cases where we generate
waste, i.e., defense spending, landfill detritus and pollution. Economic theory and GDP do not explain
these results.

What neo-classical economists do is count the flow of money in GDP regardless of whether the money
was spent on growth, a new addition; maintenance, replacing a roof; or waste, the destruction of
Fallujah and Yemen. The modern concept of GDP was developed by Simon Kuznets in 1934. He did not
want to include finance and advertising because he believed these things were not productive. He also
warned that GDP should not be used as a metric of human welfare. Others have argued that we should
not count defense spending; which is always waste if it is not used and generates substantial waste if it
is. If we eliminate these categories from GDP, we would probably find that our economy is no longer
growing, which is why life expectancy is falling, infant mortality is rising and college and health care are
becoming increasingly unaffordable. Global warming will permanently destroy our ability to grow the
economy. Economic losses in large coastal cities due to coastal flooding were US$6 billion in 2005 and
expected to grow to US$1 trillion by 2050. At four degrees, the Trump target, the global economy is
expected to lose US$23 trillion per year but this estimate does not account for all loses, for example the
cost of negative emissions. Besides not being able to afford to do it, we don’t know how to do it and will
likely not have the energy to do it. Yet, if we want to save coral reefs we have to do it.
Succinctly, the second law of economics says that only production which exceeds maintenance and
waste can be counted as growth. And as the human economy is far from thermodynamic equilibrium,
bananas rot and cars rust, maintenance and waste cannot be avoided. Further, as all production
processes are irreversible, 100% efficiency is impossible. In some cases, such as agriculture, it is not
even desirable since we lose resilience and stability.
There is an alternative to such a bleak future but we have to rewrite our economic text books and
modify all of our inter-subjective social norms. We will have to change who we are and what we want
to be. That we need perpetual growth is a social norm having to do with justifying all the money we’ve
borrowed, not an objective statement about reality. The sixth extinction is our problem and we cannot
grow our way out of it. And of course, the sixth extinction involves us. We should not be fooled by our
self-importance. We are not very intelligent or at least sufficiently intelligent to avoid self-extinction. If
we were we would not have created these problems in the first place. We simply have great hands and
great stories.
The solution is we have to change ourselves and exercise self-control. We have to control greed not
encourage it. We have to show some backbone. It would be nice if we could just acknowledge reality
and discuss it.
Envision Loudoun is unimaginative and depressing. It is not easy to behave in new ways because our
thoughts and actions are constrained by current shared ideologies and social norms. Unfortunately, our
ideologies are killing us, the biosphere and future generations. We need to imagine the world as it really
is and develop a plan to eliminate fossil fuel consumption completely by 2040. A good starting point
would be the California Plan to reach zero emissions by 2045. If Governor Brown can have this
discussion then so can we.
Note to readers: adding references is the hardest part about writing anything worth reading. And it
takes a lot of time. I didn’t have that luxury this time. But all of the references are published in my Blue

Ridge Leader articles except for a few which were only just recently published such as the WHO report
and the Puerto Rico study. Certainly, if you ask, I will be happy to provide all the references and much
more besides. It would be a conversation worth having.
The Anderson and Bows remarks are from Kevin Anderson and Alice Bows, A new paradigm for climate
change, Nature Climate Change, Vol. 2, September 2012.

Figure 1. climate since the last interglacial. Source: Deplazes et al. (2013) Nature Geoscience 6: 213-217

Figure 2 source: Filip Johnsson, Jan Kjärstad& Johan Rootzén(2018): The threat to climate change
mitigation posed by the abundance of fossil fuels, Climate Policy:
https://doi.org/10.1080/14693062.2018.1483885
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JIll Norair
[EXTERNAL] Transition area

Because I agree with everything below I pasted it. But the amount of Rampant development is INSANE! And
where I live the cell service has gotten SO bad and the reason Verizon says is because of all the usedon't of the
towers from the new development. SO if I have an emergency ( and it did happen before ) it is very difficult to
reach 911. I don't want to sell my property and I have lived in the dc area all my life. But with the traffic, the
insane amount of houses that look exactly the same and issues listed below, it has become less and less
desirable to live here. Very very sad that citizens aren't listened to. We already are one of the wealthiest AND
most expensive county’s in the country. When is enough enough??










Citizen input over the past two years has been in favor of controlling Loudoun’s overdevelopment; this
plan does not do that.
The eastern part of the county is underserved by parks and trails; land exists in the Transition Policy
Area which should be reserved for parks and open space; this plan does not do that.
Strategic Plans cannot be driven by unconstrained housing demand. They should prioritize needs of
residents first (roads, schools, parks, taxes, green infrastructure, quality of life) and then plan housing
volumes based on these constraints). This plan does not do that.
Loudoun’s growth rate has averaged above 5% annually from 2000-2017, versus an overall growth in
the DC Metro Area of 1.5%. (Population, housing, and student enrollment). We need to slow down and
catch our breath. This plan does not do that.
Loudoun’s operating budgets have been growing 10% a year since 1990, reflecting that each new house
requires more in services than the tax revenue generated.
There are already 52,000 housing units either in the pipeline or permitted by current zoning but not yet
approved, which means the county can accommodate about 150,000 new residents without adding ANY
units to the existing plan.
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Alliance Alert
Alliance Comments on Loudoun County's Updated
Draft 2040 Countywide Transportation Plan
Last night the Alliance joined nearly 100 different organizations and individuals in
commenting on Loudoun County's draft 2040 Countywide Transportation Plan. The
Alliance's comments focused on three key priorities:

1.) Applauding Loudoun County's leadership identifying two potential
corridors for a New Potomac River Crossing, which will carry over 100,000 trips
per day, reduce congestion on the American Legion and Point of Rocks bridges, and
improve connectivity between Loudoun and Montgomery County. Indentifying these
locations encourages further action by Maryland to address this critical need.

2.) Focusing transportation investments on the areas of the transportation
network with the most need, rather than geographic location. When evaluating
future transportation investments, the County would be best served to weigh
congestion relief as the priority for funding.

3.) Improving North-South Mobility - Loudoun County's planned improvements
and extension of Northstar Boulevard and the Loudoun County Parkway as well as
U.S. 15 improvements are critical to achieving the County's economic development
and job creation objectives.
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Click Here to Read the Alliance's Full Statement

Contact Loudoun County's Planning Commission TODAY
at loudounpc@loudoun.gov to let them know you support the
Alliance's priorities for regional transportation improvements.

INVEST

MAKING BETTER WAYS
NORTHERN VIRGINIA TRANSPORTATION ALLIANCE

For over 30 years, the Alliance's focus has been on transportation investments that will move the
most people in a cost effective manner and provide a regional framework to support intelligent land
use decisions.

The NVT Alliance is a 501(c)(3) committed to
improving the quality of life in our region by
championing its transportation infrastructure.
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CONTACT US
Address :
NVTAlliance
P.O. Box 6149
McLean, VA 22106
United States
Email :
info@nvta.org

Copyright © 2018 Northern Virginia Transportation Alliance
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[EXTERNAL] Evergreen Mills Re-zoning Concerns

My name is Tim Owens. I bought a house off of Evergreen Mills last year, because of Loudoun's plans/promises for this
area ‐ the transition zone, restrictions on growth, etc. Now, I see that the planning commission and Board of Supervisors
are planning to renege on those promises. I’m wondering what on earth would make the Board of Supervisors think this
is OK? There are plenty of parts of the county that are conducive to adding more high density housing, but the transition
area was designed to have land and be low density. People to whom that promise appealed selected this area to live. I
spent a year in Brambleton in a high density housing area and can attest that it no where compares to the current
livability of Aldie (Willowsford). It was a key factor in our decision to move here, to what (we thought) was finally a
more intelligent approach in Loudoun County ‐ one that limits excessive growth, but allows for infrastructure. This plan,
if implemented, will make it clear to the residents that there is to be no intelligent approach to development in
Loudoun.
The only people supporting it are the developers and the County officials, not a single resident I’ve spoken to or read!
So I would like to remind the Board that you were not elected by the developers or to represent the their interests. You
were also not elected to represent the interests of would‐be Loudoun residents. You were elected to represent the
existing residents. And those residents will make their voices heard ‐ hopefully in time to save the last livable enclave in
Loudoun, but certainly in the next election.
Thank You,
‐Tim Owens
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[EXTERNAL] Envision Loudoun 2040 -- constituent comment

Dear Loudoun Planning Commission,
I am a relatively new resident to Loudoun County. My partner and I were drawn to the area and bought our
home in Lansdowne in part because of the leafy green neighborhoods, ample park lands, and good public
services (like the public transportation services through LCT). As you consider the draft Envision Loudoun
2040 plan, I wanted to add my voice to those of my fellow citizens to help inform your decisions for the
interests of the residents of this community.
As a Loudoun homeowner and resident, I am interested in seeing a plan that includes measurable results and
county actions that manage growth, improve transportation, protect environmental and heritage/cultural assets,
and most importantly -- prioritize clean water, air, energy, and green space for our community and those
"downstream" from us.
I am greatly concerned by an increasing deficit of public facilities and services for existing residents and the
already approved but unbuilt houses Loudoun will see in the coming years. In particular, I am alarmed by
the proposed changes to the Transition Policy Area that would effectively suburbanize it, allowing even more
sprawling residential growth in rural land areas, as well as allow light industrial development in the drinking
water source protection area, a highly sensitive area that drains to the Goose Creek reservoir above the public
drinking water intake.
I moved to Loudoun from downtown DC. As such, I value smart development close to transit hubs like the new
Metro stations. We should be centering development around transportation infrastructure that allows us to
leverage Silver Line tax revenue, minimize additional traffic, reduce vehicle miles traveled, and provide for a
fiscally responsible, sustainable future for our community.
Thank you for your consideration.
Sincerely,
Angela Pan
43098 Rocky Ridge Ct.
Leesburg VA 20176
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Toby <toby.patel@gmail.com>
Friday, November 9, 2018 8:17 PM
DEPT-PZ-PLANNING_COMMISSION
Piyush Patel
[EXTERNAL] Additional Housing in Loudoun

Good evening,
I am a Loudoun County resident and live in Willowsford. I moved my family out to Loudoun from Fairfax County 3.5
years ago. We moved further west for more open space. Our home backs to open land that we were told would stay
that way. My commute to Reston has increased from 25 min to 45 min in 3 years with all of the growth in Loudoun.
I am opposed to the proposed plan to bring higher density homes to Loudoun. Until the the infrastructure can support
the growth it just doesn’t make sense. Our schools are overcrowded and roads have not kept up with the growth.
Thanks
Shikha Patel
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Bryan, Nancy
From:
Sent:
To:
Subject:

Susan Petrakes <spetrakes@gmail.com>
Monday, November 5, 2018 12:14 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Transition Policy Area on Route 50

Importance:

High

Dear Planning Commissioners,
I appreciate that the planning commission must reassess development for the future.
The area on route 50 heading west to route 15 has grown exponentially, and has gotten out of
control!
Please stop allowing plans to be put in motion to further the overcrowding on route 50 west of
Stone Springs Blvd.
As well, the speed limit could even be lowered, have you taken a look at the volume of dead
animals on the sides of the road???
There are way too many people and houses moving out this way and it has got to stop!
Please stop increasing the density and volume of homes being built in our transition area!
What would be better is if you all would focus your attention on getting the Dulles Landing
Shopping Center II built, not more houses!!!
Thank You,
Susan & Andrew Petrakes
Aldie, VA
(619) 890-8165
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

John Petrole <johnny.petrole@gmail.com>
Friday, November 9, 2018 1:29 PM
DEPT-PZ-PLANNING_COMMISSION
Katie Petrole
[EXTERNAL] Resident voice on 2040 TPA

Good afternoon,
I'm a resident of Willowsford Grange off Evergreen Mills road. I'm writing to share my thoughts on some of the
proposals for the TPA draft plan that would propose more housing units and modify some of the TPA areas
overall from a more rural and open area to a more developed and suburban area.
I fully understand that I don't know all the in's an out's the county needs to deal with and it must be very
difficult to balance. But I want to share my thoughts & concerns as a resident. I grew up in Centreville from
1986-2004. I've lived in Reston & Arlington an adult and have chosen Ashburn to settle my family. So I've
experienced several counties in VA.






Schools & rezoning: A main appeal to move here was the Loudoun County School system. In the 3
years since we've been here the zoning has come up every year and kids have changed schools. We have
3 beautiful new schools on Evergreen Mills road and it is a major concern if we're going to have to
continue to wonder where our kids will go to school from year to year. Again, I get that re-zoning is
necessary evil, but please consider it in the housing increases.
Loss of Green Space: I'd ask that losing green space for residential and industrial space if seriously
considered. I don't understand the need for more homes. I don't understand the need for more data
centers. We moved here for the balance between rural and suburban and since, it has been data center
after data center after housing & housing. I love the semi-rural nature and wildlife; it is what drew us
here. When I leave our neighborhood and turn LEFT on Evergreen Mills towards Leesburg I feel
tranquil and happy to call this home. When I turn RIGHT on Evergreen Mills towards 606, I feel like I
am entering a suburban area to go to Walmart & Sheetz and commute into the DC Metro. Both have
their place, but I'd hope that we keep them separate.
Unmanaged Growth: Consider the approval to allow growth vs the reality of how that growth can be
managed. I've seen Centreville development set out with best laid plans but as it occurred over 20+ years
it became a sprawl. We don't need growth for growth's sake or because we can.

Just the 2c from a resident who hopes to live here for the next 20 years, but has seen a poor development trend
in the past 3 that puts that into question.
Thanks for your time.
John & Katie Petrole
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Bryan, Nancy
From:
Sent:
To:
Subject:

Natalie Pien <natcpien1@gmail.com>
Tuesday, November 6, 2018 10:50 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Draft New Comprehensive Plan

Hello, here are my comments. Regrettably, I will not be able to present them in person. Please let me know if
you have any questions.
Thank you,
Natalie Pien
20644 Gleedsville Rd
Leesburg, VA 20175
703 963 3573
Sierra Club, Great FAlls Group, Conservation co-chair
350 Loudoun Activist/Organizer
Unitarian Universalist Church of Loudoun, Green Team
Proposed New Comprehensive Plan
Planning Commission Public Hearing, November 7, 2018
Natalie Pien Comments
The draft New Comprehensive Plan is deficient in many aspects, including sustainability and
energy. Though public support for sustainability is strong, it does not appear in the draft plan. Neither
does energy.
A Sustainability Plan is essential to maintaining and ensuring for the future the high quality life in
Loudoun today. An energy management plan is essential to create a resilient community that can better
withstand climate related risks and economic shocks. Both must be included in the New Comprehensive
Plan.
Fortunately, the County has many resources in these areas. First, Loudoun County Planning Department
staff includes Melissa Lindsjo. She has experience writing the Sustainability Plan for Prince Georges
County. She lives in the District of Columbia, which is a leader in Sustainability, Green Policies, and Clean
Energy. Ms. Lindsjo has the professional expertise and the life style experience to help Loudoun County
become a better, more attractive community.
Second, Loudoun County has a County Energy Strategy that addresses both the public and private
sectors. It was adopted in 2009. Many advances have been made in terms of energy legislation,
technology, and financing. The 2009 Strategy must be updated (in a public and transparent manner) and
included in the New Comprehensive Plan to ensure that it will be followed by the private sector. In
addition, it must be included in such a way to allow frequent updates to reflect the rapidly changing field
of energy.
Third, Loudoun County is a member of the Metropolitan Washington Council of Governments and has a
seat on the Climate, Energy, and Environment Policy Committee. The Committee adopted the Regional
1

Climate and Energy Action Plan, 2017‐2020 https://www.mwcog.org/documents/2017/03/23/regional‐
climate‐and‐energy‐action‐plan‐climate‐‐energy‐climate‐change‐energy/ It identifies recommended
actions for local governments aimed at reducing the carbon impact of the built environment, energy, and
transportation sectors, while increasing resiliency and improving education and outreach. There are
many detailed options for Loudoun to choose from for it’s New Comprehensive Plan.
The decisions and plans that Loudoun County makes and adopts affects Loudoun residents’ daily life as
well as the impact of Loudoun on the environment. The October 8, 2018 Special Report on Global
Warming of 1.5OC by the Intergovernmental Panel on Climate Change, IPCC, warns that the world has
only 12 years to keep global warming to a maximum of 1.5OC. The Earth has already warmed 1OC. The
IPCC summary for Policy Makers states that urgent and unprecedented changes are needed to reach the
1.5OC target.
The IPCC’s call for urgent and unprecedented changes can be answered in a well‐crafted and responsible
New Comprehensive Plan. Loudoun has the public support, human resources, documents to make the
urgent and unprecedented changes. Will you, the Planning Commission, follow through?
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Bryan, Nancy
From:
Sent:
To:
Subject:

emily pin <mrsemilypin@gmail.com>
Wednesday, November 7, 2018 10:50 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] I am opposed to the Comprehensive Plan!

Planning Commission
I am AGAINST the current draft 2040 Comprehensive Plan. This plan is reckless and will overdevelop our
county in an unsustainable manner. I implore you to revise the plan and listen to the needs of the current
residents of Loudoun County.
Sincerely,
Emily Pin
Leesburg Resident
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Bryan, Nancy
From:
Sent:
To:
Subject:

Martha Polkey <mp@budiansky.com>
Thursday, November 8, 2018 6:26 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Listen to the Citizens

Dear PC Chair and Planning Commission members,
Citizens were assured at the launch of the Envision Loudoun process that citizen input would have a prominent
place in the Comprehensive Plan update process.. Their input was ample and their preferences were clear:






They want new growth to be around Metro stations and want no new growth in the Transition or Rural
areas.
They want congestion reduced, road safety increased, more and better transit, and more bike trails.
They want more parks, open space, and trails.
They want heritage assets protected.
They want the mountains, streams and wildlife protected.

Those clear and firm desires were ill-represented in the draft document produced by the development industry
dominated Stakeholders group, and they are even more poorly represented in the document that you, the
Planning Commission, has presented to citizens.
One Commissioner publicly stated that “we have our own ideas” about what the new Comp Plan should look
like.
Citizens would like to remind you: While you were appointed and not elected, it is still your duty, in a
democracy, to place citizens’ needs first, and to be fiscally prudent.
Your proposed addition of 21,000 new housing units to the 52,000 already approved or allowed by right comes
with no fiscal analysis. It will put Loudoun in a significantly less fiscally responsible place and is absolutely
contrary to public preference.
Your must do your duty to the citizens of Loudoun. See the bullet points above.
Martha Polkey
Lucketts
Martha Polkey
Black Sheep Farm
14605 Chapel Lane
Leesburg, VA 20176
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Bryan, Nancy
From:
Sent:
To:
Subject:

Mildred Porter <mporter@tollbrothers.com>
Friday, November 9, 2018 5:28 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Mildred Porter
20590 Hope Spring Terrace #301
Ashburn, VA 20147
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

R. H. Powell <rhpowell4@gmail.com>
Sunday, November 4, 2018 10:10 PM
DEPT-PZ-PLANNING_COMMISSION
Jessica Anne Powell
[EXTERNAL] Growth Plan - Vote Slow Growth

As a Loudoun residents and voters, my wife and I strongly request you vote down the expansion of housing in
the TPA referenced in the Loudoun 2040 plan: https://www.loudoun.gov/Loudoun2040
Please vote for for slow growth and do not further accelerate the rapid housing growth in our county, especially
the transitional area.
Thank you for your support,
R. H. & Jessica Powell
40525 Greyhouse Place
Leesburg VA, 20175
C - 703-867-5899
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

Susan Pratt <susanpratt2400@yahoo.com>
Sunday, November 4, 2018 10:47 AM
DEPT-PZ-PLANNING_COMMISSION; Priscilla, Tom
[EXTERNAL] Fw: Envision Loudoun 2040 Letter to Planning Commission from Douglas
and Susan Pratt
Loudoun Planning Commission Letter.docx; Fleetwood North Aerial.PDF

Dear Planning Commission Members,
We will not be able to attend the public hearing November 7, 2018, but we have attached a letter and aerial photo that we
hope you will review and include in the public record on the Comprehensive Plan Envision 2040. Thank you for your time
and consideration.
Very Respectfully,
Douglas and Susan Pratt
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November 4, 2018
Loudoun County Planning Commission
P.O. Box 7000 Leesburg, Virginia20177-7000
Attn: Planning Commission at Large and
Tom Priscilla, Blue Ridge District
Re: Envision Loudoun 2040
F1 Proposed Transition Compact Area

Dear Honorable Loudoun County Planning Commission Members,
Loudoun County faces challenges to keep pace with housing demands of an expanding population and
still preserve the rural beauty that has always been at the heart of Loudoun County.
Our property is located in the Transition Zone south of Sleeping Woods Court between Evergreen Mills
Road and Fleetwood Road in one of the few remaining areas that has not been fully developed.
Combined with six surrounding property owners: Lonnie and Pamela Gaddy, Thomas Wells, James and
Aleta Kennedy, Jung and Soonku Lee, James Berger and Karen Disandro, the properties total 152+ acres,
which could be available to help meet the county’s needs for housing in a part of the county that will not
disturb the rural lifestyle and beauty of western Loudoun.
The 152+ acres are ideally suited for zoning of 4 to 8 units per acre to help satisfy Loudoun County’s
housing needs as proposed on the Transition Policy Area Draft of October 23, 2018 for the following
reasons:
 Properties are buffered from adjacent neighborhoods by Hanson Park, the new Independence
High School and conservation area along Fleetwood Road.
 The StoneSprings Hospital Center is within approximately three miles of our properties.
 The property is located near Dulles Airport and the Silver Line.
 Nearby Evergreen Mills Road and Northstar Boulevard are scheduled to be improved and
utilities are close by to service growth.
Having the Commission approve the higher density for our area would help meet the County’s housing
needs for growth in an area better equipped to accommodate greater density. We hope you will
consider our request and see this as a true opportunity for everyone to benefit and move forward with
the goals of Envision 2040.

Very Respectfully,
Douglas Pratt and Susan Pratt
23184 Sleeping Woods Court
Aldie, Virginia 20105
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Loudoun County | Virginia
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- Google Earth Pro December 2016 Aerial Photograph
While we have no reason to doubt the accuracy of
any of the information supplied, we cannot, and do
not, guarantee its accuracy.
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Set to open in 2019 across from Madison’s
Trust Elementary School, the Hal and Berni
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Bryan, Nancy
From:
Sent:
To:
Subject:

Larry Presgrave <larry.presgrave@icloud.com>
Thursday, November 1, 2018 4:22 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Development route 15 area

I am a 35 year resident of Loudoun County and live off of Peach Orchard Lane, Aldie. I am in favor of the proposed
development on the east side of route 15 and believe developers/owners should enjoy by‐right use of their property. It
is also my belief that many of those opposed to development live in recent developed open land and now they don't
want additional growth which is selfish and short sighted. Loudoun county cannot remain as it was in the 40's and 50's.
Thank you for the opportunity to objectively comment on the proposal.
Larry Presgrave
Peach Orchard Lane, Aldie.
Sent from my iPhone
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Bryan, Nancy
From:
Sent:
To:
Subject:

lisbethprins@plantaplant.com
Wednesday, November 7, 2018 3:59 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] REGARDING INFILL DENSITY WHEN HIGH DENSITY IS AROUND ME

DEAR MEMBERS OF THE BOARD OF SUPERVISORS AND PLANNING COMMISSION,
I AM WRITING IN REGARDS TO THE TR3 ZONING I AM UNDER. I HAVE LIVED HERE FOR 30 YEARS. NOW, I AM
BETWEEN BLASTING ZONES, NOISE CREATORS AND DIRT INFLUX FOR A HIGH SCHOOL CURRENTLY UNDER
CONSTRUCTION ON LIGHTRIDGE FARM ROAD & WILLOWSFORD. ALREADY MY QUALITY OF LIFE HAS BEEN
IMPACTED. MY WELL WATER IS NOW FOUL SMELLING & TASTES HORRIBLE. THE CYRSTAL CLEAR CLEAN LAKE I USED
TO IRRIGATE THE PLANT MATERIAL WE GROW AS THE BACK BONEBONE OF MY BUSINESS (AND SOLE SOURCE OF
INCOME) HAS BEEN FOULED 3 TIMES IN THE PAST 4 MONTHS. TRUCKS CONSTANTLY BRING IN OR TAKE OUT DIRT FOR
THE SITE. SOME OF THE TRUCKS LEAK CHEMICALS THAT WILL WASH INTO THE LAKE. WHAT MEASURES HAVE BEEN
TAKEN TO ANALYZE THE SOILS THAT ARE BROUGHT IN FOR THE HIGH SCHOOL? THE NOISES SCARE MY RARE BREED
PONIES DAILY. I REPAIR SECTIONS OF FENCE AT LEAST WEEKLY AND SOMETIMES DAILY AS THE PONIES BOLT THROUGH
THE FENCE FROM THE RACKET. THE ROAD IS BLOCKED DAILY AND HAS BECOME A HAZARD. MY PLEASURE OF DRIVING
ONE OF MY PONIES ON THE ROAD IS NO LONGER POSSIBLE ON WEEKDAYS. WHEN THE LIGHTS, CARS, AND ACTIVITIES
START AS AND WHEN THE SCHOOL OPENS THE LIGHT, WATER AND NOISE POLLUTION WILL DO IRREABLE HARM TO
BOTH MY WAY OF LIFE, JEOPARDIZE MY ABILITY TO GROW PLANTS AND THEREFORE MY BUSINESS. FOOTBALL GAMES,
PRACTICES, AND INFLOW AND OUTFLOW OF BUSES AND CARS WILL COMPOUND THE PROBLEM. A ONCE COUNTRY
GRAVEL ROAD WILL BECOME A TRAFFIC JAMMED IMPEDIMENT.
PLEASE ALLOW ZONING TO BE BASED ON DENSITY, IF NOT HOUSES THEN BY HIGH SCHOOL DISTANCE. WHERE ELSE
IN THE COUNTY ARE THERE TWO HIGH SCHOOLS APPROXIMATELY 1.0 MILE OF EACH OTHER AS THE CROW
FLIES? TOWNHOUSES AND KIRKPATRICK FARMS THE SAME DISTANCE. FINALLY, AS A SINGLE MOTHER WHO LIVES BY
HERSELF (UNLESS HER DAUGHTER IS HOME FROM COLLEGE), YOU HAVE OPENED THE DOOR FOR HARM TO MY
BUSINESS, MY ANIMALS AND MYSELF BY THE DENSITY YOU HAVE ALLOWED AROUND ME BUT NOT FOR ME.
SINCERELY SUBMITTED,
LISBETH PRINS, JOHN FRYE FARM
MANAGING MEMBER
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Bryan, Nancy
From:
Sent:
To:
Subject:

Pascale Roy <PROY@tollbrothers.com>
Monday, November 12, 2018 11:54 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
1

Pascale Roy
219 Magruder Place
Leesburg, VA 20175
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

John Rusignuolo <john@ashleyevents.com>
Wednesday, November 7, 2018 4:51 PM
DEPT-PZ-PLANNING_COMMISSION
BOS
[EXTERNAL] Planning Commission Public Hearing- November 7, 2018

Dear Commissioners,
I would like to take this opportunity to voice several concerns that I have regarding the Envision Loudoun Draft. I cannot
attend the public hearing this evening, but would like this email to be a part of the record.
As a Purcellville resident, I have several concerns regarding the Transition Policy and Rural Policy areas. I believe that
the Planning Commission needs to hold strong on the original concept of both areas and look very closely at the
recommendations the Envision Loudoun team has brought forth. I believe that opening any avenues, even just a little,
will bring a push for high density development westward.
I feel that the JLMA should be eliminated where development has already occurred and no further build out could
happen, such as where I live in Wright Farm, or Browns Farm to the south. I do not agree that undeveloped parcels
should be as small as .3 in the JLMA or that clusters solve these problems. That would irreparably change the landscape
in addition to putting a drain on water resources.
I am also not sure I follow the annexation language in the document (2‐124,2‐125, 7‐41) but know that the Town and the
County, along with the residents who are impacted must have a say in this process and nothing should be done
automatically or after a 5 year waiting period. Where is the review? Where is the citizen input? If this is the case, then
the JLMA should be eliminated all together. Again, I may misunderstand the verbiage used and I may not be the only
one.
I am also opposed to the Northern Collector Road (NCR) that is depicted on the Transportation Map, p539. This option
still comes very close to homes in the Wright Farm area and will only induce development around it and next to it,
including encouraging high density development of the Warner property located on the northeast corner of the
Purcellville Road and Hirst Road intersection and the Kline property, located at the southwest corner of Berlin Turnpike
and St. Francis Court. When Wright Farm was approved by the County for homes, the rights of way should have been
eliminated.
This is the time to make this right and remove any reference to the NCR. As it stands, VDOT has concerns regarding St.
Francis Court and visibility. I hope that as Planning Commissioners you will help preserve this section of Purcellville and
remove this 4 lane roadway that runs through a very low density residential area.
I wholeheartedly agree with the Coalition of Town's recent letter that was sent regarding their heightened concerns of
the future; there is much more at stake than the document addresses for the Western portion of the County.
I hope that you will strongly reconsider any further intense development to these areas, revisit the JLMA and its' intent,
as well as remove any reference to the Northern Collector Road.
Thank you for your dedication to serving our County.
Respectfully,
John Rusignuolo
1

561‐350‐3552
38139 Piggott Bottom Rd
Purcellville, VA 20132
Catoctin District

Sent from my iPhone
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Bryan, Nancy
From:
Sent:
To:
Subject:

Sue Russell <srussell846@gmail.com>
Saturday, November 3, 2018 11:12 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Loudoun Co. Draft 2040 Comprehensive Plan - Planning Commission
Public Hearing Comment 11/7

Please add back to the current draft the following items that had been included in the county’s
previous comprehensive plan:





Designation of the green infrastructure as the framework for all land use planning that will
guide where and how development and redevelopment occurs.
Identification of the watersheds as the key natural resource element in the green infrastructure
that will be used as its primary organizing unit.
Protection into perpetuity.
Integrated management strategies to protect our natural assets.

We cannot save key natural resources for the future that we have not identified and developed strategies to
preserve.
Sue Russell
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Bryan, Nancy
From:
Sent:
To:
Subject:

Terrance Ryan <tcryan@i2xllc.com>
Thursday, November 1, 2018 4:16 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Bait And Switch

Are you listening to the citizens? This plan IS NOT what we want. This plan will destroy why we came to Loudoun
County.
Take down the pastoral pictures of barns and scenery in your promotions. Replace them with honest pictures of cold
ugly data centers cheek by jowl, traffic everywhere, crowded schools and just more little boxes on smaller and smaller
lots. Trampling of our history and on and on.
This is planning? I think not. Represent the people not the developers.
Aldie
Sent from my iPhone
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Saul, Andrew <Andrew.Saul@bfsaul.com>
Wednesday, November 7, 2018 4:17 PM
DEPT-PZ-PLANNING_COMMISSION
Downie, Brian; Collich, John
[EXTERNAL] Loudoun 2040 Planning Commission Public Hearing
Loudoun 2040 Planning Board Public Hearing Testimony B.F. Saul 11-7-2018.pdf

Hello, my name is Andrew Saul and I am submitting the attached written testimony on behalf of the B.F. Saul Company
and its affiliates, which owns a substantial amount of property in Loudoun County, in advance of the Planning
Commission public hearing scheduled for 11/7/2018. Thank you

Andrew Saul
Vice President, Acquisition & Development
Saul Centers, Inc.
7501 Wisconsin Avenue, Suite 1500E | Bethesda, MD 20814
Phone: 301.986.6239
Andrew.Saul@bfsaul.com | www.saulcenters.com

CONFIDENTIALITY NOTICE
This electronic message transmission contains information which is confidential. If you are not the intended recipient, any disclosure, copying, distribution or use of the content
is prohibited.
If you have received this communication in error, please notify us immediately and destroy this transmission.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Shannon Scharrer <sscharrer@tollbrothers.com>
Thursday, November 8, 2018 2:32 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Comprehensive Plan

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Shannon and Chris Scharrer
37168 Allder School Road
Purcellville, VA 20132
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Bryan, Nancy
From:
Sent:
To:
Subject:

Dan and Cindy Schluckebier <dancinschluck@msn.com>
Monday, November 5, 2018 6:30 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] re: Transition Zone Plans

We have lived in the Transition Zone for 3 years now. We left Fairfax County after watching 25 years of
population growth without attention given to the infrastructure. We attended the Envision Loudoun sessions
and submitted our concerns on‐line. We do not want the density to increase dramatically but the amount of
new building and higher density that the Commission proposes just that. We already see the congestion that
is happening in terms of roads and schools since we moved here. How will the county afford this without
dramatically raising taxes? Why would we want the green spaces diminished, more crowded roads and
schools? This plan in our view represents greed by builders and betrays the constituents already living
here. We will definitely be encouraging our Board of Supervisors to vote against the Planning Commissions
suggestions.
Daniel and Cynthia Schluckebeir
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Bryan, Nancy
From:
Sent:
To:
Subject:

Mark Shalala <mshalala77@icloud.com>
Friday, November 9, 2018 7:25 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] No more multi family.

The residential explosion in Loudoun county is out of control. Please don’t approve additional density and multi family
housing. The roads and schools are already at capacity. Think of the future. Nobody other than the developers want
this. The residents who pay the taxes will vote you out of office.
Thank you.

Sent from my iPhone
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Bryan, Nancy
From:
Sent:
To:
Subject:

Lauren Sigler <laurensigler@me.com>
Friday, November 9, 2018 6:37 PM
DEPT-PZ-PLANNING_COMMISSION; BOS
[EXTERNAL] Proposed Housing Units Increase

To whom it may concern:
We live in the Willowsford neighborhood in Aldie.
We began the process to move to this area just about 3 years ago.
In the 3 years since, the amount of housing has increased tremendously, much more than was laid out on county plans.
We have already attended two elementary schools in the two years we have lived here, with a new middle school and
high school change ahead as well.
I write to urge you to focus your attention not on adding more housing units to the area, but to improving the traffic
situations, the roads and the schools.
At this point there is really no where else for people to go on the roads or the schools, and unless you are not listening
to your CURRENT residents, you must know that.
Thank you.
Lauren Sigler
Aldie, Virginia
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Bryan, Nancy
From:
Sent:
To:
Subject:

Mark Simms <MSIMMS@tollbrothers.com>
Thursday, November 8, 2018 1:03 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Mark Simms
43089 Ryan Road
Ashburn, VA 20147
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Bryan, Nancy
From:
Sent:
To:
Subject:

Keith Simpson <ksimpson@bohlereng.com>
Friday, November 9, 2018 5:13 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Loudoun County Comprehensive Plan comments

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to intelligently meet the anticipated job growth and housing demand in the years
to come. I’m glad to see the attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan
shows that 29.6% of Loudoun households are cost‐burdened and that the median home sells for 42% more than the
median household can afford. Without significant changes to our land use policies, this problem is only going to get
worse in the years to come as the County’s population increases. The need for increased residential development in all
parts of the County and at all price points to promote a balanced plan is important to maintaining the quality of life in
the County
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities. The
need for increased housing in the TPA is extremely important
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a slightly lower amount of open space, closer to the 40% range.
SUPPORT THE URBAN POLICY AREA
These new high density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential. We should not limit the max height or max FAR in these areas to
promote vibrant walkable communities which will allow for creative design in the future.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
Adding in policies for re‐development and infill development are extremely important, thank you. Unfortunately the
Suburban Mixed Use place type is capped at a 1.0 FAR with only 60% allowed for residential and limits different types of
development such as data centers. The areas designated for this place type are already served by infrastructure which
provides the best opportunity for development of residential units to help address the dearth of housing in the county.
Additionally, the Suburban Employment place type should not completely preclude residential units. Enabling people to
live close to where they work can substantially reduce congestion, a growing problem in the County. While we need a
good balance of residential and commercial, the land near Route 28 that is designated for Suburban Mixed Use may end
up being less suitable for residential growth than some of the areas designated for Suburban Employment. The Mixed
Use area which prohibits Data Centers adjacent to Route 28 is already home to multiple data centers and seems
contradictory to Counties economic growth. The County should have the flexibility to put residential units where they
will fit best based on the housing market and the available infrastructure.
SUPPORT THE ECONOMIC DEVELOPMENT CHAPTER
This entire chapter is extremely important for attracting and maintaining a growing diversified economy and skilled
workforce.
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SUPPORT FOR MODIFICATIONS TO THE RURAL POLICY AREA
While I heard this area was off limits to the Envision Loudoun Process, I believe there are many new items in this section
which will prevent the growth of rural businesses which are the crown jewel of Western Loudoun. The additional
environmental policies will have an adverse impact on all of Loudoun County by preventing any growth in the west and
potentially forcing people who work in the County to move out of the County to the West which will place a greater
burden on our already stretched transportation infrastructure. It would be good to encourage more cluster
developments and more commercial areas to allow hotels so that more people can stay near the various wineries,
breweries, and equine facilities we have and the County can benefit from the tax revenue as opposed to people
potentially staying illegally in houses through Air B&B.
SUPPORT FOR THE TRANSPORTATION POLICY
The addition of the Potomac River Crossing is a wonderful first step for Loudoun County and for the safety and security
of the entire Washington DC Metropolitan area.
I do think the amount of fly overs in extremely close proximity to existing interchanges over Route 28, 7 and 50 is fiscally
irresponsible. The cost for these overpasses will be extremely high for the limited impact they will have to the
community.
I also think it is time to consider narrower typical road sections for the suburban policy area. There are many 4 lane
divided roadways that are underutilized and encourage excessive speeding. The reduction in lane widths and median
widths could allow for more bike lanes and not require any additional ROW, construction cost, or long‐term
maintenance costs while also reducing the number of accidents due to people speeding through intersections.
DESIGN GUIDELINES
The inclusion of and reference to Design Guidelines in the document is very concerning. While guidelines may seem like
a good idea, copying them from another jurisdiction certainly doesn’t maintain the character of Loudoun County. The
requirement for development to look the same is not how the County has grown over the years and will limit the
diversity and growth in the future. Additionally over time, the interpretation of the guidelines over times often changes
from the initial intent and then become codified causing confusion for architects and the staff.
NATURAL AND HERITAGE RECOURSES
The requirement for large buffers to River and Stream Corridors seems excessive. With Today’s Storm Water
Management regulations the poste development conditions is often better than the existing condition and the inability
to develop in the buffers may be a concern in the future. Requiring Conservation Design and codifying that is a very
concerning requirement and something that should probably not be added to the plan. The request for conservation
easements between various landmarks and sight easements (scenic corridor easements) for individual landowners is
unreasonable.
Having the plan say specifically how to change the zoning ordinance as an action seems like the wrong time to have the
discussion on what the zoning ordinance should say. This is a typical comment on the way many ideas are here, but will
be required to be implemented in the zoning ordinance. Spelling out specific uses in the RSCR is not appropriate for this
guiding document especially when you talk about the specifics of silviculture. The scenic corridor easements seem to go
well beyond maintaining the historic nature of the County.
One small item I think would help would be to have a table of contents of the entire document at the beginning, trying
to find the various chapters in the 520 pages, is very difficult.
As I said at the hearing and was echoed by many of the commissioners, growth and change are coming and we need to
plan for it the best we can to maintain the quality of life we all love. We all have our own interests that we want to
ensure we maintain, myself included. You have the duty to make the hard decisions which will benefit the entire County
as a whole. Good Luck.
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Sincerely,
Keith Simpson
20670 Settlers Point Place
Potomac Falls, VA 20165

3

Bryan, Nancy
From:
Sent:
To:
Subject:

Allison Spagna <allie_ford@yahoo.com>
Tuesday, November 6, 2018 10:46 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] PC 2040 Draft Plan

Good morning! I am a Loudoun County resident who is fervently rejecting the proposed 2040 draft plan. This
plan increases traffic, congestion, adds even more high density housing, and suburbanizes the TPA. Further
more, it decreases the amount of green space and trails and causes a greater tax on our already
overpopulated schools in this area. Please reject this plan and align with a plan that preserves the Transition
Policy Area and supports residents' quality of life! We love Loudoun County and what makes it special. Please
don't turn it into another Fairfax! Preserve the green space, reservoirs, and unique history!
Respectfully,
Allison Spagna
23731 Heather Mews Dr.
Ashburn VA 20148
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Bryan, Nancy
From:
Sent:
To:
Subject:

steedly@netzero.com
Tuesday, November 13, 2018 8:47 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comprehensive Plan Support Follow-up

Dear Commissioners,
My name is Bill Steedly and I thank you for the opportunity to speak last Wednesday your public hearing. My wife
(Suzanne) and I live on Evergreen Mills Road (address below) in what is currently the eastern peninsula of the Rural
Policy area zoned A‐3. I am writing to reiterate our support for your designation of this area as Transition Policy as well
as our support for this and other areas within the Transition Policy Area being further designated as Transition Compact
Neighborhood with density up to 4 to 8 homes per acre. This is consistent with the surrounding central utilities
(including water tower viewshed) and provides increased housing supply needed to meet growing demand in order to
make housing more affordable here in Loudoun, providing access to those like our four children and in the future for our
grandchildren (four so far).
I welcome any further discussion you may desire and would be glad to answer any questions either by phone or in
person at your convenience.
Sincerely,
Bill Steedly
22743 Evergreen Mills Road
Leesburg, VA 20175
703‐350‐2277
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Bryan, Nancy
From:
Sent:
To:
Subject:

Sydnee Stein <sydneestein@gmail.com>
Saturday, November 10, 2018 8:39 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] No to higher density!

My name is Sydnee Stein. I'm a voter in Loudoun County. I bought a house at Willowsford Farm last year,
because of Loudoun's plans/promises for this area - the transition zone, restrictions on growth, etc. Now, I see
that the planning commission and Board of Supervisors are planning to reneg on those promises. I’m
wondering what on earth would make the Board of Supervisors think this is OK? There are plenty of parts of
the county that are conducive to adding more high density housing, but the transition area was designed to have
land and be low density. People to whom that promise appealed selected this area to live. I spent years in
Middleburg fighting for reliable internet, where Loudoun’s government prevented that happening. It was a key
factor in our decision to move here, to what (we thought) was finally a more intelligent approach in Loudoun
County - one that limits excessive growth, but allows for infrastructure. This plan, if implemented, will make it
clear to the residents that there is to be no intelligent approach to development in Loudoun. The only people
supporting it are the developers and the County officials, not a single resident I’ve spoken to or read!
I would like to remind the Board that you were not elected by the developers or to represent the their interests.
You were also not elected to represent the interests of would-be Loudoun residents. You were elected to
represent the existing residents. And those residents will make their voices heard - hopefully in time to save the
last livable enclave in Loudoun, but certainly in the next election.
Sincerely,
Sydnee Stein
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Richard Stroupe <stroupe@gmail.com>
Monday, November 19, 2018 9:53 PM
Higgins, Geary; BOS; DEPT-PZ-PLANNING_COMMISSION; Carey, Stacy
Tina DiPalo
[EXTERNAL] TPA North Recommendation - Loudoun 2040 Comprehensive Plan
Loudoun TPA North.jpg

Dear Elected Officials As a resident of Loudoun County who is impacted by your suggested 2040 comprehensive plan
recommendations, I'm writing you today to document my opposition to your zoning recommendations named
"TPA North" located on page 81 of your Loudoun 2040 Comprehensive Plan. https://www.loudoun.gov/DocumentCenter/View/134439 and the attached plan that was circulated in our
neighborhood (Red Ceder).
TPA by your definition is an area providing expansive open space while accommodating a development pattern
that promotes environmental protection, housing diversity, quality design and economic growth. As detailed in
your plan, the TPA area contains large amounts of open space, trails, parks, etc to provide a visual transition
between east and west.
In addition, as documented in your plan, one of your objectives with your 2040 vision is to not only maintain
Loudoun's unique history and environmental beauty, but also promote quality development that complements,
strengthens and benefits surrounding communities, while encouraging a mix of land uses to ensure
environmental and economic health.
Based on this guidance and vision I believe the recommendation to reclassify land use to the areas south and
west of Sycolin Road to Transition Light Industrial is in direct conflict to your values, vision and objective.
Adding data centers along evergreen mill road (while adding additional tax revenue to the county without
adding additional traffic and demand on roads/schools) seem like a good idea on paper, however it violates your
intent on promoting quality and "strengthens and benefits surrounding communities". I would believe the
addition of new data centers along Evergreen Mill Road west of Sycolin would devalue all the existing
neighborhoods and create a new level of anxiety on existing residents. Not to mention the environmental impact
to areas located in this area would have negative impacts to surrounding wildlife including: bald eagles, black
bears, coyotes, deer, turkeys, foxes, etc as seen first by my family and other residents of red cedar.
It's interested in your plan that you define Light Industrial (list data center as an example) as "do not emit odor,
noise or vibrations". I would recommend you visit a Ashburn neighborhood at 10pm one evening near one of
the waxpool data centers and see if you still believe that is correct. I can tell you first hand, data centers do
create environment impact with noise (sometimes loud noise) and noticeable heat plume's emitted during the
winter months and light pollution at night. Since the addition of the Panda power plant a couple years back
most folks that live within 2-3 mile have already complained of the smoke plumes, noise, odor of the steam
exhaust (depending on the daily weather) and light pollution. Surrounding areas along Evergreen Mill road
should not have any additional industrial impact.
I understand the county's desires to continue its growth plans, increase tax revenue and expand services, roads
and schools for its residents. I believe this objective should be achieved without negatively impacting those
1

residents who have already invested in Loudoun county for its beauty and tranquil setting and set the foundation
for your 2040 vision.
As stewards of the county's future, I trust you and your team will make the best decision that promotes
sustainability and limits negative impact (environmental and financial) to it's tax paying residents. I realize
growth is inevitable, however I hope you and your colleagues find a way to limit its impact without destroying
the reason why many of us moved to central Loudoun.
Best,
Richard
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Bryan, Nancy
From:
Sent:
To:
Subject:

Patrice Sullivan <sullivanx5@yahoo.com>
Thursday, November 1, 2018 7:28 PM
DEPT-PZ-PLANNING_COMMISSION; BOS
[EXTERNAL] 2040 Comprehensive plan concerns

BOS and Planning Commission members:
I am concerned with overdevelopment in Loudoun County specifically the contents of the new version of the draft 2040
Comprehensive Plan released Oct 23, that has been under development for two years. It is my understanding that the
plan, as directed by a majority vote of the Planning Commission, completely changes the previous draft. It adds
permission for developers to build at least 20,000 more homes east of Rt 15. It is an unsustainable, unrealistic proposal,
yet it is now the published plan draft.
I am greatly concerned with the impact of this plan on roads, schools, taxes and open space.
Could you please comment on the following points of concern and why the new plan has disregarded them:
• Citizen input over the past two years has been in favor of controlling Loudoun’s overdevelopment; this plan does not
do that.
• The eastern part of the county is underserved by parks and trails; land exists in the Transition Policy Area which should
be reserved for parks and open space; this plan does not do that.
• Strategic Plans cannot be driven by unconstrained housing demand. They should prioritize needs of residents first
(roads, schools, parks, taxes, green infrastructure, quality of life) and then plan housing volumes based on these
constraints). This plan does not do that.
• Loudoun’s growth rate has averaged above 5% annually from 2000‐2017, versus an overall growth in the DC Metro
Area of 1.5%. (Population, housing, and student enrollment). We need to stop the growth in Loudoun County. This plan
does not do that.
• Loudoun’s operating budgets have been growing 10% a year since 1990, reflecting that each new house requires more
in services than the tax revenue generated.
• There are already 52,000 housing units either in the pipeline or permitted by current zoning but not yet approved,
which means the county can accommodate about 150,000 new residents without adding ANY units to the existing plan.
I know there is a planning meeting on Nov 7, but I am not able to be there due to previous commitments. Please take
these concerns forward and do not approve this version of the draft plan.
Thank you,
Patrice Sullivan
19901 Colchester rd
Purcellville, VA 20132
571‐535‐0477
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Bryan, Nancy
From:
Sent:
To:
Subject:

Laura Sullivan <laura.icesk8@gmail.com>
Monday, November 5, 2018 9:58 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Say “No” to the 2040 Comprehensive Plan

Dear Loudoun Planning Committee & Board of Supervisors,
As a longtime resident in Loudoun County , I’m asking you to vote “no” to no more new housing in Loudoun County in
this Aldie and Stone Ridge section of the county. The schools, roads, taxes, and traffic are terrible in this area too. We
can’t handle more people or houses, especially not condos or townhomes which creates even higher density.
Plus, as homeowners for past 14 years, we can’t get our house to sell for a higher price because there is a never ‐ending
stream of new homes/ townhomes constantly flooding the market.
Please stop listening to only the developers start listening to your residents and stop adding more houses, townhomes
and condos.
Sincerely,
Laura Sullivan
23923 Laceys Tavern Ct
Aldie, va 20105
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Bryan, Nancy
From:
Sent:
To:
Subject:

P Sweeney <patricia.sweeney@yahoo.com>
Thursday, November 1, 2018 1:58 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Object to new version of 2040 comprehensive plan for transition zone

Dear Planning Commission,
I am a stakeholder, owning 2 homes on Watson Road. 22309 Watson for almost 30 years
and then 21772 Watson for almost 15 years. What a kick in the stomach is this new
plan. Disrespectful and ignoring the needs of all long term property owners of Eastern
Loudoun. We paid for this county, we pay huge taxes for fancy schools, roads, emergency
services, road improvement, and most important PLANNING. So now County thinks this is
OK, to saddle long term residents with traffic gridlock and congestion. This is a ridiculous
donation to the charitable cause of WINDFALL FOR CERTAIN CHOSEN DEVELOPERS.
Patty Sweeney
cell
703-307-7477
fax
844-774-0503
This message and any attached documents contain information which may be confidential, subject to privilege or exempt from
disclosure under applicable law. These materials are intended only for the use of the intended recipient. If you are not the intended
recipient of this transmission, you are hereby notified that any distribution, disclosure, printing, copying, storage, modification or the
taking of any action in reliance upon this transmission is strictly prohibited. Delivery of this message to any person other than the
intended recipient shall not compromise or waive such confidentiality, privilege or exemption from disclosure as to this communication.
If you have received this communication in error, please immediately notify the sender and delete the message from your system.

1

Bryan, Nancy
From:
Sent:
To:
Subject:

Joanna Templeton <varrella851@yahoo.com>
Friday, November 2, 2018 9:07 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comprehensive Plan / Oct 23, 2018

The New Comprehensive Plan that was recently released is an absolute travesty and a slap in the faces of the
people of Loudoun who have STRONGLY AND UNMISTAKENLY voiced their desire TO STOP THE
EXCESSIVE CONSTRUCTION going on in our beloved county! Yet you continue to ignore their
pleas!!! Exactly what we should expect of a Board of Supervisors who are obviously in the pockets of the
Developers (who will not stop until Loudoun is paved all the way to the Blue Ridge!) Constituents Be
Damned!!! J. Templeton
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Romeo, Mike <mromeo@thelandlawyers.com>
Wednesday, November 7, 2018 11:14 AM
Bryan, Nancy
Johnson, Joshua M.; Painter, Andrew
[EXTERNAL] Transition Community Center - Public Hearing Comments

Importance:

High

Good Morning Nancy,
Following up on my voicemail, I’ve listed below comments that we’d like to have included in the official public record for
tonight’s Planning Commission Public Hearing. In the interest of respecting the Planning Commission’s time based on
what I’m sure will be numerous speakers at this evening’s public hearing, Josh Johnson will make reference to the
following comments at tonight’s public hearing:
We offer our support for the inclusion of the Transition Community Center place type in the proposed Plan text. This
place type will serve to create functional, interactive, and complementary community centers in the Transition Policy
Area. However, to maximize the potential success of this place type, there are a couple of proposed policies that need to
be amended.
Specifically, we request that buildings be permitted up to 4 stories and the minimum open space be 40%. The 4 stories of
height will maximize the utility of the community center in a manner that will create functional open space within a site
and will accommodate all of the predominant and secondary uses listed in the place type. The open space for this place
type was originally proposed to be 30% during the Stakeholders Committee review of the Envision Loudoun/2040
Comprehensive Plan and it’s now proposed to be 50%. We believe 40% is a good compromise that will enable the proper
development of a site while accommodating functional open space within a site and provide sufficient open space to
transition to neighboring properties.
Please let me know if you have any questions or comments.
Thank you.
Mike

Michael G. Romeo, AICP
Senior Land Use Planner
Walsh Colucci Lubeley & Walsh PC
1 East Market Street | Suite 300 | Leesburg, VA 20176
Office: (703) 737‐3633 | Direct: (571) 209‐5772 | Fax: (703) 737‐3632
mromeo@thelandlawyers.com
www.thelandlawyers.com
Attorney-Client Privileged Communication: The information in this email and attachments is attorney-client privileged and confidential information intended only for
the use of the individual or entity named above. If the reader of this message is not the intended recipient, you are notified that any dissemination, distribution or
copying of this communication is strictly prohibited. If you have received this communication in error, please delete it and immediately notify us by email or by
phone. Thank you.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Christine Trimble <CTRIMBLE@tollbrothers.com>
Saturday, November 10, 2018 3:55 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comprehensive Plan

Dear Members of the Planning Commission,

Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.

Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.

SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.

The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.

SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
1

SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.

Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.

Sincerely,

Christine Trimble
7633 Swift Crossing
Warrenton, VA 20187
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Bryan, Nancy
From:
Sent:
To:
Subject:

Mark Trostle <MTrostle@willowsford.com>
Thursday, November 8, 2018 1:17 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Please add my support to those seeking affordable, diverse housing choices. Despite what the anti‐development
“groups” representing wealthy special interests continue to claim, there is no glut of approved building lots in
Loudoun! As any real estate professional or informed researcher will tell you, there is a looming housing shortage that
will create substantial upward pressure on pricing and median home sizes. Willowsford has prospered as a “By‐right”
community with upscale housing and very low density, but the trade‐off is that our 2,300 homes are spread over more
than 4,000 acres. Densities of 1 or 2 units per acre are still far less than the typical 3‐4 per acre in the Suburban
district. The PC should continue to seek ways to make the Transition districts preserve vital open space while
accommodating modest increases of density that lead to compact neighborhoods.
MARK D. TROSTLE
EXECUTIVE VICE PRESIDENT
WILLOWSFORD MANAGEMENT, L.L.C.
44095 PIPELINE PLAZA, SUITE 140
ASHBURN, VIRGINIA 20147
P: (571) 252-3974
F: (571) 252-3629
C: (703) 898-2443
E: MTROSTLE@WILLOWSFORD.COM
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Bryan, Nancy
From:
Sent:
To:
Subject:

Trout, Tara <ttrout@ahtins.com>
Monday, November 5, 2018 1:59 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] 2040 Loudon Comp Plan

Hello Planning Commission:
I look forward to the Planning Commission Public Hearing on Wednesday at 6pm.
I have been in the area for 30 years and graduate LVHS in 96. I have seen a great deal of change and in many
ways good.
Back then when we got here rt 7 was a 2 lane road and just about nothing was past Walmart in Leesburg – the
shops on the hill where Marshall’s is did not exist.
We were thrilled we wouldn’t have to go all the way to Tysons or Fair Oaks to shop for clothes. Convenience
and smart planning is good.
Caution is what I would urge though against the sprawl. Traffic congestions, not enough emergency services,
schools, water, and sprawling bedroom communities only exacerbate the problems we have and we lose our
loved Loudoun County roots if we allow the sprawl. Please, I ask you to protect Loudoun and its water.
Minimize the density allowed in the rural and transition areas.
Please put the higher density residential closer to the new metros, and shopping. The time is now to make
Loudoun a great example of a successful a county gone green. An urban planning project that suits the needs
of the workers and families 20 years from now. We want to walk to work, or metro, or shopping. We don’t want
to drive 1.5 hours in traffic when it should only take 40 minutes because every house is dumping into route 7.
Keep the eastern half for high density/metros, public transportation- condos close to work and downtown.
The western half keep- rural – open land, vineyards, horse events, bike lanes, town parades, farmers markets,
first Fridays in Leesburg – the value in that land is not in higher density housing but the tourism market for
visiting an authentic part of the country that few counties can offer. The blue ridge is gorgeous and so close to
DC!
Loudoun can be and example for both – high density urban planning in the east, and protections of land for
eco-tourism in the west.
Thank you,
Tara Trout
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Bryan, Nancy
From:
Sent:
To:
Subject:

Patrick Veltri <pveltri@eseconsultants.com>
Tuesday, November 13, 2018 4:41 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Patrick Veltri, P.E.
43123 Teaberry Drive
Leesburg, VA 20176
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Bryan, Nancy
From:
Sent:
To:
Subject:

susan wakabayashi <swakabaya@gmail.com>
Friday, November 9, 2018 2:32 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Recent Plan for Loudoun

To the Planning Commission:
My name is Susan Wakabayashi. I am a resident of western Loudoun. I am writing because, after reading the plan that
recently circulated, I am having a hard time wrapping my head around the plans for western Loudoun and the supposed
transition zone. We bought a house here last year BECAUSE of the plan to limit development and high density housing.
Now, unless I am misunderstanding something, you have taken off all of those restrictions and are planning to make the
transition area look like Sterling VA! I’m wondering why? And wondering how the planning commission concluded
that’s OK, after selling would‐be residents on what appears to be an outright lie?
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Jennifer Waldman <jenwaldman@comcast.net>
Thursday, November 8, 2018 7:11 AM
DEPT-PZ-PLANNING_COMMISSION
jenwaldman@comcast.net
[EXTERNAL] home development in Western Loudoun County

Good morning,
As a resident of Waterford in Western Loudoun county, I am very aware of the desire to push west with more housing
and large, closely knit houses.
I want to make it very clear, that that is exactly the kind of development that will crush the beauty and quality of life that
Western Loudoun embraces. We are a rural agricultural area with many unpaved roads that have stood the test of
time. We do not want them paved. We do not want expansion. We do not want more congestion on Route 7, and the
ever increasing traffic on Route 9 streaming in from West Virginia. Western Loudoun should remain rural and open and
agricultural. We already pay outrageously high taxes. We stay because we love it here, and we love the open space our
farms, vineyards, and conservation and protected lands provide.
So do the tourists and DC dwellers who drive to “the country” for weekends and events.
Please. Once the land is eaten up, it’s gone. There is no getting back the rolling hills, the cows, and hay fields, corn
fields and sleepy creaks. There is no getting back the quiet dark skies behind our old villages and towns.
This is the history that is left in Loudoun. Keep industry and housing tracks to the east, close to the beltway and
shopping malls and data centers. People choose to live there for the convenience to jobs and amenities. They know
where they are buying.
People choose to live out here away from all of that. We pay in our cars if we need to drive to amenities and DC. We are
happy to do so. We bought out here for the peace and quiet and the small town lifestyle. We spend time outside,
tending to the farms, raising bees, and driving slower down dirt roads.
You have value here. Value of nature. Of the untouched. Of the escape from life’s busy demands. You cannot sell this
value. It has to be kept untouched to remain valuable.
Please consider the value Loudoun County has in the rawness and rural life we live. We welcome all who want to come
and soak in its beauty and enjoy its trails and farm to table gifts. But we do not welcome shopping malls and fields of
houses. That’s not for here. You have a gem. Keep it safe.
Jennifer Waldman
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Bryan, Nancy
From:
Sent:
To:
Subject:

Melissa Wallace <mwallace@tollbrothers.com>
Thursday, November 8, 2018 2:29 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Support Housing Diversity in Loudoun County

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Melissa Wallace
41553 Radlett Lane
Aldie, VA 20105
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Melissa Wallace
Project Implementation Director, Marketing
Toll Brothers
19775 Belmont Executive Plaza, Suite 250, Ashburn, VA 20147
Office: (571) 291-8137 | Cell: (703) 939-7640
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Bryan, Nancy
From:
Sent:
To:
Cc:

Subject:
Attachments:

Maura Walsh-Copeland <mwalshcopeland@gmail.com>
Friday, November 9, 2018 5:08 PM
DEPT-PZ-PLANNING_COMMISSION
Al Van Huyck; Jim Hanna; owen snyder; Gem Bingol; Dennis Kruse; Cheri Conca; Jeff
Freeman; Norman Myers; Paul Lawrence; Evan McCarthy; blittleton@middleburgva.gov;
kburk@leesburgva.gov; Mayor Vance; Fraser, Kwasi; Buffington, Tony; Randall, Phyllis
[EXTERNAL] Planning Commission Public Hearing Remarks
PC Public Hearing-LCPCC Cte-11-7-18.pdf

Planning Commissioners,
Thank you for the opportunity to speak at the Public Hearing on Wednesday, November 7th. Attached is a written copy
of my remarks, along with supporting source information. As my time slot was after the break, I have copied other
attendees and interest parties who had to leave before the public hearing concluded.
Making good decisions is difficult; making long term decisions is even harder. Although most business decisions are
based on forecasting, you may agree that growth forecasts from multiple sources can (and will) be debated ongoing. To
move away from relying on variable forecasts, my public hearing remarks were meant to provide a general concept of
“capacity” versus “demand” decision making. This concept may be useful for the Planning Commission and BOS to
consider when making the critical decisions for the Envision Loudoun 2040 Plan regarding “managing growth, the
provision of capital facilities, and the fiscal health of communities.”
Thank you for your time and service,
Maura Walsh‐Copeland
For the
Loudoun County Preservation & Conservation Coalition
New Comprehensive Plan Committee

~~~~~

Maura Walsh‐Copeland
To help protect y ou r priv acy , Microsoft Office prev ented automatic download of this picture from the Internet.
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PLANNING COMMISSION PUBLIC HEARING –
November 7, 2018
Maura Walsh-Copeland
Loudoun County Conservation & Preservation Coalition
New Comprehensive Plan Review Committee
Page 3 of the 2040 Draft Plan states:
Comprehensive plans provide an opportunity for communities to think about the future of their
community, and to develop a shared set of values and strategies intended to achieve a unified vision.
They are critical tools for managing growth, the provision of capital facilities, and the fiscal health
of communities.
Public Input was clear what citizens want for their communities – Managing Growth, Improving
Transportation, Keeping Loudoun Unique, Maintaining Quality of Life, and Ensuring Fiscal Accountability.
Loudoun has already been absorbing more than its share of Regional Growth, which is not sustainable
in the long term.
Adding the Approved Pipeline of 29,000 houses and the ~20,000 that are Zoned/Not Approved means
Loudoun already has the capacity for almost 50,000 houses right now. That equates to
accommodating up to 550,000 people by 2040 without any changes to density.
Metropolitan Washington Council of Government forecasts Loudoun at 500,000 people by 2040, so
we may only need 35,000 houses from the current pipeline and zoned.
However, your request to increase the Transition density by 13 to 29,000 MORE houses would mean
you’re assuming Loudoun’s population would be up to 637,000 by 2040 –
But was that based on true economic demand, or a forecasted marketing demand for homebuilders?
There’s a very KEY point about the word “DEMAND” –
It’s the “Volume of products (or houses) consumers are willing and able to purchase at a specific
price, WITHOUT regard to resources for public facilities or level of services.”
Residents in the East know there is already a deficit of Public Facilities, such as parks, schools,
activity/day centers, and more.
Instead of focusing on “DEMAND” perhaps it’s time to demonstrate fiscal accountability by focusing
on “CAPACITY.”
For the benefit of all Taxpayers, determine the Maximum CAPACITY or volume of houses to be
produced given available resources (including funding, public facilities, and transportation level of
services) that will support quality of life for Loudoun County’s population.
It’s what the public asked for.

A “capacity” based decision would enable the Board to manage growth of the County based on what
can be fiscally supported by 2040 while maintaining adequate public capital facilities and services.
As it is difficult to relay much detail in 2 minute public hearing remarks, the following provides the
thought sequence (with illustrative numbers, supported by sources in the attachment):
1. First, is to frame the growth and housing decisions based on the county’s capacity to continue to
deliver a high quality of life for current and future residents. The plan needs to demonstrate how
public facilities, funding, transportation levels of service, green infrastructure, etc. will be
maintained and improved with future growth.
2. Second, translate houses into population to determine the quantity that can be fiscally supported.
The Loudoun Coalition New Comprehensive Plan Committee analysis found a ratio of 2.9 people
per household as a constant since ~1990. Using this same constant, the addition of ~29K to 30K
houses over the RGP 2040 estimated units in the TPA proposed by the Planning Commission’s
Medium scenario increase of 6 du/ac would equate to ~82,000 (rounded).
a. Illustrative purposes only, with rounding:
RGP (2016)
MWCOG Est.
PC w/ TPA
MED. Inc. over
RGP (6du/ac)
PC w/ TPA
HIGH. Inc. over
RGP (8du/ac)

Current
Units
135,000

New Units
~52,000
35,000

Current
Population
400,000
400,000

Added
Population
150,000
100,000

2040
Population
550,000
500,000
637,000

135,000

~52K+~30K=
~82,000

400,000

237,000

27% over COG
16% over RGP

135,000

~52K+~38K=
~90,000

400,000

261,000

33% over COG
20% over RGP

661,000

Ms. Ray said in her opening remarks that the Suburban and Urban policy areas provide enough room
to meet all forecasted demand, which indicates that that the Transition Policy Area density may not
need to be changed. Based on RGP and MWCOG 2040 forecasts, the Loudoun Coalition’s analysis,
and the submitted proposals by the Coalition of Loudoun Towns, the New Comprehensive Plan
Committee agrees with Ms. Ray.
“Planning for growth is prudent. Over planning for growth is irresponsible.”

2018/11/09

County Policies Generate High Growth –
Five times US growth rate; threefold the DC area
Annual Average % Growth in Population,
2000 - 2017
6.0

5.1

Loudoun absorbing
more than its fair
share of
Regional Growth.

5.0
4.0
3.0
2.0

1.0

1.0

1.5

Growth rate is
not sustainable.

0.0

USA

DC Metro Region

Loudoun County

* Population density comparison to Fairfax and Montgomery counties to Suburban & Transition Planning areas in Loudoun.
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County Expenditures Rising almost twice as fast as
Housing and Population Growth
2,000,000
1,800,000

Key Findings:
• Budget Grows faster in later years despite slow
down in housing and population growth
• Population remains consistent at 2.9 people per
housing unit
• School Enrollment is steady at 20% of Population
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800,000
600,000
400,000
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County Operating Budget ($Thousands)
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For

Notes:
1. Data Sources for housing, population from Market Forecast and Planning
Chapter of Draft Comp Plan presented to Planning Commission August
2018
2. Student Enrollment and counts of schools from
www.lcps.org/Page/167905
3. Operating Budget data from “3 - FY 2007 Revenue and Expenditures.PDF”
found on www.loudoun.gov/documentcenter/view/14586 and other
budget reports posted on Loudoun.gov.
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2018/11/09

Understanding the Numbers: RGP 2017 Snapshot
Residential Units at Build Out by Revised General Plan Policy Area–July, 2017
120000

Existing

100000

A

Pipeline

80000

Suburban
Transition
Rural
JLMA

Zoned/Not
Approved

60000

Towns/Airport

40000

B

C

D

E

Existing/ Approved Zoned / Not Sub-Total TOTAL
Built
Pipeline* Approved
=B+C
=A+D
88502
22346
3242
25588 114090
6296
2603
2483
5086
11382
14505
1190
10706
11896
26401
5091
809
1171
1980
7071
20389

2215

134,783

29,163

1574

3789

24178

19,176 48,339 183,122

* Approved pipeline = Approved lots + By-Right Zoning Approved

20000

0

Suburban

Transition

Rural

JLMA

Towns/Airport

RGP Snapshot:
~50K Houses approved,
by-right & zoned
= ~150,000 additional
population
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How
Much
can Loudoun
Loudoun
Afford to Grow?
How Much
Should
Grow?
Reasonable growth targets (RGP/COG) keeps us in line with Regional Growth
Trends of 1% to 1.5%
Numbers outlined in Red shows input
variable. Other numbers shown in each
Scenario are derived using trend data from
historical growth

*

Example:
Scenario 1, if all pipeline
and Zoned (By Right)
Development occurs,
then end up with growth
of ~150,000 residents and
need additional $646 Mil
in County Budget & 6 new
High Schools.
16
For

*RGP 2016. RGP 2017 = 48,339
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2018/11/09

Housing Decision: Demand versus Capacity
“DEMAND” Based Analysis
Demand Based:

Population

Volume of products (e.g., houses)
consumers are willing and able to
purchase at a specific price,
without regard to resources for
public facilities or level of services.

“CAPACITY” Based Analysis
Public Facility
Capacity, Land
& Funding

Housing
“Demand”
Public Facility
Capacity, Land
& Funding

Capacity Based:
Maximum volume of products (e.g., houses)
to be produced given available resources
(funding, public facilities, level of services)
to support quality of life for population.

Housing
Capacity

Population
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Key Issue: Residential Market
Demand vs Loudoun 2040

Key Issue: Potential Residential Units –
Planning Commission Request
• Provide 100% of Single-Family Residential Market Demand
• Based on increasing density in targeted TPA areas to 4 – 8 du/a with
minimum 50% Open Space
Additional potential Single-Family Detached & Attached units in the TPA,
above the 1,400 TPA units already proposed in the draft Loudoun 2040:

Source: Sept. 27, 2018 Planning Commission Special Worksession PPT

Item 1, Envision Loudoun Status Update
Transportation and Land Use Committee
September 17, 2018
Page 4

the following Transition Policy Area Land Bays: D, E, F1, F2, F3, I2, K2, L, M1, M2,
M3, P1, Q1, and Q2 (Attachment 3).
4. Residential Market Demand and Density – In January 2018, the Envision Loudoun consultant,
Kimley-Horn, completed a Market Analysis as part of the Envision Loudoun effort
(Link: https://www.loudoun.gov/DocumentCenter/View/131399). The Market Analysis for
the Envision Loudoun process was intended to provide insight into evolving real estate and
development patterns that could affect future growth in Loudoun County, and includes a series
of low, medium, and high market demand forecast scenarios based on third-party market and
employment data designed to suggest the potential for future real estate demand of various
land uses in the County through 2040. As such, these figures represent potential demand and
are unconstrained by policy decisions, land availability, and public sentiment, which could
each impact future growth. They focus solely on what the real estate market would support
from a demand perspective through 2040 if no barriers to development existed. The numbers
presented in the Market Analysis represent future forecasts, but do not necessarily predict what
will happen. They are intended to be used as reference points as part of the Envision Loudoun
planning process.
The demand for new housing units in Loudoun County has been high for the last two decades
and the Market Analysis predicts that this demand will continue. Regarding potential future
residential market demand, the Market Analysis indicates that for the 2021 – 2040 timeframe,
the Loudoun County real estate market could absorb approximately 60,120 residential units,
based on the medium unconstrained growth scenario. Of these, approximately 22,470 are
single-family detached, 18,760 single-family attached, and 18,890 multi-family.
In addition to the Kimley-Horn Market Analysis, the George Mason University Center for
Analysis performed a Housing Needs Assessment (HNA) at the request of Loudoun County in
February 2017 (Link: https://www.loudoun.gov/DocumentCenter/View/127559). The HNA
indicated that employment-driven housing demand forecasts suggest a demand for an
additional 66,604 new residential units between 2015 and 2040.
The Commission has been provided the Residential build-out data for the Revised General
Plan for comparison with the forecasted market demand and the draft Loudoun 2040 forecast.
This build-out data was also provided to the Board of Supervisors at the July 19, 2018 Business
Meeting, which is available at the following link:
http://loudoun.granicus.com/MetaViewer.php?view_id=74&clip_id=5557&meta_id=145391
The draft Loudoun 2040 provides sufficient multi-family product to meet market demand, but
provides only approximately 47 percent of market demand for single-family products when
compared to the Kimley-Horn Market Analysis. The Commission directed staff to provide
options for meeting 75 to 100 percent of the residential market demand for single-family
detached and single-family attached products through 2040, which equals approximately
11,600 to 21,900 additional single-family units. Options to absorb additional single-family
units in the Suburban Policy Area (SPA) are extremely limited, as the draft Loudoun 2040

Item 1, Envision Loudoun Status Update
Transportation and Land Use Committee
September 17, 2018
Page 5

already maximizes potential residential development to a saturation point in the SPA.
Therefore, the Commission directed staff to explore options to provide the additional
residential density within the TPA.
The Commission tentatively identified targeted areas for application of the new TPA Place
Type, mentioned in Issue 2 above, which has the potential to address 100 percent of the unmet
single-family residential demand. As part of this issue, the Commission is also discussing the
long-term purpose and function of the TPA, taking into consideration past and potential future
development in the area, continued pressure on the housing market in the County, and
preservation of the Rural Policy Area.
The Commission has been briefed regarding potential transportation and fiscal impacts related
to additional growth in the TPA, including issues related to significant transportation network
and environmental constraints. Any changes to land use proposed by the Commission will
undergo further modeling to fully understand any additional transportation and fiscal impacts.
5. Stakeholders Committee and Staff Recommendations – The Draft Loudoun 2040 document
has not been revised since it was released to the public for review on May 7, 2018. During the
last few Stakeholders Committee Meetings in June and July, the Stakeholders Committee
developed a list of final recommended revisions to the Board and Commission for
consideration. Stakeholders Committee recommendations that the Commission has authorized
staff to incorporate into a revised Loudoun 2040 document include the following:
a. Refine the draft Plan’s language to better convey the design goals and clarify the intent;
b. Revise maps to reflect the Washington Dulles International Airport runway centerlines,
as well as the future fifth runway (also affirmed by the Board at the 7/19/18 update);
and
c. Increase the Suburban Light Industrial Floor Area Ratio (FAR) to 1.0.
Staff also provided an extensive list of recommended revisions to the Commission for
consideration. Many of these recommendations relate to strengthening policy language
contained within draft Loudoun 2040 and providing additional narrative context. The
Commission has authorized staff to begin incorporating these recommendations.
The Commission’s preliminary recommendations made to date, as well as any
recommendations made during upcoming meetings, will be incorporated into a revised
Loudoun 2040 document that is anticipated to be released for review by October 4, 2018.
6. Residential Housing Options – The Commission has discussed the need to encourage a
diversity of housing products. Planning staff is coordinating with the Department of Family
Services to develop additional narrative, Policies, Strategies, and Actions to appropriately
address the unmet housing needs in the County. The intent is to address the various housing

10-Oct-18

Summary of Intermediate Population Forecasts

Final COG Board of
Directors October 10,
2018

Final Round 9.1 Cooperative Forecasts
(Thousands)

JURISDICTION

District of Columbia
Arlington County
City of Alexandria

2015

2020

2025

2030

2035

2040

2045

2015 to 2045
Number % Change

672.2
220.9
147.6

729.5
238.3
159.2

787.1
249.5
167.5

842.2
261.8
172.8

893.9
274.6
180.5

940.7
287.6
190.8

987.2
301.2
208.5

315.0
80.3
60.8

46.9%
36.3%
41.2%

Central Jurisdictions

1,040.8

1,127.0

1,204.1

1,276.7

1,348.9

1,419.1

1,496.8

456.0

43.8%

Montgomery County
City of Rockville (1)
City of Gaithersburg (1)
Prince George's County
Fairfax County
City of Fairfax
City of Falls Church

1,015.3
66.3
67.1
904.4
1,125.4
24.1
13.1

1,052.0
72.2
70.7
923.1
1,161.8
25.6
14.2

1,087.3
78.2
74.6
938.0
1,210.8
29.2
15.5

1,128.8
83.3
78.7
953.0
1,271.2
31.6
16.4

1,167.7
86.7
82.4
967.8
1,325.3
32.7
17.0

1,197.1
91.8
86.1
982.8
1,373.7
33.9
17.3

1,223.3
96.1
89.3
995.9
1,416.8
35.2
17.6

208.1
29.8
22.2
91.4
291.4
11.1
4.5

20.5%
44.9%
33.0%
10.1%
25.9%
46.1%
34.4%

Inner Suburbs

3,082.2

3,176.7

3,280.9

3,400.9

3,510.5

3,604.9

3,688.8

606.6

19.7%

368.7
444.8
42.5
14.3
150.8
246.5
70.4

424.0
467.9
43.8
15.9
167.0
267.8
79.4

459.6
503.6
45.5
15.9
178.2
288.7
87.0

480.2
529.6
47.5
15.9
194.7
303.6
89.6

494.4
551.4
49.0
15.9
207.5
319.4
91.1

502.4
569.3
50.6
15.9
218.6
332.2
92.8

507.4
584.0
52.1
15.9
236.5
344.1
93.1

138.7
139.2
9.7
1.6
85.7
97.6
22.7

37.6%
31.3%
22.7%
11.1%
56.8%
39.6%
32.2%

1,267.5

1,386.4

1,491.5

1,571.4

1,637.5

1,688.9

1,740.1

472.5

37.3%

559.6
170.5
311.2

580.0
175.9
337.1

593.6
179.4
354.1

606.7
183.3
363.7

618.2
186.2
369.6

628.0
189.6
371.6

638.1
193.0
373.6

78.5
22.4
62.5

14.0%
13.1%
20.1%

1,041.3

1,093.0

1,127.2

1,153.6

1,174.0

1,189.2

1,204.7

163.4

15.7%

King George County (4)
Spotsylvania County (4)
Modeled Portion Only
Stafford County (4)
City of Fredericksburg (4)

24.6
128.9
100.6
142.4
26.1

29.1
152.2
121.9
166.4
28.2

33.7
175.5
143.1
190.4
30.3

37.1
196.2
161.7
210.1
30.8

40.4
215.3
168.2
229.4
32.6

43.7
234.5
174.8
248.7
34.4

47.0
253.6
181.3
267.9
36.2

22.4
124.7
80.7
125.5
10.1

91.0%
96.8%
80.2%
88.2%
38.8%

Modeled Region Fredericksburg Area Jurisdictions

293.7

345.6

397.5

439.7

470.6

501.5

532.4

238.7

81.3%

Calvert County (5)
St. Mary's County (5)
Clarke County
Fauquier County
Jefferson County

90.7
112.2
14.2
67.8
57.9

94.6
120.1
14.3
72.8
62.7

97.4
129.2
14.8
77.8
67.1

99.2
140.7
15.3
82.9
71.2

100.1
148.1
15.6
87.9
75.3

100.5
155.3
16.0
92.9
79.1

100.9
162.9
16.3
97.9
82.8

10.2
50.7
2.1
30.1
24.9

11.3%
45.2%
14.8%
44.3%
43.1%

Modeled Region Other Jurisdictions

342.8

364.6

386.3

409.3

427.0

443.7

460.8

118.0

34.4%

Virginia Jurisdictions

2,777.1

2,983.4

3,187.2

3,364.7

3,514.7

3,651.9

3,785.3

1,008.2

36.3%

Maryland Jurisdictions

3,561.2

3,717.7

3,846.0

3,973.6

4,084.6

4,175.7

4,268.3

707.2

19.9%

COG / TPB PLANNING AREA

5,390.6

5,690.0

5,976.4

6,249.0

6,497.0

6,712.8

6,925.7

1,535.1

28.5%

TPB Model Region Total

7,068.4

7,493.2

7,887.3

8,251.6

8,568.5

8,847.3

9,123.6

2,055.3

29.1%

Loudoun County
Prince William County
City of Manassas
City of Manassas Park
Charles County
Frederick County
City of Frederick (2)
Outer Suburbs
Anne Arundel County (3)
Carroll County (3)
Howard County (3)
Modeled Region Baltimore Area Jurisdictions

(1) Included in Montgomery County total.
(2) Included in Frederick County total.
(3) Source: Baltimore Metropolitan Council, Round 8B. Year 2045 (Howard and Carroll Counties) is a MWCOG estimate based on the rate of change between 2035 and 2040.

(4) Source: George Washington Regional Commission / Fredericksburg Area MPO, July - October 2017.
GWRC/FAMPO 2045 Long-Range Transportation Plan Update.
(5) Projections from 2015 to 2045 prepared by the Maryland Department of Planning, Historical and Projected Total Population, August 2017.
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Summary of Intermediate Household Forecasts

Final COG Board of
Directors October 10,
2018

Final Round 9.1 Cooperative Forecasts
(Thousands)

JURISDICTION

2015

2020

2025

2030

2035

2040

2045

2015 to 2045
Number % Change

District of Columbia
Arlington County
City of Alexandria

297.1
103.8
71.2

319.3
112.0
75.7

341.0
117.9
80.8

362.5
123.9
84.1

380.6
129.8
87.8

396.2
135.6
92.9

411.9
141.8
107.1

114.8
38.1
35.9

38.6%
36.7%
50.4%

Central Jurisdictions

472.1

507.0

539.7

570.5

598.2

624.7

660.8

188.7

40.0%

Montgomery County
City of Rockville (1)
City of Gaithersburg (1)
Prince George's County
Fairfax County
City of Fairfax
City of Falls Church

374.9
26.4
24.7
321.1
403.9
8.9
5.5

391.2
28.8
26.0
334.3
414.5
9.6
6.2

405.7
31.1
27.5
343.9
436.8
11.1
6.9

422.3
33.5
28.9
355.5
463.5
12.1
7.4

438.1
35.2
30.5
363.3
487.4
12.5
7.7

450.9
37.4
32.1
370.0
508.9
13.0
7.9

461.9
39.4
33.4
376.8
528.1
13.5
8.2

87.1
12.9
8.8
55.6
124.2
4.5
2.7

23.2%
48.9%
35.5%
17.3%
30.7%
50.9%
49.1%

1,114.4

1,155.8

1,204.3

1,260.7

1,309.1

1,350.8

1,388.5

274.1

24.6%

Loudoun County
Prince William County
City of Manassas
City of Manassas Park
Charles County
Frederick County
City of Frederick (2)

121.1
142.9
13.6
4.5
53.7
89.5
27.3

137.9
153.9
14.2
5.0
60.3
99.0
30.9

150.1
167.1
15.0
5.0
65.5
107.9
34.1

158.0
177.0
15.4
5.0
72.9
115.1
35.2

163.9
185.2
15.7
5.0
78.6
121.1
35.9

167.0
191.9
16.0
5.0
83.4
126.5
36.6

168.7
197.2
16.4
5.0
92.2
131.2
36.7

47.6
54.3
2.7
0.5
38.5
41.7
9.5

39.3%
38.0%
19.9%
11.7%
71.8%
46.6%
34.8%

Outer Suburbs

425.3

470.3

510.7

543.4

569.6

589.9

610.6

185.3

43.6%

Anne Arundel County (3)
Carroll County (3)
Howard County (3)

206.4
62.2
111.8

213.5
64.2
122.8

220.6
66.0
131.4

227.6
67.6
136.3

234.6
69.2
139.0

241.5
70.7
139.7

245.9
72.2
140.4

39.5
10.0
28.7

19.1%
16.0%
25.7%

Modeled Region Baltimore Area Jurisdictions

380.4

400.5

417.9

431.6

442.8

451.9

458.5

78.1

20.5%

King George County (4)
Spotsylvania County (4)
Modeled Portion Only
Stafford County (4)
City of Fredericksburg (4)

9.0
44.9
34.9
46.3
9.3

10.5
51.9
41.4
59.5
9.4

12.0
59.0
47.9
72.5
9.5

14.0
68.4
56.2
76.2
11.3

14.3
74.8
58.2
86.4
11.8

14.6
81.1
60.3
96.6
12.3

14.9
87.5
62.4
106.7
12.8

5.9
42.6
27.5
60.4
3.5

65.9%
95.0%
78.8%
130.4%
37.9%

Modeled Region Fredericksburg Area Jurisdictions

99.5

120.8

142.0

157.6

170.7

183.7

196.8

97.3

97.8%

Calvert County (5)
St. Mary's County (5)
Clarke County
Fauquier County
Jefferson County

31.9
40.3
5.6
24.6
21.6

33.9
43.6
5.7
26.4
23.5

35.7
47.2
5.9
28.3
25.1

36.9
51.8
6.2
30.1
26.7

37.6
54.9
6.3
31.9
28.3

37.7
58.0
6.5
33.7
29.7

37.9
61.1
6.7
35.6
31.2

6.0
20.8
1.1
11.0
9.6

18.9%
51.7%
18.9%
44.5%
44.3%

Modeled Region Other Jurisdictions

124.0

133.1

142.3

151.7

159.0

165.6

172.4

48.4

39.0%

Virginia Jurisdictions

1,005.2

1,082.0

1,166.9

1,240.2

1,304.0

1,362.2

1,425.0

419.8

41.8%

Maryland Jurisdictions

1,291.7

1,362.8

1,423.8

1,486.1

1,536.4

1,578.4

1,619.5

327.9

25.4%

COG / TPB PLANNING AREA

2,011.7

2,133.1

2,254.7

2,374.6

2,476.8

2,565.4

2,659.9

648.2

32.2%

TPB Model Region Total

2,615.6

2,787.5

2,956.9

3,115.5

3,249.3

3,366.6

3,487.6

872.0

33.3%

Inner Suburbs

(1) Included in Montgomery County total.
(2) Included in Frederick County total.
(3) Source: Baltimore Metropolitan Council, Round 8B. Year 2045 (Howard and Carroll Counties) is a MWCOG estimate based on the rate of change between 2035 and 2040.
(4) Source: George Washington Regional Commission / Fredericksburg Area MPO, July - October 2017.
GWRC/FAMPO 2045 Long-Range Transportation Plan Update.
(5) Projections from 2015 to 2045 prepared by the Maryland Department of Planning, Historical and Projected Households for Maryland's Jurisdictions, August 2017.

Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Tyler Warman <tyler.warman@gmail.com>
Wednesday, November 7, 2018 5:03 PM
DEPT-PZ-PLANNING_COMMISSION
Buffington, Tony; Tbbooth
[EXTERNAL] Draft Comprehensive plan

Hello Loudoun County Planning Commission,
I am writing to you as a very concerned citizen and resident of the Transition Policy Area Middle. During the
Envision Loudoun process, my husband and I provided several forms of input asking that portions of this plan
be changed. Given the resounding agreement we heard at the Envision Loudoun meetings, on our
neighborhood Facebook pages, from the Board of Supervisors, and our neighbors, we are shocked to see a new
Draft Plan that continues to push development into the TPA specifically, increased housing density, reduced
open space, more data centers and commercial zoning.
The purpose of the TPA was to provide a visual buffer from the Western part of Loudoun County. In the plan,
you acknowledge that you cannot develop as much as you'd like in the Eastern portion of the county in both the
UPA and SPA and you use the rationale that since much of the western portion of the TPA has already been
developed with significant design differences from the SPA, it would be okay to adjust portions of the TPA to
look like the SPA to meet your goals of MORE HOUSES. I have yet to see any facts that justify the claim we
are truly in a housing crisis and NEED these homes. If you build it, surely, they will come but our
infrastructure is stretched as it is - do we need to stress it more? As a resident and worker in the area, I hear
quite the opposite - that people are exhausted by the sameness of the SPA and yearn for something different
with more space to breathe and relax. The existing TPA is unique to Loudoun County and rezoning portions to
look like the SPA, as the new draft does with allowing higher density and reducing open space, will result in
more sameness that can be found elsewhere in Loudoun and other neighboring counties and will cause the TPA
to completely lose it's sense of character.
Additionally, residents, including myself, continually ask for managed growth of Loudoun County. Additional
development should not be planned or approved UNITL essential services (schools, fire stations etc.) and
infrastructure (roads) ARE in place. School over crowding and commuting congestion will NOT be improved
by the additional tax income since the additional income will be realized after additional strain has already been
placed on the system - my commute to Fairfax County, using the toll roads, takes 1 hour with 45 minutes of that
hour being spent in Loudoun - that is unacceptable and adding more homes will add to the congestion.
If Loudoun County is going to look just like Fairfax County, why wouldn't I move back to Fairfax and closer to
my job? Please preserve the natural resources and beauty that all of the current homeowners have invested
in. Slow down growth, allow our infrastructure to catch up to the current population, and invest in open space
for us all.
Thank you,
Maureen Tyler Warman
-M. Tyler Warman
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Bryan, Nancy
From:
Sent:
To:
Subject:

DW <dw1@rstarmail.com>
Saturday, November 3, 2018 8:50 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] comments on changes to comprehensive plan

Reinstate these critical elements back into the Comp Plan:





Designation of the green infrastructure as the framework for all land use planning that will guide where
and how development and redevelopment occurs.
Identification of the watersheds as the key natural resource element in the green infrastructure that will
be used as its primary organizing unit.
Protection into perpetuity.
Integrated management strategies to protect our natural assets.

Once we start disregarding these key aspects, Loudoun will cease being Loudoun County as we know it.
David Wase
Hillsboro, VA
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Tom Wells <tomwells@imsva.com>
Sunday, November 4, 2018 8:05 AM
DEPT-PZ-PLANNING_COMMISSION
Priscilla, Tom
[EXTERNAL] Envision Loudoun 2040 F1 Proposed Transition Compact Neighborhood /
Community Center Area
Fleetwood Nortth Aerial (2).PDF; Fleetwood Nortth Expanded Aerial (1).pdf; F1 Draft
Zoning Map.pdf

November 4, 2018
Loudoun County Planning Commission
P.O. Box 7000 Leesburg, Virginia20177-7000
Attn: Planning Commission at Large and
Tom Priscilla, Blue Ridge District
Re: Fleetwood North - 152+ Acre Assemblage
Envision Loudoun 2040
F1 Proposed Transition Compact Neighborhood / Community Center Area
Dear Honorable Loudoun County Planning Commission Members,
Loudoun County faces challenges to keep pace with housing demands of an expanding population and still
preserve the rural beauty that has always been at the heart of Loudoun County.
Our property is located in the Transition Zone south of Sleeping Woods Court between Evergreen Mills Road
and Fleetwood Road in one of the few remaining areas that has not been fully developed. Combined with six
surrounding property owners: Lonnie and Pamela Gaddy, Douglas and Susan Pratt, James and Aleta Kennedy,
Jung and Soonku Lee, James Berger and Karen Disandro, the properties total 152+ acres, which could be
available to help meet the county’s needs for housing in a part of the county that will not disturb the rural
lifestyle and beauty of western Loudoun.
The 152+ acres are ideally suited for zoning of 4 to 8 units per acre to help satisfy Loudoun County’s housing
needs as proposed on the Transition Policy Area Draft of October 23, 2018 for the following reasons:
 Properties are buffered from adjacent neighborhoods by Hanson Park, the new Independence High
School and conservation area along Fleetwood Road.
 The StoneSprings Hospital Center is within approximately three miles of our properties.
 The property is located near Dulles Airport and the Silver Line.
 Nearby Evergreen Mills Road and Northstar Boulevard are scheduled to be improved and utilities are
close by to service growth.
Having the Commission approve the higher density for our area would help meet the County’s housing needs
for growth in an area better equipped to accommodate greater density. We hope you will consider our request
and see this as a true opportunity for everyone to benefit and move forward with the goals of Envision 2040.

1

Very Respectfully,

Thomas M. Wells
23160.Sleeping Woods Court
Aldie, Virginia 20105
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MIDDLE SCHOOL

Brambleton

Loudoun County | Virginia

MADISON’S TRUST
ELEMENTARY SCHOOL

- Google Earth Pro December 2016 Aerial Photograph
While we have no reason to doubt the accuracy of
any of the information supplied, we cannot, and do
not, guarantee its accuracy.

HAL & BERNI
HANSEN PARK

Set to open in 2019 across from Madison’s
Trust Elementary School, the Hal and Berni
Hanson Memorial Regional Park will feature
more than a dozen soccer fields, lighted
cricket pitch, walking paths and equestrian
facilities, among dozens of other features,
spread out over 250 acres in Brambleton.
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Future Home
Construction

- Google Earth Pro December 2016 Aerial Photograph

Future Development

1

While we have no reason to doubt the accuracy of
any of the information supplied, we cannot, and do
not, guarantee its accuracy.

2

Future Construction
Pending Rezoning*
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HAL & BERNI
HANSEN PARK
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Set to open in 2019 across from Madison’s
Trust Elementary School, the Hal and Berni
Hanson Memorial Regional Park will feature
more than a dozen soccer fields, lighted
cricket pitch, walking paths and equestrian
facilities, among dozens of other features,
spread out over 250 acres in Brambleton.
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Brambleton Regional Golf Course
Briar Woods High School
Winwood Daycare Centers
Beacon Crest Pool & Clubhouse
Chesterbrook Academy Preschools
Future Pool & Clubhouse
Brambleton Welcome Center
Future Library, Residential, Retail & Offices
Brambleton Community Center & Pool
Madison’s Trust Elementary School
Future Brambleton Middle School
Future Independence High School
Legacy Elementary School
Rock Ridge High School
Creighton’s Corner Elementary School
Stone Hill Middle School
Brambleton Park & Ride
Future Hanson Regional Park
Stratford Landing Splash Pool
Brambleton Corner Pool & Clubhouse
Brambelton Public Safety Fire & Rescue Station
Future Cultural Center
Birchwood at Brambelton 55+ Neighborhood
Future Development
Future Educational/Medical Campus
Future Commercial Development
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

welshd@verizon.net
Wednesday, November 7, 2018 10:43 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Fwd: 2040 Comprehensive Plan
Comprehensive plan letter.doc

Dear Planning Commission Members,
Attached hereto is a letter to be incorporated into the public comments for the public hearing on the
Comprehensive Plan scheduled for tonight, November 7.
Thank you for your consideration.
Sincerely,
Deborah and Dennis Welsh
Sent from AOL Mobile Mail

1

loudounpc@loudoun.gov
February 7, 2019
Subject: Request for Increased Zoning in Area P1
Dear Commissioners:
We have reviewed the conclusions of the new impact models for the Draft 2040
Comprehensive Plan. The models show positive revenue for the three densities
tested. Therefore, we are requesting that Area P1 be placed into the draft
comprehensive plan as the Transition Compact Neighborhood place type.

We understand that the models were run with the increased density in Area P1
and that the increased revenue favors the higher density.

The transportation model results also show that the roads that serve Area P1 will
continue to be less than capacity with the new density. Therefore, transportation
does not appear to be a limiting factor with respect to the increased density.

As residents of Area P1, we greatly appreciate all your support and help with this
vote.

Thank you for the diligent work that you have been and are continuing to do on
the new comprehensive plan.

Regards,
Dennis C. Welsh
Deborah C. Welsh
19372 Evergreen Mills Road, Leesburg, VA 20175

Bryan, Nancy
From:
Sent:
To:
Subject:

Meredith Whiting <meredithwhiting@gmail.com>
Tuesday, November 6, 2018 12:51 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comments regarding proposed changes to the Loudoun 2040
Comprehensive Plan

To the Members of the Loudoun County Planning Commission:
This letter sets out my heartfelt and carefully considered responses to the changes currently under consideration for the Loudoun 2040
Comprehensive Plan that will come to you for your consideration on November 7, 2018.
I am a resident of the Town of Middleburg, and as an active participant in its management and observer of the workings and needs of
this unique area, I object on virtually every count to these changes in the existing plan. They will open the door for more
inappropriate development that will endanger our rural landscape and heritage, thus endangering the value of the established stream of
revenue from tourism, agriculture, and the equine industry to the County, upon which Middleburg is so dependent, and for which we
have worked so hard for decades. Loudoun cannot afford to pay the cost of the required additional services, road expansion and traffic
control, and new schools that come with the proposed level of increased growth, both residential and commercial. Tourists, with their
accompanying spending in our County, do not visit Loudoun to see urban sprawl, and new residents of not-yet-approved and built
residential developments do not buy without the expectation of urban/suburban type services, infrastructure, and facilities.
Proposed new commercial uses in the rural area, specifically, for example, indoor recreation and shooting ranges are especially
objectionable and should NOT be recommended for approval and enactment by the Planning Commission and the Board of
Supervisors. These types of uses are incompatible with established uses and would be highly disruptive and detrimental to historic
and contemporary patterns of use.
The current draft of the Plan does not have effective protections for the economic and natural resources of Rural Western Loudoun
and it opens the Transition Policy Area for more development, falsely claiming that it was always intended to be a waiting ground for
more growth rather than a buffer between the rural west and the suburban east. The new Comprehensive Plan must wisely recognize
the existing revenue streams and tax advantages to the County by:
1.) Protecting the integrity of the Rural Western Loudoun Policy Area with its minimal demand for publicly funded services,
established historic, agricultural, and equine revenue streams of great value to the County,
2.) Preserve the Transition Policy Area with few and intensely scrutinized exceptions to the existing policy, and,
3.) Focus growth around the new Metro Stations in areas already established as the eastern Suburban Policy Area, and,
minimally, within the Transition Policy Area of Loudoun. The Plan should require the preservation and expansion of
existing public green/open space and urban park areas to the benefit of residents. This strategy is appropriate to this area
already served by mass transit, zoned for higher residential density and commercial/industrial uses, and is currently served by
developed transportation and other infrastructure resources.
Thank you for this opportunity to comment and I sincerely hope and urge you to take a firm position for the protection and continued
success of our established Policy Areas, and the committed preservation of all our County’s unique and cherished rural resources—
once developed, never reclaimed.
Sincerely,
Meredith A. Whiting
One Orange Drive, Middleburg, Loudoun County 20118
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Bryan, Nancy
From:
Sent:
To:
Subject:

Matt Wilcox <mwilcox@tollbrothers.com>
Monday, November 12, 2018 9:31 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comprehensive plan update

Dear Members of the Planning Commission,
Thank you for your work on the Loudoun 2040 Comprehensive Plan. It is critical to the long‐term success of Loudoun
County that we do everything we can to meet the anticipated housing demand in the years to come. I’m glad to see the
attention you’ve paid to housing affordability, which is a real crisis in our region. The Plan shows that 29.6% of Loudoun
households are cost‐burdened and that the median home sells for 42% more than the median household can afford.
Without significant changes to our land use policies, this problem is only going to get worse in the years to come as the
County’s population increases.
Rapid job growth in the Greater Washington region has brought substantial residential growth with it. With these jobs
comes substantial economic opportunity, but also thousands more residents. Increased housing needs are the reality for
any jurisdiction in this region, and the County should do what it can to allow that housing demand to be met. Doing so
will be critical if we want to continue to attract new jobs to Loudoun County.
SUPPORT THE NEW TRANSITION POLICY AREA PLACE TYPES BY ADDING MORE FLEXIBILITY
Adding Transition Compact Neighborhoods and Transition Community Centers will promote both housing diversity and
housing affordability. Addressing the gap between housing supply and housing demand would help avoid a substantial
increase in commuters moving to places like Winchester; Frederick, MD; and Jefferson County, WV, which would put far
more cars onto Route 15, Route 7, and Route 50. We must allow more housing east of the Rural Policy Area so that
commuters can live in the County and get to their jobs without clogging up the roads in our rural communities.
The proposed 50% open space requirement may make the desired density difficult to achieve in some cases, though.
These place types should allow for a sliding scale within a range of 40‐50% so that the visual buffers and unique
character of the Transition Policy can be preserved while also allowing increases in density that will better fit the needs
of the County.
SUPPORT THE URBAN POLICY AREA
These new high‐density areas around the new metro stops are going to be a huge benefit to Loudoun County, and I
would like to see them used to their full potential.
SUPPORT MORE FLEXIBILITY IN THE SUBURBAN POLICY AREA
The Suburban Mixed‐Use place type is capped at a 1.0 FAR with only 60% allowed for residential. The areas designated
for this place type are already served by infrastructure which provides the best opportunity for development of
residential units to help address the dearth of housing in the county. Additionally, the Suburban Employment place type
should not completely preclude residential units. Enabling people to live close to where they work can substantially
reduce congestion, a growing problem in the County. While we need a good balance of residential and commercial, the
land near Route 28 that is designated for Suburban Mixed Use may end up being less suitable for residential growth than
some of the areas designated for Suburban Employment. The County should have the flexibility to put residential units
where they will fit best based on the housing market and the available infrastructure.
Thank you for the job you’ve done so far, and please continue to prioritize housing diversity as you finalize the
Comprehensive Plan.
Sincerely,
Matt Wilcox
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Bryan, Nancy
From:
Sent:
To:
Subject:

Barbara Wilhelm <barbarawilhelm04@gmail.com>
Monday, November 5, 2018 10:24 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Against expansion

We moved here nine years ago to a tree ‐ filled, bucolic area. Now all we see is condo and houses which are destroying
our environment but more than that, they are removing the whole peaceful atmosphere that was the main reason we
moved here. We are completely against this rapid extension. We feel as if we are being pushed out into the country
further and further.
John and Barbara Wilhelm
Sent from my iPad
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

JT Wilson <jtwilson33@gmail.com>
Monday, November 5, 2018 3:16 PM
DEPT-PZ-PLANNING_COMMISSION
Daniel Hockstra; Rasy
[EXTERNAL] Against proposed housing changes

Planning commission,
I'm writing in opposition to the proposed plan to rezone much of the transition policy area to add high density
housing. As a resident of this county for over 13 years I've seen it grow far too fast. Our infrastructure and
schools can't support the existing growth let alone this type of increase. We need to slow down. Further, the
voice of residents of this county should take priority. Citizens are NOT in favor of this overdevelopment. I
argue that it's already out of control. Now there's a plan to exacerbate that growth. It doesn't make sense.
I've watched first-hand how extreme overdevelopment has turned nice communities into oceans of apartment
complexes and town-homes. It's the exact reason I moved my family into the transition policy area. This area
and the rural areas are the BEST part of Loudoun County. Please do not allow overdevelopment to ruin what
we love most about living here.
Thank you,
JT Wilson
Aldie, VA
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Bryan, Nancy
From:
Sent:
To:
Subject:

Rasy Wilson <rasywilson@gmail.com>
Wednesday, November 7, 2018 8:23 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] AGAINST 2040 Comp Plan

Planning Commission I am writing to express my OPPOSITION to the 2040 Comprehensive Plan. This plan is careless as it will
overdevelop the county and it clearly values the developers desires over the needs of your citizens of Loudoun
County. I am extremely concerned about the impact this plan will have on our already overcrowded schools,
traffic, open space & taxes.
I implore you to reject this plan. We cannot sustain this kind of growth!
Sincerely,
Rasy Wilson
Aldie Resident
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Bryan, Nancy
From:
Sent:
To:
Subject:

Stacey Wilson <staceylwil@yahoo.com>
Sunday, November 4, 2018 6:51 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Proposed Changes to Comprehensive Plan for Loudoun County

Dear Loudoun County Planning Commission:
I'm writing to you as a concerned resident of Loudoun County. I recently learned of the proposed changes to the 2040
Comprehensive Plan for Loudoun County that would allow for 20,000 additional homes and more data centers east of
Route 15. This is alarming and upsetting to those of us who moved to Loudoun County in search of lower housing density,
less traffic and no retail sprawl. The current rate of growth in Loudoun isn't sustainable - space wise or tax wise. The
needs of the county in terms of infrastructure and services are outpacing the increasing tax revenue (which is something
citizens are already concerned about), and the increasing congestion and decreasing green space are frustrating and
unacceptable to residents like me.
Citizen input to the Planning Commission has clearly been in favor of controlling the growth of the County. Yet it appears
that the Commission is listening to developers and not taking into account the needs and wants of residents, who should
be the first priority. More green space and a good quality of life are what has brought most of us to Loudoun from more
crowded suburbs to the east. Yet it appears that the Commission and county supervisors are not interested in serving the
needs and interests of the current residents of Loudoun.
I ask that you listen to your current citizens and stop the crazy pace of development so that Loudoun remains a place
where people want to live and work.
Thank you,
Stacey Wilson
Aldie, VA
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Brian Wohlert <brianwohlert@gmail.com>
Friday, November 9, 2018 6:21 PM
DEPT-PZ-PLANNING_COMMISSION
Jamie Wohlert
[EXTERNAL] Transition Policy Area - Residential Density

Good afternoon and happy FridayWe are writing to express our opposition to the proposed increase in residential density in the
transition policy area. We live in the Willowsford neighborhood between Evergreen Mills and
Fleetwood and would be negatively impacted by the addition of high density residential buildings in
the area. We moved from Arlington to Loudoun in order to enjoy more space and nature and are
opposed to increaced high density residential in this particular area.
Thank you for your consideration.
Best,
Brian and Jamie Wohlert
41237 Tynedale Court, Ashburn Va
Willowsford - Grant
-Brian Wohlert
703.869.7287
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Bryan, Nancy
From:
Sent:
To:
Subject:

marciawoolman@gmail.com
Monday, November 5, 2018 1:21 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Planning Update

The current plan opens the door for more inappropriate development that will endanger our rural landscape and
heritage. Loudoun also cannot afford to pay the cost of the required additional services, road expansion and traffic
control, and new schools that come with the proposed level of increased growth. Furthermore, the county depends on
the income derived from the tourist industry of western Loudoun which would be jeopardized if the landscape isn't
properly protected. People don't visit Loudoun to see urban sprawl.
Please remember that open space and rural land are good for the environment and a big draw for many people, not just
to visit but to live in western Loudoun. You have the best of both worlds. Be glad and don’t ruin it with more urban
sprawl and be just like everybody else when you an be special. Marcia Woolman, Middleburg
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Brittingham, Rich <RBrittingham@Dewberry.com>
Wednesday, December 5, 2018 4:44 PM
DEPT-PZ-PLANNING_COMMISSION
Keirce, Clifford
[EXTERNAL] 12/6/18 Envision PC Work Session - Beaverdam Property - Land Bay 'B'

Members of the Planning Commission,
We appreciate consideration of the comments on the Middle Goose Sub‐Area as submitted on November 7th (email
below). This specific item is referenced on Page 2; “Public Comment 3” of the November 30th Work Session Staff Report.
If the Commission requests specific discussion on this item, I will be in attendance and am happy to contribute as
appropriate.
Thank you.
Rich Brittingham, RLA
Senior Associate
Dewberry
1503 Edwards Ferry Road
Leesburg, VA 20176
703.840.1956

From: Brittingham, Rich
Sent: Wednesday, November 07, 2018 6:20 PM
To: loudounpc@loudoun.gov
Cc: Keirce, Clifford <Clifford.Keirce@loudoun.gov>
Subject: Envision Public Hearing ‐ Beaverdam Property

Members of the Planning Commission,
In lieu of attendance at this evenings Public Hearing, I respectfully submit the attached PDF's for your
consideration as you continue through the ENVISION Loudoun process. Attached is a formal letter outlining
our concerns of the 2017 evaluation of specific Transition Policy Area Land Bays which influenced the plan to
its current form tonight. Our discussion focuses primarily on Land Bay 'B in the August 2016 Land Bay Map,
but similar consideration should be given to all Land Bays within the Middle Goose Sub Area.
I thank you for your efforts serving our wonderful community and would be happy to discuss the attached
information further at your convenience.
Thank you.
Please note: This email was sent at 6:21 PM November 7th, prior to the formal closing of the Public Hearing.
Rich Brittingham, RLA
Senior Associate
Dewberry
1503 Edwards Ferry Road
Leesburg, VA 20176

1

703.840.1956

Visit Dewberry’s website at www.dewberry.com
If you’ve received this email even though it’s intended for someone else, then please delete the email, don’t share its
contents with others, and don’t read its attachments. Thank you.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Priscilla Godfrey <godfreyblueridge@gmail.com>
Sunday, December 2, 2018 2:58 PM
Kathleen Hughes; Gem Bingol_LWV; Roger Vance; BOS; DEPT-PZPLANNING_COMMISSION
[EXTERNAL] Envision Loudoun

Now that Amazon is locating in Arlington, 35 -40 miles from Leesburg, we should not be under such pressure to provide
more and more houses. Everyone who works in Loudoun does not have to have a single family detached house in
Loudoun. The northern Virginia area is blessed with many housing options. Our emphasis should be on improving area
transportation options so that commuting becomes easier. The addition of the Metro should provide even more options to
get to and from work.
The League of Women Voters Loudoun County has been a regular participant of the Envision Loudoun process since its
beginning with the first public session at the National Conference Center two years ago. Our greatest concerns are the
provision of clean drinking water, maintaining capacity for proper sewage treatment and the reduction of pollution of our
watershed areas such as streams, creeks and ponds that feed into our drinking water resource, the Potomac River.
We are most alarmed with the draft plan calling for the conversion of two rural land areas into the Transition Policy Area
so they can be used for additional residential growth; and plans calling for higher density residential proposed for ALL
remaining parcels. The Transition Policy Area has many important waterways that drain into the Potomac River. We
cannot afford to open up this fragile environmental area to the pollution that comes with development.
As we all know, residential development comes with its own price tag continuing far into the county's future. Besides the
annual bonded items for new schools, libraries, fire stations, we are faced with the scarcity of land for the development of
said infrastructure and increasing the number of new families to the county only makes the situation even harder.
Priscilla Godfrey, President
League of Women Voters, Loudoun Count
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Bryan, Nancy
From:
Sent:
To:
Subject:

amelia hertzberg <ameliahertz@gmail.com>
Friday, December 7, 2018 5:02 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Preserve Rural Loudoun- Revise the Draft Comp Plan

After years of moving around, my family was ready to put down roots and buy a house. After looking at the
D.C. area, Annapolis, Fredericksburg, Leesburg, and everything in-between, we settled in Hamilton because the
small town with community schools surrounded by farms felt like home.
With the push for development, it would be easy to allow more homes, businesses, and strip malls to be built
that will ruin the way of life that draws people out here. Please, revise the draft comp plan to make sure Western
Loudoun is enriched by development rather than run over by it. Work to make a plan that will preserve what is
so special about this area while allowing for smart development.
Best,
Amelia Hertzberg
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Bryan, Nancy
From:
Sent:
To:
Subject:

dan molloy <dmolloy@myonlysolution.com>
Saturday, December 1, 2018 10:01 AM
BOS; DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Leesburg Zoning

Hello, I’m a resident at the Hamlet Red Cedar. Received this letter about zoning changes, is this true?
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www.naiopva.org

Chairman
Kenneth W. Wire
Wire Gill LLP
President
Martha D. Marks
NAIOP Northern Virginia
Executive Committee
Mary Beth Avedesian
B.F. Saul Company

December 14, 2018

James E. Creedon
James H. Dawson
Verity Commercial, LLC

Mr. Cliff Keirce
Chair, Loudoun County Planning Commission
Via email: loudounpc@loudoun.gov
Re:

Dwayne C. Holt
Baker Tilly
Michael S. Kitchen
christopher consultants, ltd.
Michael A. Klein
BoundTrain Real Estate

Loudoun 2040

Megan M. Lantz
HITT Contracting, Inc.
John G. Lavoie
Cooley LLP

Dear Chair Keirce:
NAIOP Northern Virginia is a regional association with over 950 members which
represents commercial real estate developers, owners, investors and asset managers.
The major commercial property owners in Loudoun are NAIOP members. Our members
play an important role in the economic success of the County and the Commonwealth of
Virginia. Throughout the existence of our organization, we have had a positive working
relationship with Loudoun County that we wish to continue and strengthen.
The Loudoun 2040 Plan is likely the most important document to come before the
Planning Commission in some time. This is the first major update to the comprehensive
plan in over 15 years and NAIOP applauds this effort. It is our hope that this will set a
standard for more frequent and regular updates of the plan.
Our organization would like to provide some broad policy comments:
•

•
•
•

•

James E. Roembke III
Buchanan Partners
Spencer R. Stouffer, Jr.
Cushman & Wakefield
Tony N. Womack
Tishman Speyer
Edward V. Zaptin
PS Business Parks
Board of Directors
Robin A. Burke
Beacon Capital Partners, LLC
Anthony C. Chang
Washington REIT
J. Caulley Deringer
Transwestern
Bradley C. Flickinger
CBRE
Matthew F. Holbrook
St. John Properties, Inc.

The Economic Development chapter of the plan should establish a sound and
strong foundation in support of economic development and growth into the
future.
The plan recognizes and calls for a more urban environment around the metro
stations which is appropriate.
The plan generally allows for more flexible development options in the areas
designated for employment uses.
A Comprehensive Plan is intended to be a general policy document. There is a
concern about numerous subjective words and concepts. Terms and sections
about “Quality Development” and “Architectural Guidelines” and the level of
specificity as they relate to non-residential uses are of great concern. While
inclusion of these concepts/terms is still being debated our membership is
genuinely concerned that, if incorporated, these terms could dramatically
impact the economic feasibility of some developments which have been very
successful and generate tax revenue and jobs for Loudoun County.
The County Wide Transportation Plan has been revised based on the anticipated
projected growth that is critical to a healthy economy and employment market.
We are pleased that this plan includes strong support for a Potomac River
crossing in Loudoun County, which NAIOP also supports.

1729 King Street, Suite 410, Alexandria, Virginia 22314

Stuart Mendelsohn
Holland & Knight, LLP

Tel: (703) 845-7080

Larlyn L. Jennings
L.F. Jennings
Jerry A. Kilkenny
Brandywine Realty Trust
Jason J. Krawiecki
Corporate Office Properties Trust
Mark G. Levy
JLL
Henry L. Lucas
ECS
Andrew T. McGeorge
Fairfield Residential
Peter V. Otteni
Boston Properties, Inc.
G. Evan Pritchard
Venable
Coleman G. Rector
Weber Rector Commercial
Real Estate Services
Jonathan T. Smith
Skanska USA Commercial Development
Andrew F. VanHorn
JBG SMITH
John N. Wharton
Monday Properties
Ex Officio – Developing Leaders
Courtney K. Davison
Baker Tilly
Philip M. Storch
Washington REIT

Fax: (703) 845-7081

Mr. Cliff Keirce
Chair, Loudoun County Planning Commission

Thank you for your consideration of our thoughts on these important matters. We look
forward to continuing to work with you on issues that affect the future prosperity of
Loudoun County.
Sincerely,

Martha D. Marks
President
cc:

Kenny Young, Office of the County Administrator
Aliana Ray, Planning & Zoning
John Merrithew, Planning & Zoning

Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Chip Bellinger <chipjpb3@gmail.com>
Thursday, January 31, 2019 12:13 PM
DEPT-PZ-PLANNING_COMMISSION
Merrithew, John E.
[EXTERNAL] LC 2040 Comprehensive Plan and Rezoning of Holyfield Farm

Hi,
I'd just like to express my displeasure with the 2040 Loudoun County Comprehensive Plan and the potential
rezoning of the area around the Goose Creek Bend development. Most of us moved to this area to avoid light
industrial or condensed residential zones.
I can appreciate the desire to increase tax revenues, but the continued development is not bringing in enough
revenues to quickly develop and maintain the infrastructure needed throughout Loudoun. This change will
severely degrade our property values and quality of life. Virginia has some of the most beautiful sunsets in the
country, please do not make me look at them through data centers.
Please note my disagreement with this proposal in the agenda of the next work session.
Thank you for your consideration,
John Bellinger
20873 Eckbo Dr, Leesburg, VA 20175
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

Barbara Bianucci <bbianucci@gmail.com>
Thursday, January 31, 2019 4:53 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Bianucci - 2040 General Plan Request for Re-Designation
Letter to Hon. Keirce.docx

Planning Commission:
Attached is a formal request to re‐designate our residential property from Transition Large Lot Neighborhood to
Transition Light Industrial conditioned upon the Stewart Parcel being rezoned.
Please contact me with questions or if you need to get in touch with us.
Thank you for your consideration,
Barbara and Gary Bianucci
21014 Cisco Lane
Leesburg, VA. 20175
Gary’s cell: 703‐582‐0995
Barbara’s cell: 703‐731‐1740
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January 31, 2019

The Honorable Cliff Keirce, Chair, Loudoun County Planning Commission
1 Harrison Street, SE
Leesburg, Virginia 20177
RE: Recommended Land Use Designation in Loudoun 2040 General Plan for PIN # 195-39-6626

Dear Chairman Keirce:
We own 6.3832 acres of land south of the intersection of Turner Farm Lane and Sycolin Road, immediately
west of the Goose Creek, further identified as PIN # 195-29-5549, (the “Property”). Our current address is
21014 Cisco Lane, Leesburg, VA 20175. The Loudoun 2040 Plan Transition Policy Area Place Types Map (the
“Transition Policy Place Type Map”) designates our property as Transition Large Lot Neighborhood.
Recently, the 74.16 acre parcel located directly in front of our Property was sold to The Stewart Companies
(such parcel, the “Stewart Parcel”). They are seeking a rezoning of said parcel to Transition Light Industrial in
order to construct a data center. We do not want to live directly behind a data center, therefore in the event that
The Stewart Companies is successful in securing their requested rezoning, we would then like The Stewart
Companies to have the ability to purchase our Property. It is our understanding that if our Property is not slated
to be in the transition light industrial area under the Final Loudoun 2040 General Plan then our Property will not
be able to be rezoned in the future.
Therefor, the purpose of this letter is to formally request that the DRAFT Loudoun 2040 Comprehensive Plan
published by the Loudoun County Department of Planning and Zoning (the “Loudoun 2040 Plan”) be modified
to designate our Property as Transition Light Industrial and we request your consideration of a modification to
the Loudoun 2040 Plan for the Transition Policy Place Type Map to re-designate the Property from Transition
Large Lot Neighborhood to Transition Light Industrial. This request is conditioned upon the Stewart Parcel
also being rezoning the Transition Light Industrial.
We appreciate your time and attention to this request and would be glad to discuss with you in more detail at
your convenience. If you have any questions, please contact us.

Sincerely,

Gary W. Bianucci
Cell 703-582-0995

Barbara A. Bianucci
703-731-1740

Bryan, Nancy
From:
Sent:
To:
Subject:

Transition Area Alliance <transitionareaalliance@gmail.com>
Thursday, January 17, 2019 2:52 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Finalization of Land Use Chapter - Data Centers

The Transition Area Alliance would like to go on record as supporting the addition of data center - permissible
Place Type in the area just north of Dulles Airport as discussed in the previous working session.
We also wish to make it clear that we strongly oppose data center land expansion west of the True North site in
the TPA, either via changes or exceptions to current zoning, or by adoption of the Loudoun 2040 plan as it
stands today.
Regards,
Bill Carney
Transition Area Alliance
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Keirce, Clifford
Friday, January 25, 2019 11:19 AM
Richard Stroupe
Higgins, Geary; Meyer, Ron; BOS; DEPT-PZ-PLANNING_COMMISSION; Carey, Stacy;
Tina DiPalo; Shannon Teel; Derek Tomlinson; Bryan Schrader; cdever214@gmail.com
Re: [EXTERNAL] Re: TPA North Recommendation - Loudoun 2040 Comprehensive Plan
- Red Ceder Meeting Follow Up

Mr. StroupeI have a question. In your third paragraph, you request any additional information that would be in conflict with
your opinions that you have stated as fact.
I have lived in Ashburn, near the heart of data center alley, for 22 years. Although I do not live close to a data
center park, I know many people who do.
I would be interested in the data for the conclusions you have made. Specifically, destruction of surrounding
property values, quality of life, and health issues. I am aware of noise issues that arose from some of the earlier
generation data centers, but current technology and county required design standards have greatly reduced this
problem.
I understand you object to the possibility of data center construction anywhere near you. In your opinion, how
close is too close to a data center? For example 100 feet, 500 feet, 1000 feet, etc?
Although the Planning Commission has yet to forward ANY recommendations to the Board of Supervisors,
increased light industrial land, which allows data centers, is under consideration in the Transition Policy Area. I
am currently working on what types of requirements should be imposed on any data center development in the
TPA. I would be interested in hearing your opinion. I’d be happy to meet with you to discuss this further.
Cliff Keirce
Broad Run District Planning Commissioner
Clifford.Keirce@Loudoun.gov
571-246-2415
All correspondence subject to Virginia Freedom of Information Act.
On Jan 25, 2019, at 10:28 AM, Richard Stroupe <stroupe@gmail.com> wrote:
Hello Mr. Higgins Thank you again for taking the time to visit the residents of Red Ceder last night to document
and understand our concerns and discuss your opposition to the recommendations documented in
the 2040 comprehensive report, specifically the recommendations to change land areas "A1" to
data center and the recent application for "A2" as noted in your map and handout last night. We
respect your clear insight and background and hope the other members of the board understand
your point of view and alternative ideas to help promote data center growth in this county
without having to negatively impact local and surrounding residential residents
In short to goes without saying all the positive impacts anyone would believe the county would
generate from the tax revenue from the data centers in the current recommended location would
1

come at the destruction of surrounding property values, qualify of life and health issues that all
come from commercial grade data centers and necessary infrastructure to support them. I'm sure
there are other land areas that could support the county's desire for tax revenue / data centers that
do not have a negative impact to the current residents of loudoun county.
While I highly doubt any of you currently live beside or near a massive data center park or would
have any desire to move beside a massive data center park .. I would enjoy learning more about
any positive impacts that could would bring to a community or area property owners. From what
I have gained from folks who live within view of a massive data center park, all of the concerns
we have outlined with you have come true (destruction of surrounding property values, qualify
of life and health issues). Again if you have data that would justify otherwise I would really
enjoy learning more about this.
If you can please respond to this email list with the upcoming dates, times, etc of any future
meeting, planning sessions, etc that impact land areas A1 or A2 so our residents can participate
and if possible help establish new ideas to meet your goals. I'm sure many in this area would be
more than willing to assist your efforts in helping find a common goal that would help promote
your plans without negatively impacting our community, our property or our health.
Thank you again for your time, for your understanding of our concerns and for your service to
our county.
Best,
Richard

On Tue, Jan 15, 2019 at 3:20 PM Richard Stroupe <stroupe@gmail.com> wrote:
Hello Mr. Higgins and Mr. Keirce Thank you both very much for your response and follow up email. I sincerely appreciate your
time and effort.
We have a clear understanding that the application (and map) is currently under review with the
planning commission and has not made its way to the BOS. The basis for our concern is over
the TPA recommendation to update areas along evergreen mill road to data center light
industrial, which has now spilled over to owners all along Sycolin, Gulick mill road and areas
south and west of the Greenway / Sycolin road filing for applications to do the same. Clearly
this is a slippery slope that once you commit to this that the entire area will follow and you will
end up with nothing but data centers all along this area. Converting this space from AR-1 / TR10 to light industrial uses (Data Centers) would be a total disaster for anyone living this area,
causing issues ranging from decreased property values and health concerns around emissions
and noise disruptions. I hope in due time that the planning commission is open to thousands of
area residents voicing their concerns due to possible impacts this would cuase and that proper
due diligence is performed (including environmental impacts) before making a decision
supporting any motion to rezone this area for light industrial data center use. Clearly Loudoun
County has a desire to increase its 75+ data center footprint .. I just hope the decision does not
come at the cost of sacrificing the area residents health and property value.
Again thank you for your time and consideration.
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Best,
Richard

On Tue, Jan 15, 2019 at 3:01 PM Keirce, Clifford <Clifford.Keirce@loudoun.gov> wrote:
Mr. Stroupe‐
I am responding to your concern that no one responded to your email sent in November. As
you might be aware, the Planning Commission has received around 150 emails regarding the
Comprehensive Plan.
The email you sent did not ask for a response. It is my personal policy to respond to EVERY
email sent to me asking for a return call, email, or response.
It appears the email you sent was sent into the Planning Commission group email and did not
address it to me directly. Our individual email addresses are also listed on the county
website.
Had the email sent asked for a response from someone, I would expect the Planning
Commissioner from that district to respond, should they choose to do so.
If you would still like to discuss this issue with me, give me a call and we can set up a meeting.
Thanks,
Cliff Keirce
Broad Run District Planning Commissioner
Clifford.Keirce@loudoun.gov
571-246-2415
All correspondence subject to Virginia Freedom of Information Act.

On Tue, Jan 15, 2019 at 1:46 PM Higgins, Geary <Geary.Higgins@loudoun.gov> wrote:
Dear Mr. Stroupe,
Thank you for your follow up email.
I appreciate the concerns outlined in your email of November 19. However, I did not respond
to it, because your email did not request a response.
The map that you attached is a working draft from the Planning Commission, it is not yet final
and has not been presented to the Board of Supervisors. I do not support data centers in the
areas outlined on that map and this should be clear from my vote against the True North Data
Center on Goose Creek last year.
I also warned at the time... that the approval of the True North Data Center would bring
additional applications in that area. If I may be so bold, I would suggest that you continue to
make your concerns to the other Supervisors on the Board.
If you have any further questions, please let me know.
Regards,
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Geary
Geary Higgins
Supervisor
Catoctin District
Please know that all communications are subject to VA FOIA laws.

From: Richard Stroupe <stroupe@gmail.com>
Sent: Monday, January 14, 2019 12:30 PM
To: Meyer, Ron
Cc: Higgins, Geary; BOS; DEPT‐PZ‐PLANNING_COMMISSION; Carey, Stacy; Tina DiPalo; Shannon Teel;
Derek Tomlinson
Subject: Re: [EXTERNAL] Re: TPA North Recommendation ‐ Loudoun 2040 Comprehensive Plan

Hello Ron ‐
Thank you very much for your response. I really appreciate your time and consideration.
Per Project Holyfield we realize its in PRAP and BOS has to approve any rezoning. Currently
the zoning for this project is TR‐10 and its clear they are trying to capitalize on the TPA North
suggestions for areas along Evergreen Road to put data centers all along evergreen road and
areas south of Leesburg. See
https://interwapp01.loudoun.gov/WebLDAs/AppDetails.aspx?qsAppID=PRAP‐2018‐0125 it
includes a map of their plan ‐
https://lfportal.loudoun.gov/LFPortal/7/edoc/3634015/Little%20Holyfield%20Sketch%20Map
.pdf
I along with many neighbors in this area in full agreement with your comment that areas
south of greenway and sycolin are not appropriate for data centers. TR‐10 is the appropriate
zoning for this area.
Thank you again.
Best,
Richard

On Mon, Jan 14, 2019 at 12:18 PM Meyer, Ron <Ron.Meyer@loudoun.gov> wrote:
Richard,
I have read your email. The plan isn’t to the Board yet for review, but I don’t think data
centers are appropriate south of the Greenway and Sycolin.
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Ron
Sent from my iPhone
On Jan 14, 2019, at 10:41 AM, Richard Stroupe <stroupe@gmail.com> wrote:
Commissioners ‐
I’m following up to this email request. Not one response from any of you. Mr.
Higgins as our elected official I’m disappointed in your lack of concern. I’m
adding a few neighbors who also are disappointed at your lack of leadership
in assisting your community. This plus the Hollyfield application clearly signals
your intent in making Leesburg and surrounding areas data center ally, which
may be great for your political career but very disappointing for the rest of us
“common” folk.
Best,
Richard

On Nov 19, 2018, at 9:53 PM, Richard Stroupe <stroupe@gmail.com> wrote:
Dear Elected Officials ‐
As a resident of Loudoun County who is impacted by your
suggested 2040 comprehensive plan recommendations, I'm
writing you today to document my opposition to your zoning
recommendations named "TPA North" located on page 81 of
your Loudoun 2040 Comprehensive Plan. ‐
https://www.loudoun.gov/DocumentCenter/View/134439 and
the attached plan that was circulated in our neighborhood
(Red Ceder).
TPA by your definition is an area providing expansive open
space while accommodating a development pattern that
promotes environmental protection, housing diversity, quality
design and economic growth. As detailed in your plan, the TPA
area contains large amounts of open space, trails, parks, etc to
provide a visual transition between east and west.
In addition, as documented in your plan, one of your objectives
with your 2040 vision is to not only maintain Loudoun's unique
history and environmental beauty, but also promote quality
development that complements, strengthens and benefits
surrounding communities, while encouraging a mix of land
uses to ensure environmental and economic health.
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Based on this guidance and vision I believe the
recommendation to reclassify land use to the areas south and
west of Sycolin Road to Transition Light Industrial is in direct
conflict to your values, vision and objective.
Adding data centers along evergreen mill road (while adding
additional tax revenue to the county without adding additional
traffic and demand on roads/schools) seem like a good idea on
paper, however it violates your intent on promoting quality
and "strengthens and benefits surrounding communities". I
would believe the addition of new data centers along
Evergreen Mill Road west of Sycolin would devalue all the
existing neighborhoods and create a new level of anxiety on
existing residents. Not to mention the environmental impact to
areas located in this area would have negative impacts to
surrounding wildlife including: bald eagles, black bears,
coyotes, deer, turkeys, foxes, etc as seen first by my family and
other residents of red cedar.
It's interested in your plan that you define Light Industrial (list
data center as an example) as "do not emit odor, noise or
vibrations". I would recommend you visit a Ashburn
neighborhood at 10pm one evening near one of the waxpool
data centers and see if you still believe that is correct. I can tell
you first hand, data centers do create environment impact with
noise (sometimes loud noise) and noticeable heat plume's
emitted during the winter months and light pollution at
night. Since the addition of the Panda power plant a couple
years back most folks that live within 2‐3 mile have already
complained of the smoke plumes, noise, odor of the steam
exhaust (depending on the daily weather) and light
pollution. Surrounding areas along Evergreen Mill road should
not have any additional industrial impact.
I understand the county's desires to continue its growth plans,
increase tax revenue and expand services, roads and schools
for its residents. I believe this objective should be achieved
without negatively impacting those residents who have already
invested in Loudoun county for its beauty and tranquil setting
and set the foundation for your 2040 vision.
As stewards of the county's future, I trust you and your team
will make the best decision that promotes sustainability and
limits negative impact (environmental and financial) to it's tax
paying residents. I realize growth is inevitable, however I hope
you and your colleagues find a way to limit its impact without
destroying the reason why many of us moved to central
Loudoun.
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Best,
Richard

<Loudoun TPA North.jpg>
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Keirce, Clifford
Friday, January 25, 2019 3:00 PM
Richard Stroupe
Higgins, Geary; Meyer, Ron; BOS; DEPT-PZ-PLANNING_COMMISSION; Carey, Stacy;
Tina DiPalo; Shannon Teel; Derek Tomlinson; Bryan Schrader; cdever214@gmail.com
Re: [EXTERNAL] Re: TPA North Recommendation - Loudoun 2040 Comprehensive Plan
- Red Ceder Meeting Follow Up

Hi RichardI’ll be happy to meet with you. But I do not have a “team”, it’s just me.
I also know several folks in Regency. That is an old generation data center that was noisy and built before the
county had any performance standards.
That community has and will continue to see good appreciation due to proximity to Metro. And yes, if someone
bought a house in the run up to the 2008 crash, their homes are probably still worth less than that amount.
That’s true regionwide and has nothing to do with data centers.
I am generally available after 4pm weekdays and on the weekends.
Cliff Keirce
571-246-2415
On Jan 25, 2019, at 1:42 PM, Richard Stroupe <stroupe@gmail.com> wrote:
Hello Mr. Keirce Thank you very much for your email response and also the opportunity to meet with you in
person. I would be very interested in meeting with you and your team to review your
requirements as well as the supporting due diligence (reports, data, alternative sites, etc) that was
used in your determination and ultimate recommendations. Please let me know if you have time
in early February that would work for you.
Per your question, I understand that you live near the Ashburn "data center alley" .. an area that
is common to high density, commercial growth, etc for many years. It has been amazing to see
what started out as high density urban housing, to strip malls / shopping centers, office parks to
now full blown town centers such as Loudoun One and Loudoun Station. Housing around these
areas have seen this commercial growth for many many years. As new housing developments
have been established around it, it was a known idea that you can have urban living life style if
that was your interest. And of course we have seen data center growth around these areas for the
past several years, which makes sense .. given its very similar to the environment of other office,
warehouse style buildings you have along Loudoun County Parkway and Waxpool road. I have
known friends who live by Loudoun Station who are about an 1/2 mile from those data centers
who have complained about noise and light pollution, qualify of life (they moved in before the
build up of commercial growth) and also property values (e.g. the prices of homes are much
lower than when they bought). Honestly, how can you argue with these facts .. of course your
going to have all these things. Its common sense .. not many buyers want to spend 800k to 2M
for a house that has to put up with all those risks. Now, a new home buyer who can afford
something in the 300k-600k range might put up with this since this price range is now a common
entry point for single family ownership and/or if they are looking for that urban lifestyle.
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Look I get it .. your team and the board is looking to increase revenues, promote a vision for
future growth and at the same time honor the obligation "to maintain and protect Loudoun's
unique history and beauty that complements, strengthens and benefits surrounding communities,
while encouraging a mix of land uses to ensure environmental and economic health." Your
recommendation to bring data centers to A1 and possibly A2 would be a total disaster for the
surrounding community and violate your 2040 objective which I included here. First the Red
Cedar area is not Ashburn .. we do not have the high density, high commercial grown, office
buildings. Residents here purchased/built their homes and made their family investments in this
area for the natural beauty and country setting you find in the Red Ceder area. Just like the
residents in Ashburn purchased their home (perhaps in some cases at a lower price to what folks
paid here) for the urban setting. Ashburn, Sterling, Rt 50, etc all areas that are under current
massive commercial growth all make sense for data centers. Not Evergreen Mill Road / Red
Ceder area. I have to image .. anyone that invested more than 800k for their home in this area
will see their property values plummet due to the impacts of multiple data center parks. Who
wants to buy a 800-2M dollar home next to data centers? Maybe 300-500k if in a good school
district .. but nothing near 1M. Anyone in that price range who are seeking the country setting
would invest in Purcellville, Round Hill or Waterford areas if they want to protect their
investment. It would be interesting to see how many homes have traded above 800k near a data
center over the past three years and compare that to homes over 1M near a data center.
I also get the fact that Panda group invested 1B dollars here to build a world class power
plant. Why would anyone invest 1B here if they did not know it would pay off from future usage
(aka data centers). Panda Funds like any normal hedge fund never make investments without a
solid thesis .. and I'm sure their thesis was built around data center growth in Loudoun. It was
very clear to me in their presentation when I did a tour of the facility and learned how it
operated, how it was financed and also what they forecast for growth/usage in the future.
I operate and invest in multiple businesses and there are two things that are common with
growth. First, every action has a cost (expense) .. you want to build new data centers and
increase revenues I get it, but it comes at a cost. I hope you review all the costs that are
associated with that .. which include impacts to the community, impacts to the environment and
most importantly impacts to your tax paying residents and their investments (housing / qualify of
life / health). A1 and A2 areas made investments based on county setting/lifestyle .. not
urban. You would destroy this by allowing massive data center growth in this areas.
Second and most importantly, your employees are your number one asset. In this case .. your
area tax paying residents. We all have made investments here for the very same reasons we are
dead set against your recommendation for A1 and possibly A2. We enjoy our community, our
lifestyle and our surrounding areas. If we wanted urban we would have invested in Sterling or
Ashburn or Fairfax County. The tax paying residents of this area deserve the opportunity to help
shape your vision, promote ideas of increase revenues to keep taxes lower without having to take
a massive hit in lifestyle, health or property value destruction.
I look forward to continuing this discussion in person in the near future.
Best,
Richard
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On Fri, Jan 25, 2019 at 11:18 AM Keirce, Clifford <Clifford.Keirce@loudoun.gov> wrote:
Mr. StroupeI have a question. In your third paragraph, you request any additional information that would be
in conflict with your opinions that you have stated as fact.
I have lived in Ashburn, near the heart of data center alley, for 22 years. Although I do not live
close to a data center park, I know many people who do.
I would be interested in the data for the conclusions you have made. Specifically, destruction of
surrounding property values, quality of life, and health issues. I am aware of noise issues that
arose from some of the earlier generation data centers, but current technology and county
required design standards have greatly reduced this problem.
I understand you object to the possibility of data center construction anywhere near you. In
your opinion, how close is too close to a data center? For example 100 feet, 500 feet, 1000 feet,
etc?
Although the Planning Commission has yet to forward ANY recommendations to the Board of
Supervisors, increased light industrial land, which allows data centers, is under consideration in
the Transition Policy Area. I am currently working on what types of requirements should be
imposed on any data center development in the TPA. I would be interested in hearing your
opinion. I’d be happy to meet with you to discuss this further.
Cliff Keirce
Broad Run District Planning Commissioner
Clifford.Keirce@Loudoun.gov
571-246-2415
All correspondence subject to Virginia Freedom of Information Act.
On Jan 25, 2019, at 10:28 AM, Richard Stroupe <stroupe@gmail.com> wrote:
Hello Mr. Higgins Thank you again for taking the time to visit the residents of Red Ceder last night
to document and understand our concerns and discuss your opposition to the
recommendations documented in the 2040 comprehensive report, specifically the
recommendations to change land areas "A1" to data center and the recent
application for "A2" as noted in your map and handout last night. We respect
your clear insight and background and hope the other members of the board
understand your point of view and alternative ideas to help promote data center
growth in this county without having to negatively impact local and surrounding
residential residents
In short to goes without saying all the positive impacts anyone would believe the
county would generate from the tax revenue from the data centers in the current
recommended location would come at the destruction of surrounding property
values, qualify of life and health issues that all come from commercial grade data
centers and necessary infrastructure to support them. I'm sure there are other
land areas that could support the county's desire for tax revenue / data centers
that do not have a negative impact to the current residents of loudoun county.
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While I highly doubt any of you currently live beside or near a massive data
center park or would have any desire to move beside a massive data center park
.. I would enjoy learning more about any positive impacts that could would bring
to a community or area property owners. From what I have gained from folks
who live within view of a massive data center park, all of the concerns we have
outlined with you have come true (destruction of surrounding property values,
qualify of life and health issues). Again if you have data that would justify
otherwise I would really enjoy learning more about this.
If you can please respond to this email list with the upcoming dates, times, etc of
any future meeting, planning sessions, etc that impact land areas A1 or A2 so our
residents can participate and if possible help establish new ideas to meet your
goals. I'm sure many in this area would be more than willing to assist your
efforts in helping find a common goal that would help promote your plans
without negatively impacting our community, our property or our health.
Thank you again for your time, for your understanding of our concerns and for
your service to our county.
Best,
Richard

On Tue, Jan 15, 2019 at 3:20 PM Richard Stroupe <stroupe@gmail.com> wrote:
Hello Mr. Higgins and Mr. Keirce Thank you both very much for your response and follow up email. I sincerely
appreciate your time and effort.
We have a clear understanding that the application (and map) is currently under
review with the planning commission and has not made its way to the
BOS. The basis for our concern is over the TPA recommendation to update
areas along evergreen mill road to data center light industrial, which has now
spilled over to owners all along Sycolin, Gulick mill road and areas south and
west of the Greenway / Sycolin road filing for applications to do the
same. Clearly this is a slippery slope that once you commit to this that the
entire area will follow and you will end up with nothing but data centers all
along this area. Converting this space from AR-1 / TR-10 to light industrial
uses (Data Centers) would be a total disaster for anyone living this area, causing
issues ranging from decreased property values and health concerns around
emissions and noise disruptions. I hope in due time that the planning
commission is open to thousands of area residents voicing their concerns due to
possible impacts this would cuase and that proper due diligence is performed
(including environmental impacts) before making a decision supporting any
motion to rezone this area for light industrial data center use. Clearly Loudoun
County has a desire to increase its 75+ data center footprint .. I just hope the
decision does not come at the cost of sacrificing the area residents health and
property value.
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Again thank you for your time and consideration.
Best,
Richard

On Tue, Jan 15, 2019 at 3:01 PM Keirce, Clifford
<Clifford.Keirce@loudoun.gov> wrote:
Mr. Stroupe‐
I am responding to your concern that no one responded to your email sent in
November. As you might be aware, the Planning Commission has received
around 150 emails regarding the Comprehensive Plan.
The email you sent did not ask for a response. It is my personal policy to
respond to EVERY email sent to me asking for a return call, email, or
response.
It appears the email you sent was sent into the Planning Commission group
email and did not address it to me directly. Our individual email addresses
are also listed on the county website.
Had the email sent asked for a response from someone, I would expect the
Planning Commissioner from that district to respond, should they choose to
do so.
If you would still like to discuss this issue with me, give me a call and we can
set up a meeting.
Thanks,
Cliff Keirce
Broad Run District Planning Commissioner
Clifford.Keirce@loudoun.gov
571-246-2415
All correspondence subject to Virginia Freedom of Information Act.

On Tue, Jan 15, 2019 at 1:46 PM Higgins, Geary
<Geary.Higgins@loudoun.gov> wrote:
Dear Mr. Stroupe,
Thank you for your follow up email.
I appreciate the concerns outlined in your email of November 19. However, I
did not respond to it, because your email did not request a response.
The map that you attached is a working draft from the Planning Commission, it
is not yet final and has not been presented to the Board of Supervisors. I do not
support data centers in the areas outlined on that map and this should be clear
from my vote against the True North Data Center on Goose Creek last year.
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I also warned at the time... that the approval of the True North Data Center
would bring additional applications in that area. If I may be so bold, I would
suggest that you continue to make your concerns to the other Supervisors on
the Board.
If you have any further questions, please let me know.
Regards,
Geary
Geary Higgins
Supervisor
Catoctin District
Please know that all communications are subject to VA FOIA laws.

From: Richard Stroupe <stroupe@gmail.com>
Sent: Monday, January 14, 2019 12:30 PM
To: Meyer, Ron
Cc: Higgins, Geary; BOS; DEPT‐PZ‐PLANNING_COMMISSION; Carey, Stacy; Tina
DiPalo; Shannon Teel; Derek Tomlinson
Subject: Re: [EXTERNAL] Re: TPA North Recommendation ‐ Loudoun 2040
Comprehensive Plan

Hello Ron ‐
Thank you very much for your response. I really appreciate your time and
consideration.
Per Project Holyfield we realize its in PRAP and BOS has to approve any
rezoning. Currently the zoning for this project is TR‐10 and its clear they are
trying to capitalize on the TPA North suggestions for areas along Evergreen
Road to put data centers all along evergreen road and areas south of
Leesburg. See
https://interwapp01.loudoun.gov/WebLDAs/AppDetails.aspx?qsAppID=PRAP‐
2018‐0125 it includes a map of their plan ‐
https://lfportal.loudoun.gov/LFPortal/7/edoc/3634015/Little%20Holyfield%2
0Sketch%20Map.pdf
I along with many neighbors in this area in full agreement with your comment
that areas south of greenway and sycolin are not appropriate for data
centers. TR‐10 is the appropriate zoning for this area.
Thank you again.
Best,
Richard
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On Mon, Jan 14, 2019 at 12:18 PM Meyer, Ron <Ron.Meyer@loudoun.gov>
wrote:
Richard,
I have read your email. The plan isn’t to the Board yet for review, but I don’t
think data centers are appropriate south of the Greenway and Sycolin.
Ron
Sent from my iPhone
On Jan 14, 2019, at 10:41 AM, Richard Stroupe <stroupe@gmail.com> wrote:
Commissioners ‐
I’m following up to this email request. Not one response from
any of you. Mr. Higgins as our elected official I’m disappointed
in your lack of concern. I’m adding a few neighbors who also
are disappointed at your lack of leadership in assisting your
community. This plus the Hollyfield application clearly signals
your intent in making Leesburg and surrounding areas data
center ally, which may be great for your political career but
very disappointing for the rest of us “common” folk.
Best,
Richard

On Nov 19, 2018, at 9:53 PM, Richard Stroupe
<stroupe@gmail.com> wrote:
Dear Elected Officials ‐
As a resident of Loudoun County who is
impacted by your suggested 2040
comprehensive plan recommendations, I'm
writing you today to document my opposition
to your zoning recommendations named "TPA
North" located on page 81 of your Loudoun
2040 Comprehensive Plan. ‐
https://www.loudoun.gov/DocumentCenter/Vi
ew/134439 and the attached plan that was
circulated in our neighborhood (Red Ceder).
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TPA by your definition is an area providing
expansive open space while accommodating a
development pattern that promotes
environmental protection, housing diversity,
quality design and economic growth. As
detailed in your plan, the TPA area contains
large amounts of open space, trails, parks, etc
to provide a visual transition between east and
west.
In addition, as documented in your plan, one of
your objectives with your 2040 vision is to not
only maintain Loudoun's unique history and
environmental beauty, but also promote
quality development that complements,
strengthens and benefits surrounding
communities, while encouraging a mix of land
uses to ensure environmental and economic
health.
Based on this guidance and vision I believe the
recommendation to reclassify land use to the
areas south and west of Sycolin Road to
Transition Light Industrial is in direct conflict to
your values, vision and objective.
Adding data centers along evergreen mill road
(while adding additional tax revenue to the
county without adding additional traffic and
demand on roads/schools) seem like a good
idea on paper, however it violates your intent
on promoting quality and "strengthens and
benefits surrounding communities". I would
believe the addition of new data centers along
Evergreen Mill Road west of Sycolin would
devalue all the existing neighborhoods and
create a new level of anxiety on existing
residents. Not to mention the environmental
impact to areas located in this area would have
negative impacts to surrounding wildlife
including: bald eagles, black bears, coyotes,
deer, turkeys, foxes, etc as seen first by my
family and other residents of red cedar.
It's interested in your plan that you define Light
Industrial (list data center as an example) as
"do not emit odor, noise or vibrations". I
would recommend you visit a Ashburn
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neighborhood at 10pm one evening near one
of the waxpool data centers and see if you still
believe that is correct. I can tell you first hand,
data centers do create environment impact
with noise (sometimes loud noise) and
noticeable heat plume's emitted during the
winter months and light pollution at
night. Since the addition of the Panda power
plant a couple years back most folks that live
within 2‐3 mile have already complained of the
smoke plumes, noise, odor of the steam
exhaust (depending on the daily weather) and
light pollution. Surrounding areas along
Evergreen Mill road should not have any
additional industrial impact.
I understand the county's desires to continue
its growth plans, increase tax revenue and
expand services, roads and schools for its
residents. I believe this objective should be
achieved without negatively impacting those
residents who have already invested in
Loudoun county for its beauty and tranquil
setting and set the foundation for your 2040
vision.
As stewards of the county's future, I trust you
and your team will make the best decision that
promotes sustainability and limits negative
impact (environmental and financial) to it's tax
paying residents. I realize growth is inevitable,
however I hope you and your colleagues find a
way to limit its impact without destroying the
reason why many of us moved to central
Loudoun.
Best,
Richard

<Loudoun TPA North.jpg>
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Bryan, Nancy
From:
Sent:
To:
Subject:

Carrie Dever <cdever214@gmail.com>
Wednesday, January 16, 2019 7:34 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Data Centers - Draw a Line!

Commissioners,
I am a concerned resident of the Catoctin District and helped to found the “Keep Evergreen Mills Road Green”
Facebook Group. This Group is a place for other concerned citizens, with a vested interest in the future of the
Evergreen Mills Road corridor, specifically around: development, zoning, open space, etc., to share
information. Of course, the Loudoun 2040 Comprehensive Plan has been at the forefront of our discussions.
I am sending this message on behalf of the members of the Keep Evergreen Mills Road Green group. It is our
understanding that the Loudoun County Planning Commission intends to discuss Chapter 2 of the Loudoun
2040 Comprehensive Plan at its scheduled Jan. 31, 2019 work session. We are requesting all Commissioners
consider this letter as part of your deliberations on this topic.
We appreciate the fact that as a group you voted 6-2 in 2018 not to delete the Transition Policy Area (TPA)
from the Oct. 2018 Loudoun 2040 Comprehensive Plan. Despite this vote, we see negative changes coming to
the TPA as outlined in the current draft Plan.
A number of citizens have passed on their families traditions at their farms in the TPA, while others have started
their families and created new traditions at their homes in the TPA. Not that you need reminding but, “the
Transition Policy Area [was] envisioned as a distinct planning area to serve as a visual and spatial transition
between the Suburban Policy Area to the east and the Rural Policy Area to the west.” When speaking to people
in the Group and around the area, these are the exact reasons why people stay in and move to the TPA: rural
feel with the conveniences of the surrounding suburban areas.
With statistics like “an estimated 70% of the world’s web traffic...flow[ing] through the colorful insides of [the]
windowless buildings” found in “Data Center Alley”, and the known tax revenue benefits to the County, we are
realistic to the fact that development of this type has a part in the future of Loudoun County. But at what cost to
the long-standing horse farms and conservancy lots currently in the Northern section of the TPA?
As the draft Plan is currently written, just North of the Hamlets at Red Cedar community, which includes over
20 conservancy lots, zoning will change current farmland from “AR 1: Agricultural Rural - 1: Rural business
and residential uses: 1.0 du per 20-acres/; 1.0 du per 10 clustered” to “Transition Light industrial”. Can you
imagine what an odd juxtaposition this will be? How is it fathomable for residents to hear their elected officials
at one point planned “to protect the historic character, surrounding landscape and cultural importance of
Evergreen Mills Road, as part of the ‘Old Carolina Road’, [and] seek its designation as a Historic Roadway
District” then years later turn that same road into another “Data Center Alley”? The constant humming, views
of industrial warehouse structures with tall barbed wire fences and gates staffed with security guards may have
a negative impact on the property values of the communities surrounding the currently proposed rezoning place
types.
Similarly, the Goose Creek Bend neighborhood, which s situated across Sycolin Rd from the True North Data
Center and is just South of the area with proposed zoning changes identified above, includes over 10
conservancy lots. This neighborhood could literally be surrounded by data centers if the current draft Plan
remains approved by the Board as is currently written, or if a recent rezoning application is approved (PRAP2018-0125). How are homeowners in that neighborhood supposed to market their homes when they are ready
1

to move on to the next phase of their life? “Lovely home for sale. Situated on an acre of land with a view of
barbed wire fences surrounding the neighboring data centers. And, you can thank a good night's sleep on the
constant humming of those same data centers.”
Although last year's True North Data Center decision opened Pandora’s box for impacts to the TPA, it does not
have to be used for precedence setting. And while the current draft Plan details minor aesthetic requirements
for any future development to adhere too, that is not enough. Draw a line somewhere; that line should be
Sycolin Road, and northeast of the Greenway/Shreve Mill Road intersection.
Please consider our request, that the areas within the Transition Policy Area that are not currently zoned for
“Transition Light Industrial”, are not changed within the Loudoun 2040 Comprehensive Plan to permit the
development of data centers.
In peace and love for our land,
Carrie Dever
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Bryan, Nancy
From:
Sent:
To:
Subject:

Judith Lafleur <judith.lafleur@rstarmail.com>
Tuesday, January 22, 2019 12:25 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] No further development in the comprehensive plan!

To The Planning Commission,
I oppose any changes to currently approved development in Loudoun County’s transition policy area and rural
policy area.
The TPA was created for a reason: citizens wanted a buffer zone between the developed east and the less
developed, rural west.
We, our family, moved out here to get away from Fairfax county so that we would be able to have a good size
property where we could keep our horses and do some farming. The citizens in the RPA depend on it remaining
rural in order to support the tourism, wineries, breweries, equestrian activities, recreational activities, restaurants
and farming we currently have here.
We don’t want encroachment by additional subdivisions, data centers, or any other economic growth that does
not feed the industries that are here and depend on the scenic, historic and rural nature of the western county.
Furthermore, projected development figures used to justify increased development are just that: projected and
speculative. If anything, those numbers should be used as a warning of what will happen if we allow rampant
development. Instead of accommodating these speculative projections, we should plan NOT to develop to meet
the the spector of the growth. If it becomes impossible for developers to get large tracts of land to develop into
small lots, it will encourage people to move elsewhere instead of here, and keep this county the treasure that it
is.
Use Conservation easements, open space easements, transfers of development rights; use all possible tools at
our disposal to protect this county. It is our, your, responsibility to protect this historic, rural, ecological area.
This county has been placed in your hands to protect under the public trust doctrine.
Please don’t change the sizes of the TPA or the RPA in the plan. Don’t plan for more development, commerce
and data centers that will bring more crowded roads and greater expenses in road building, taxes, schools and
more use of limited resources like water and air quality.
Instead, you are in a position to stop this from happening. Do the right thing, the honorable thing, and write a
plan that protects our County from the mindless, selfish profiteering of developers and others who don’t even
really live near us.
Thank you for the opportunity to provide input.
Sincerely,
Judith Lafleur-Lovegrove
Sea Fever Farm
1

15212 Cider Mill Rd
Purcellville, VA 20132

571-344-0140
Veteran (CDR, USNR, Ret)
Sent from my I Phone
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Bryan, Nancy
From:
Sent:
To:
Subject:

Lara Larson <laralarson539@gmail.com>
Friday, January 18, 2019 11:55 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Opposition to more data center zoning

I am writing to say that I oppose the further extension of data center zoning in the Transition Policy Area and to urge
the commission to be sure all impacts are understood before adding any additional data center Place Types in
Suburban, Rural, or Transition Policy Areas.
I will be following along as this process unfolds. Thank you for your time.
Lara Larson
South Riding
703-624-0946
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

Jean-François Mach <jeanfrancois.mach@gmail.com>
Wednesday, January 9, 2019 10:58 AM
DEPT-PZ-PLANNING_COMMISSION; Merrithew, John E.
[EXTERNAL] Transition Area / CP 2040 / Topics for planning commission work session
Zoning PC.png

To the attention of the Planning Commission,
My name is Jeff Mach. I reside at 42121 Nolen Ct. in the Goose Creek Bend Subdivision in the transition area.
I have two concerns that I would like to bring to the attention of the commission, for action during a future work
session on the zoning of the transition area.
While I speak for myself in this message, I know that the majority of households in our community have similar
concerns.
I have attached a map to this email that shows where our community is located, the surrounding roads, the plans
for a new road and new zoning.
Also outlined on the map is Holyfield Farm just across the road from our subdivision, the owners having
requested the commission for rezoning of their land to light industrial in the past.
Concern #1 - Rezoning to Transition Light Industrial along Gulick Mill Rd.
Our neighborhood and the land around it are currently zoned TR10. The draft of the 2040 Comprehensive Plan
shows that a large swath of land to the north and east of our community is currently being considered for
rezoning to transition light industrial.
The problem with the current draft is that the land on both sides of the only access road to our community,
Gulick Mill Rd., would become an industrial zone.
Looking at the current zoning, and the maps in the 2040 comprehensive plan, it appears ours would be the
ONLY subdivision in the entire county of Loudoun that would be in this less than desirable situation.
I am requesting that the planning commission considers leaving the land immediately adjacent to Gulick Mill
Rd. zoned TR10: there is ample acreage of available empty land to be rezoned light industrial between Sycolin
Rd. and Evergreen Mill Rd. north of Gulick Mill Rd./the future Sycolin creek connector, and south of the
Executive airport to maintain the land immediately adjacent to Gulick Mill Rd., the only access road to our
subdivision, zoned non-industrial.
Concern #2 - Holyfield Farm rezoning request (PIN # 237199862000 and 238302323000)
The owners of Holyfield Farm on Gulick Mill Rd requested in late 2018 that the entire area, including our
subdivision, be rezoned as light industrial.
The planning commission rejected this request during the December 6 work session (Item number 6 in the
"Public Comments and Requests for Specific Properties" section of the memorandum).
1

I want to voice my opposition to a request by the owners of these parcels, should they approach the commission
again requesting that only their land be rezoned.
These parcels sit just across the road from our subdivision and there should be distance between residential
properties and industrial areas as described in the CP draft:
"Transition Light Industrial projects will be visually screened from view of roads and separated from adjacent
residential development and sensitive environmental and water supply reservoirs by large wooded buffers,
berms, and distance."
Thank you for your consideration.
- Jeff Mach
42121 Nolen Ct.
(571) 230-4415
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Katie Metras <katie.metras@gmail.com>
Thursday, January 31, 2019 4:40 PM
DEPT-PZ-PLANNING_COMMISSION
Brian FTilt Metras - Husband; Amelia Elze
[EXTERNAL] Metras - 2040 General Plan Request for Re-Designation
Letter to Transition Light Industrial Metras 1.31.19.pdf

Planning Commission
Attached is a formal request to re‐designate our residential property from Transition Large Lot Neighborhood to
Transition Light Industrial conditioned upon the Stewart Parcel being rezoned.
Please contact me with questions or if you need to get in touch with us.
Thank you for your consideration,
Brian and Kathryn Metras
20942 Cisco Lane
Leesburg, VA 20175
Brian’s Cell 703‐926‐6767
Kathryn’s Cell 703‐650‐8675
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

dan molloy <dmolloy@myonlysolution.com>
Monday, January 21, 2019 5:56 AM
Higgins, Geary
BOS; Galindo, Daniel; DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Upcoming Red Cedar HOA Data Center Meeting

Dear Mr. Higgins,
Thank you for attending a town hall meeting for our community but unfortunately my daughter is having her
first band concert at Simpson on January 24th so I will not be able to attend the HOA Meeting and participate in
the data center discussion. Would like to share my views, as a data center construction for the last 10 years,
having built the majority of Ashburn. While I am not necessarily in favor of the zoning change, I do believe it
is possible to make data centers co-livable. Since the data centers are moving to us, an established housing and
landscape area, would recommend the following ordinances/proffers (unsure the term) based on the following
issues:
Noise Pollution - noise from generators and semi-tractor trailers.
1. Generators should *not* be permitted outside open air, generators must be inside the data center or other
enclosure with sound baffling attenuators. What is the expected sound level from the data center campus?
2. Generators must only run for emergency utility outages. Maintenance of the generators should be limited to
30 minutes a month and only between the hours of 10am to 4pm.
3. Data centers cannot participate in the PJM - running on generators to give power back to the grid
4. Deliveries should be limited to business hours.
5. There should be an access road to the campus, tractor trailers should not go down Evergreen Mil Road as it’s
arguably the most deadly road in Loudoun. Would suggest an access road to Sycollin and/or the Greenway.
Access to the data center campus would be limited or non existent. Has there been a traffic study to account for
all the semi-tractor trailers delivering the computers? Logistics is tricky.

Light Pollution - lights from the campus
1. Outdoor security cameras operate with infrared or radar technology to limit the need for high powered lights.
2. Lights should be low to the ground and radiate up versus having tall lights beaming down, soft yellow
3. What is the expected light emission from the data center campus?

Cancer from electromagnet fields
1

1. High power transmission lines and substations should be away from homes and surrounded by a wall versus
chain link fence.
2. Has a substation/transmission line plan been released to the public?

An uglier natural landscape
1. The data centers should be waterless, no marley cooling towers. Modern data centers no longer need water
for cooling, so why not mandate it?
2. Ideally generators would burn natural gas instead of diesel. There is a natural gas pipeline in
proximity. Diesel smells and potential for fuel spill.
3. The Goose Creek is beautiful, there should be a park and/or a place to launch tubing/canoe/boat.
4. The campus should be surrounded by trees, like the Leesburg Recyling center. Preferably evergreens, after
all it is evergreen mill road.
5. Would be nice to have walking/biking trails.
6. Diesel generators should include uretha based additives to reduce pollution and lower NOX. Will there be
DEQ analysis or mandate to lower NOX levels because closer to housing development? Natural gas generators
might be better from a pollution perspective.
Thank you,
Dan Molloy
571-252-9197
41289 Gunness Way, Leesburg 20175 (Red Cedar)
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PRINCIPIO SITE F, LLC
950 Smile Way
York PA 17404

January 31, 2019

The Honorable Fred Jennings, Chair, Loudoun County Planning Commission
1 Harrison Street, SE

Leesburg, Virginia 20177
RE: Recommended Land Use Designation in Loudoun 2040 General Plan
Dear Chairman Jennings:

On October 23, 2018, the Loudoun County Department of Planning and Zoning published the
DRAFT Loudoun 2040 Comprehensive Plan (the "Loudoun 2040 Plan"), which was reviewed on
November 10, 2018, and is scheduled to be further reviewed by the Planning Commission this
evening, January 31, 2019. In addition to being the owner of the former Turner property, effective
yesterday we are the fee simple owner of 5.62 acres of land south of the former Turner property,
immediately east of the VEPCO high-powered overhead lines and north of Goose Creek, further
identified as PIN # 195-29-1865, (the "Property"). The purpose of this letter is to formally request
that the Loudoun 2040 Plan be modified to designate the Property and certain of its neighboring
residential properties as Transition Light Industrial.
The Loudoun 2040 Plan Transition Policy Area Place Types Map (the "Transition Policy Place

Type Map") designates the Property as Transition Large Lot Neighborhood. As envisioned in the
Loudoun 2040 Plan, low-density residential neighborhoods with significant open spaces are the
design characteristics of a Transition Large Lot Neighborhood. Examples of Transition Large Lot
Neighborhoods, as noted in the Loudoun 2040 Plan, include Red Cedar or Willowsford, and these
examples offer a stark contrast to Property. As you are aware, over the last decade the Sycolin
Road corridor has significantly changed from a bucolic less traveled roadway into a bustling
commuter route. In addition to the increased vehicular traffic along the roadway, the development

along Sycolin Road has changed the character with the expansive Academies of Loudoun campus
to the west of the Property and the development data center campus across Sycolin Road, making
the current designation askew. As depicted on the Transition Policy Place Type Map, Sycolin Road
from the Goose Creek to the Town of Leesburg limits is predominantly designated as Transition

Light Industrial with the exception two small portions - the Academies of Loudoun campus and the
residential properties between Sycolin Road and Goose Creek, including the Property.

Letter to Loudoun County Planning Commission
Dated January 31, 2019
Page -2-

Given the size of the Property and its location and shape, we submit that it is difficult, if not
impossible, to achieve a Transition Large Lot Neighborhood designation. Therefore, we
respectfully request your consideration of a modification to the Loudoun 2040 Plan for the
Transition Policy Place Type Map to re-designate the Property (and the other neighboring
residential properties highlighted on the enclosed exhibit) from Transition Large Lot Neighborhood
to Transition Light Industrial.
In this regard, we would implore you to look holistically at the handful of existing TR-10 lots
nestled between Goose Creek and Sycolin Road (off of Turner Farm Ln./Cisco Ln.) west of the
VEPCO high-powered overhead lines traversing the former Turner property. In addition to the
Property, we believe that these lots should all be re-designated to Transition Light Industrial in
order to provide a uniform recommendation for the entirety of the area bound by Sycolin Road to
the north and the Goose Creek to the south. I have enclosed a highlighted map of all of these
properties in this area for your easy reference.

We appreciate your time and attention to this request and would be glad to discuss this matter with
you in more detail at your convenience. If you have any questions or feedback, please contact me
at 717-891-5144 or jpc@stewartcompanies.com.
Sincerely,

Joseph P. Clark, II
Vice President and General Counsel
JPCII/mkr

Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Brittingham, Rich <RBrittingham@Dewberry.com>
Tuesday, January 8, 2019 4:02 PM
Keirce, Clifford
BOS; DEPT-PZ-PLANNING_COMMISSION; Merrithew, John E.; Mowry, Andrew; John F.
Groom
[EXTERNAL] Draft Loudoun 2040 Comprehensive Plan - Rock Hill Development LLC
Rock Hill Development -PC Letter 2019_01-08.pdf

All,
Please find attached letter on behalf of Rock Hill Road Development LLC.
Please do not hesitate to contact me with any questions or comments.
Thank you.
Rich Brittingham, RLA
Senior Associate
Dewberry
1503 Edwards Ferry Road
Leesburg, VA 20176
703.840.1956

Visit Dewberry’s website at www.dewberry.com
If you’ve received this email even though it’s intended for someone else, then please delete the email, don’t share its
contents with others, and don’t read its attachments. Thank you.
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Mr. Cliff Keirce, Chairman
Loudoun County Planning Commission
1 Harrison Street SE
Leesburg, Virginia 20176

January 8, 2019

Dear Chairman Keirce,
On behalf of our client, Rock Hill Development, LLC, we are submitting comments regarding the October 23,
2018 – ‘Draft Loudoun 2040 Comprehensive Plan’. We recognize these comments come later in the Planning
Commission process then all parties would prefer, however we have only recently completed land planning
analysis per the draft place type guidelines, which allows us to now provide an informed request.
The subject property owned by Rock Hill Development, LLC, is further defined as Pin # 035-27-7033 and is
located on the eastern edge of the Loudoun County, just north of Innovation Avenue and adjacent to the
Loudoun/Fairfax jurisdictional boundary (see attached maps for further location information). The property
is located within ½ mile of the planned Innovation Station Metro stop and is currently planned ‘Urban Transit
Center’ place type of the ‘Urban Policy Area’ (UPA).
The ‘Urban Transit Center’ place type envisions dense, vertically mixed-use, urban style development. This is
further echoed in the UPA Policies & Strategies and design guidelines which highlight walkability, connectivity
and urban style architecture. The ‘Urban Transit Center’ outside ¼ mile specifically calls for minimum 1.4
FAR, 6+ story building height, and land use mix of 70% residential, 25% non-residential and 5% civic. When
the draft was released in late October we began analyzing the property to understand what potential
development could ultimately fill the parcel. It became rapidly apparent that the optimistic densities and mix
of uses contemplated in this vicinity can only be accommodated on larger parcels of land.
This density and mix of uses is viable within the large tracts of land that surround the Loudoun Gateway Metro,
Ashburn Metro stations, as well as previously zoned large tracts of Waterside and The Hub surrounding the
Innovation Station metro. Unfortunately, the Rock Hill Development LLC property is encumbered by
multiple geometric and environmental factors which preclude it from meeting the current guidelines of the
‘Urban Transit Center’ place type.
The 6.8 acre rectangular shaped property is only 244’ deep from Innovation Avenue. This narrow configuration
precludes implementation of any real formal, urban grid street network per plan guidelines. The property is
bordered to the north by extensive environmental corridor of minor floodplain and wetlands, which eliminates
any possibility of parcel consolidation and increased developable area. The property is also isolated from
additional properties to the south by 4-Lane divided Innovation Avenue, a major collector roadway ultimately
providing primary vehicular access from Route 28 to the Innovation Station metro. Any potential development
cannot realistically plan for a cohesive assimilation with future development to the south due to this vehicular
barrier. This isolated condition while also exist to the east of the property where Davis Drive is planned to
locate a 70’ right of way to house a 4 lane divided roadway extending north, further reducing developable area
onsite and creating a pedestrian barrier to any development east in Fairfax County.
These constraints limit the property, as there is simply not enough land area to efficiently accommodate the
County’s desired density and mix of uses. If the draft Comprehensive Plan were to proceed in its draft form,
any future rezoning request to amend the current R-1 zoning would undoubtedly fail to meet the
Comprehensive plan guidelines.
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Rock Hill Development, LLC
Draft Loudoun 2040 Comprehensive Plan
January 8, 2019

Additionally, there is approximately 40 acres of land north of the property, spread over 10 parcels, further
defined as the “unassembled parcels” in the attached Sketch Plan. Within this total acreage just above 20 acres
are developable, due to similar encumbrances such as floodplain, wetlands and future Davis Drive Right of
Way dedication. The developable areas are divided into similar smaller 5-7 acre pieces, making a cohesive urban
style, dense development difficult. The adjacency to the Fairfax jurisdictional boundary provides an additional
development and permitting challenges.
As such, we respectfully request that the Planning Commission considers the property and the northern
assemblage, for reclassification from the ‘Urban Transit Center’ place type to the ‘Urban Mixed Use’ place
type. The anticipated densities and land use mix of the ‘Urban Mixed Use’ place type will allow this unique
land area to effectively maximize its development potential using sound land planning principles.
Rock Hill Road LLC’s prominent frontage at the intersection of a future major vehicular thruway, ½ mile from
a future metro station is unlike all the properties around it and should be planned for uses that are realistic
within its existing geometry while allowing for sensitivity to the adjacent environmental features that define its
northern boundary. Rock Hill Road LLC is eager to move forward with development on the property to jump
start this important geography in Loudoun County. We urge you to plan the property for a density and place
type that is appropriate, and are happy to discuss any of these details with you further.
Thank you for your time and efforts serving the community.
Sincerely,

Rich Brittingham, RLA
Senior Associate
Dewberry
703.840.1956

Attachments:
- Rock Hill Road Development LLC – 5/25/2018
- Regional Development Exhibit – 6/22/2018
CC:
-

Planning Commission
Board of Supervisors
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

Rosner, Ben <BRosner@wetlands.com>
Monday, January 21, 2019 9:18 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comprehensive Plan Comments
2019-01-21_Planning Commission.pdf

Dear Planning Commission,
Please see the attached letter for comments regarding the proposed Comprehensive Plan Update, with specific regards
to the environment section.
Thank you,
Ben
Benjamin N. Rosner, PWS, PWD, CE, CT | Manager – Environmental Science
Wetland Studies and Solutions, Inc., a division of The Davey Tree Expert Company
5300 Wellington Branch Drive, Suite 100 | Gainesville, Virginia 20155
direct: 703.679.5647 | cell: 703‐282‐7940 | main: 703.679.5600
brosner@wetlands.com | www.wetlands.com
Please consider the environment before printing.
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Via Email: loudounpc@loudoun.gov
January 21, 2019
Loudoun County Planning Commission
1 Harrison Street S.E.
3rd Floor
PO Box 7000
Leesburg, Virginia 20177-7000
Re: Loudoun County Comprehensive Plan Update
Dear Planning Commissioners:
The current Loudoun County Comprehensive Plan (Revised General Plan, as amended through September
12, 2018) contains policy language regarding the placement of wetland and stream mitigation sites in
Loudoun County (Chapter 5, Policy 23). Staff has regularly used this language to require land owners and
developers to purchase mitigation credits in the County or provide on-site mitigation. While the concept
of mitigation is certainly supported, the requirements by staff as based in this policy, are in violation of
federal regulations 1, and state regulations as noted in the attached opinion letter from Virginia Attorney
General Mark Herring. These requests have often resulted in project delays and undue burdens (including
requiring the purchase of mitigation credits from a more expensive bank) on developers and land owners,
including Loudoun County Public Schools.
The proposed language under Chapter 3, RSCR Policy 2, Strategy 2.1, Action item I, in the Draft Loudoun
2040 Comprehensive Plan (October 23, 2018) contains similar language as the current Revised General
Plan. We request that this language be revised to clearly state that while stream and wetland mitigation is
important and encouraged within the County, the policy in no way should be interpreted to violate Federal
and State requirements regarding the hierarchy for the mitigation of aquatic resources.
Sincerely,
WETLAND STUDIES AND SOLUTIONS, INC.

Benjamin N. Rosner P.W.S., P.W.D., C.E., C.T.
Manager – Environmental Science

Enclosure
cc:

Matt Kroll, NVBIA (w/enc.)
Michael Capretti, NVBIA (w/enc.)
Lou Canonico, NAIOP (w/enc.)
Ross Stevens, NAIOP (w/enc.)

R:\Correspondence\2018\Loudoun Comp Plan\2019-01-21_Planning Commission.docx
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33 CFR Parts 325 and 332 and 40 CFR Part 230; Compensatory Mitigation for Losses of Aquatic Resources.
5300 Wellington Branch Drive • Suite 100 • Gainesville, VA 20155 • Phone 703.679.5600 • Fax 703.679.5601
brosner@wetlands.com • www.wetlands.com

Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Richard Stroupe <stroupe@gmail.com>
Tuesday, January 15, 2019 3:20 PM
Keirce, Clifford
Meyer, Ron; Higgins, Geary; BOS; DEPT-PZ-PLANNING_COMMISSION; Carey, Stacy;
Tina DiPalo; Shannon Teel; Derek Tomlinson
Re: [EXTERNAL] Re: TPA North Recommendation - Loudoun 2040 Comprehensive Plan

Hello Mr. Higgins and Mr. Keirce Thank you both very much for your response and follow up email. I sincerely appreciate your time and effort.
We have a clear understanding that the application (and map) is currently under review with the planning
commission and has not made its way to the BOS. The basis for our concern is over the TPA recommendation
to update areas along evergreen mill road to data center light industrial, which has now spilled over to owners
all along Sycolin, Gulick mill road and areas south and west of the Greenway / Sycolin road filing for
applications to do the same. Clearly this is a slippery slope that once you commit to this that the entire area will
follow and you will end up with nothing but data centers all along this area. Converting this space from AR-1 /
TR-10 to light industrial uses (Data Centers) would be a total disaster for anyone living this area, causing issues
ranging from decreased property values and health concerns around emissions and noise disruptions. I hope in
due time that the planning commission is open to thousands of area residents voicing their concerns due to
possible impacts this would cuase and that proper due diligence is performed (including environmental impacts)
before making a decision supporting any motion to rezone this area for light industrial data center use. Clearly
Loudoun County has a desire to increase its 75+ data center footprint .. I just hope the decision does not come at
the cost of sacrificing the area residents health and property value.
Again thank you for your time and consideration.
Best,
Richard

On Tue, Jan 15, 2019 at 3:01 PM Keirce, Clifford <Clifford.Keirce@loudoun.gov> wrote:
Mr. Stroupe‐
I am responding to your concern that no one responded to your email sent in November. As you might be
aware, the Planning Commission has received around 150 emails regarding the Comprehensive Plan.
The email you sent did not ask for a response. It is my personal policy to respond to EVERY email sent to me
asking for a return call, email, or response.
It appears the email you sent was sent into the Planning Commission group email and did not address it to
me directly. Our individual email addresses are also listed on the county website.
Had the email sent asked for a response from someone, I would expect the Planning Commissioner from that
district to respond, should they choose to do so.
If you would still like to discuss this issue with me, give me a call and we can set up a meeting.
Thanks,
1

Cliff Keirce
Broad Run District Planning Commissioner
Clifford.Keirce@loudoun.gov
571-246-2415
All correspondence subject to Virginia Freedom of Information Act.

On Tue, Jan 15, 2019 at 1:46 PM Higgins, Geary <Geary.Higgins@loudoun.gov> wrote:
Dear Mr. Stroupe,
Thank you for your follow up email.
I appreciate the concerns outlined in your email of November 19. However, I did not respond to it, because
your email did not request a response.
The map that you attached is a working draft from the Planning Commission, it is not yet final and has not
been presented to the Board of Supervisors. I do not support data centers in the areas outlined on that map and
this should be clear from my vote against the True North Data Center on Goose Creek last year.
I also warned at the time... that the approval of the True North Data Center would bring additional applications
in that area. If I may be so bold, I would suggest that you continue to make your concerns to the other
Supervisors on the Board.
If you have any further questions, please let me know.
Regards,
Geary
Geary Higgins
Supervisor
Catoctin District
Please know that all communications are subject to VA FOIA laws.

From: Richard Stroupe <stroupe@gmail.com>
Sent: Monday, January 14, 2019 12:30 PM
To: Meyer, Ron
Cc: Higgins, Geary; BOS; DEPT‐PZ‐PLANNING_COMMISSION; Carey, Stacy; Tina DiPalo; Shannon Teel; Derek Tomlinson
Subject: Re: [EXTERNAL] Re: TPA North Recommendation ‐ Loudoun 2040 Comprehensive Plan

Hello Ron ‐
Thank you very much for your response. I really appreciate your time and consideration.
Per Project Holyfield we realize its in PRAP and BOS has to approve any rezoning. Currently the zoning for
this project is TR‐10 and its clear they are trying to capitalize on the TPA North suggestions for areas along
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Evergreen Road to put data centers all along evergreen road and areas south of Leesburg. See
https://interwapp01.loudoun.gov/WebLDAs/AppDetails.aspx?qsAppID=PRAP‐2018‐0125 it includes a map of
their plan ‐ https://lfportal.loudoun.gov/LFPortal/7/edoc/3634015/Little%20Holyfield%20Sketch%20Map.pdf
I along with many neighbors in this area in full agreement with your comment that areas south of greenway
and sycolin are not appropriate for data centers. TR‐10 is the appropriate zoning for this area.
Thank you again.
Best,
Richard

On Mon, Jan 14, 2019 at 12:18 PM Meyer, Ron <Ron.Meyer@loudoun.gov> wrote:
Richard,
I have read your email. The plan isn’t to the Board yet for review, but I don’t think data centers are
appropriate south of the Greenway and Sycolin.
Ron
Sent from my iPhone
On Jan 14, 2019, at 10:41 AM, Richard Stroupe <stroupe@gmail.com> wrote:
Commissioners ‐
I’m following up to this email request. Not one response from any of you. Mr. Higgins as our
elected official I’m disappointed in your lack of concern. I’m adding a few neighbors who also
are disappointed at your lack of leadership in assisting your community. This plus the
Hollyfield application clearly signals your intent in making Leesburg and surrounding areas
data center ally, which may be great for your political career but very disappointing for the
rest of us “common” folk.
Best,
Richard

On Nov 19, 2018, at 9:53 PM, Richard Stroupe <stroupe@gmail.com> wrote:
Dear Elected Officials ‐
As a resident of Loudoun County who is impacted by your suggested 2040
comprehensive plan recommendations, I'm writing you today to document my
opposition to your zoning recommendations named "TPA North" located on
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page 81 of your Loudoun 2040 Comprehensive Plan. ‐
https://www.loudoun.gov/DocumentCenter/View/134439 and the attached
plan that was circulated in our neighborhood (Red Ceder).
TPA by your definition is an area providing expansive open space while
accommodating a development pattern that promotes environmental
protection, housing diversity, quality design and economic growth. As detailed
in your plan, the TPA area contains large amounts of open space, trails, parks,
etc to provide a visual transition between east and west.
In addition, as documented in your plan, one of your objectives with your 2040
vision is to not only maintain Loudoun's unique history and environmental
beauty, but also promote quality development that complements, strengthens
and benefits surrounding communities, while encouraging a mix of land uses
to ensure environmental and economic health.
Based on this guidance and vision I believe the recommendation to reclassify
land use to the areas south and west of Sycolin Road to Transition Light
Industrial is in direct conflict to your values, vision and objective.
Adding data centers along evergreen mill road (while adding additional tax
revenue to the county without adding additional traffic and demand on
roads/schools) seem like a good idea on paper, however it violates your intent
on promoting quality and "strengthens and benefits surrounding
communities". I would believe the addition of new data centers along
Evergreen Mill Road west of Sycolin would devalue all the existing
neighborhoods and create a new level of anxiety on existing residents. Not to
mention the environmental impact to areas located in this area would have
negative impacts to surrounding wildlife including: bald eagles, black bears,
coyotes, deer, turkeys, foxes, etc as seen first by my family and other residents
of red cedar.
It's interested in your plan that you define Light Industrial (list data center as
an example) as "do not emit odor, noise or vibrations". I would recommend
you visit a Ashburn neighborhood at 10pm one evening near one of the
waxpool data centers and see if you still believe that is correct. I can tell you
first hand, data centers do create environment impact with noise (sometimes
loud noise) and noticeable heat plume's emitted during the winter months and
light pollution at night. Since the addition of the Panda power plant a couple
years back most folks that live within 2‐3 mile have already complained of the
smoke plumes, noise, odor of the steam exhaust (depending on the daily
weather) and light pollution. Surrounding areas along Evergreen Mill road
should not have any additional industrial impact.
I understand the county's desires to continue its growth plans, increase tax
revenue and expand services, roads and schools for its residents. I believe this
objective should be achieved without negatively impacting those residents
4

who have already invested in Loudoun county for its beauty and tranquil
setting and set the foundation for your 2040 vision.
As stewards of the county's future, I trust you and your team will make the
best decision that promotes sustainability and limits negative impact
(environmental and financial) to it's tax paying residents. I realize growth is
inevitable, however I hope you and your colleagues find a way to limit its
impact without destroying the reason why many of us moved to central
Loudoun.
Best,
Richard

<Loudoun TPA North.jpg>
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Richard Stroupe <stroupe@gmail.com>
Friday, January 25, 2019 10:28 AM
Keirce, Clifford; Higgins, Geary
Meyer, Ron; BOS; DEPT-PZ-PLANNING_COMMISSION; Carey, Stacy; Tina DiPalo;
Shannon Teel; Derek Tomlinson; Bryan Schrader; cdever214@gmail.com
[EXTERNAL] Re: TPA North Recommendation - Loudoun 2040 Comprehensive Plan Red Ceder Meeting Follow Up

Hello Mr. Higgins Thank you again for taking the time to visit the residents of Red Ceder last night to document and understand
our concerns and discuss your opposition to the recommendations documented in the 2040 comprehensive
report, specifically the recommendations to change land areas "A1" to data center and the recent application for
"A2" as noted in your map and handout last night. We respect your clear insight and background and hope the
other members of the board understand your point of view and alternative ideas to help promote data center
growth in this county without having to negatively impact local and surrounding residential residents
In short to goes without saying all the positive impacts anyone would believe the county would generate from
the tax revenue from the data centers in the current recommended location would come at the destruction of
surrounding property values, qualify of life and health issues that all come from commercial grade data centers
and necessary infrastructure to support them. I'm sure there are other land areas that could support the county's
desire for tax revenue / data centers that do not have a negative impact to the current residents of loudoun
county.
While I highly doubt any of you currently live beside or near a massive data center park or would have any
desire to move beside a massive data center park .. I would enjoy learning more about any positive impacts that
could would bring to a community or area property owners. From what I have gained from folks who live
within view of a massive data center park, all of the concerns we have outlined with you have come true
(destruction of surrounding property values, qualify of life and health issues). Again if you have data that
would justify otherwise I would really enjoy learning more about this.
If you can please respond to this email list with the upcoming dates, times, etc of any future meeting, planning
sessions, etc that impact land areas A1 or A2 so our residents can participate and if possible help establish new
ideas to meet your goals. I'm sure many in this area would be more than willing to assist your efforts in helping
find a common goal that would help promote your plans without negatively impacting our community, our
property or our health.
Thank you again for your time, for your understanding of our concerns and for your service to our county.
Best,
Richard

On Tue, Jan 15, 2019 at 3:20 PM Richard Stroupe <stroupe@gmail.com> wrote:
Hello Mr. Higgins and Mr. Keirce 1

Thank you both very much for your response and follow up email. I sincerely appreciate your time and effort.
We have a clear understanding that the application (and map) is currently under review with the planning
commission and has not made its way to the BOS. The basis for our concern is over the TPA recommendation
to update areas along evergreen mill road to data center light industrial, which has now spilled over to owners
all along Sycolin, Gulick mill road and areas south and west of the Greenway / Sycolin road filing for
applications to do the same. Clearly this is a slippery slope that once you commit to this that the entire area
will follow and you will end up with nothing but data centers all along this area. Converting this space from
AR-1 / TR-10 to light industrial uses (Data Centers) would be a total disaster for anyone living this area,
causing issues ranging from decreased property values and health concerns around emissions and noise
disruptions. I hope in due time that the planning commission is open to thousands of area residents voicing
their concerns due to possible impacts this would cuase and that proper due diligence is performed (including
environmental impacts) before making a decision supporting any motion to rezone this area for light industrial
data center use. Clearly Loudoun County has a desire to increase its 75+ data center footprint .. I just hope the
decision does not come at the cost of sacrificing the area residents health and property value.
Again thank you for your time and consideration.
Best,
Richard

On Tue, Jan 15, 2019 at 3:01 PM Keirce, Clifford <Clifford.Keirce@loudoun.gov> wrote:
Mr. Stroupe‐
I am responding to your concern that no one responded to your email sent in November. As you might be
aware, the Planning Commission has received around 150 emails regarding the Comprehensive Plan.
The email you sent did not ask for a response. It is my personal policy to respond to EVERY email sent to me
asking for a return call, email, or response.
It appears the email you sent was sent into the Planning Commission group email and did not address it to
me directly. Our individual email addresses are also listed on the county website.
Had the email sent asked for a response from someone, I would expect the Planning Commissioner from
that district to respond, should they choose to do so.
If you would still like to discuss this issue with me, give me a call and we can set up a meeting.
Thanks,
Cliff Keirce
Broad Run District Planning Commissioner
Clifford.Keirce@loudoun.gov
571-246-2415
All correspondence subject to Virginia Freedom of Information Act.

On Tue, Jan 15, 2019 at 1:46 PM Higgins, Geary <Geary.Higgins@loudoun.gov> wrote:
Dear Mr. Stroupe,
Thank you for your follow up email.
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I appreciate the concerns outlined in your email of November 19. However, I did not respond to it, because
your email did not request a response.
The map that you attached is a working draft from the Planning Commission, it is not yet final and has not
been presented to the Board of Supervisors. I do not support data centers in the areas outlined on that map and
this should be clear from my vote against the True North Data Center on Goose Creek last year.
I also warned at the time... that the approval of the True North Data Center would bring additional
applications in that area. If I may be so bold, I would suggest that you continue to make your concerns to the
other Supervisors on the Board.
If you have any further questions, please let me know.
Regards,
Geary
Geary Higgins
Supervisor
Catoctin District
Please know that all communications are subject to VA FOIA laws.

From: Richard Stroupe <stroupe@gmail.com>
Sent: Monday, January 14, 2019 12:30 PM
To: Meyer, Ron
Cc: Higgins, Geary; BOS; DEPT‐PZ‐PLANNING_COMMISSION; Carey, Stacy; Tina DiPalo; Shannon Teel; Derek Tomlinson
Subject: Re: [EXTERNAL] Re: TPA North Recommendation ‐ Loudoun 2040 Comprehensive Plan

Hello Ron ‐
Thank you very much for your response. I really appreciate your time and consideration.
Per Project Holyfield we realize its in PRAP and BOS has to approve any rezoning. Currently the zoning for
this project is TR‐10 and its clear they are trying to capitalize on the TPA North suggestions for areas along
Evergreen Road to put data centers all along evergreen road and areas south of Leesburg. See
https://interwapp01.loudoun.gov/WebLDAs/AppDetails.aspx?qsAppID=PRAP‐2018‐0125 it includes a map
of their plan ‐
https://lfportal.loudoun.gov/LFPortal/7/edoc/3634015/Little%20Holyfield%20Sketch%20Map.pdf
I along with many neighbors in this area in full agreement with your comment that areas south of greenway
and sycolin are not appropriate for data centers. TR‐10 is the appropriate zoning for this area.
Thank you again.
Best,
Richard
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On Mon, Jan 14, 2019 at 12:18 PM Meyer, Ron <Ron.Meyer@loudoun.gov> wrote:
Richard,
I have read your email. The plan isn’t to the Board yet for review, but I don’t think data centers are
appropriate south of the Greenway and Sycolin.
Ron
Sent from my iPhone
On Jan 14, 2019, at 10:41 AM, Richard Stroupe <stroupe@gmail.com> wrote:
Commissioners ‐
I’m following up to this email request. Not one response from any of you. Mr. Higgins as our
elected official I’m disappointed in your lack of concern. I’m adding a few neighbors who also
are disappointed at your lack of leadership in assisting your community. This plus the
Hollyfield application clearly signals your intent in making Leesburg and surrounding areas
data center ally, which may be great for your political career but very disappointing for the
rest of us “common” folk.
Best,
Richard

On Nov 19, 2018, at 9:53 PM, Richard Stroupe <stroupe@gmail.com> wrote:
Dear Elected Officials ‐
As a resident of Loudoun County who is impacted by your suggested 2040
comprehensive plan recommendations, I'm writing you today to document
my opposition to your zoning recommendations named "TPA North" located
on page 81 of your Loudoun 2040 Comprehensive Plan. ‐
https://www.loudoun.gov/DocumentCenter/View/134439 and the attached
plan that was circulated in our neighborhood (Red Ceder).
TPA by your definition is an area providing expansive open space while
accommodating a development pattern that promotes environmental
protection, housing diversity, quality design and economic growth. As
detailed in your plan, the TPA area contains large amounts of open space,
trails, parks, etc to provide a visual transition between east and west.
In addition, as documented in your plan, one of your objectives with your
2040 vision is to not only maintain Loudoun's unique history and
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environmental beauty, but also promote quality development that
complements, strengthens and benefits surrounding communities, while
encouraging a mix of land uses to ensure environmental and economic health.
Based on this guidance and vision I believe the recommendation to reclassify
land use to the areas south and west of Sycolin Road to Transition Light
Industrial is in direct conflict to your values, vision and objective.
Adding data centers along evergreen mill road (while adding additional tax
revenue to the county without adding additional traffic and demand on
roads/schools) seem like a good idea on paper, however it violates your intent
on promoting quality and "strengthens and benefits surrounding
communities". I would believe the addition of new data centers along
Evergreen Mill Road west of Sycolin would devalue all the existing
neighborhoods and create a new level of anxiety on existing residents. Not to
mention the environmental impact to areas located in this area would have
negative impacts to surrounding wildlife including: bald eagles, black bears,
coyotes, deer, turkeys, foxes, etc as seen first by my family and other
residents of red cedar.
It's interested in your plan that you define Light Industrial (list data center as
an example) as "do not emit odor, noise or vibrations". I would recommend
you visit a Ashburn neighborhood at 10pm one evening near one of the
waxpool data centers and see if you still believe that is correct. I can tell you
first hand, data centers do create environment impact with noise (sometimes
loud noise) and noticeable heat plume's emitted during the winter months
and light pollution at night. Since the addition of the Panda power plant a
couple years back most folks that live within 2‐3 mile have already
complained of the smoke plumes, noise, odor of the steam exhaust
(depending on the daily weather) and light pollution. Surrounding areas
along Evergreen Mill road should not have any additional industrial impact.
I understand the county's desires to continue its growth plans, increase tax
revenue and expand services, roads and schools for its residents. I believe
this objective should be achieved without negatively impacting those
residents who have already invested in Loudoun county for its beauty and
tranquil setting and set the foundation for your 2040 vision.
As stewards of the county's future, I trust you and your team will make the
best decision that promotes sustainability and limits negative impact
(environmental and financial) to it's tax paying residents. I realize growth is
inevitable, however I hope you and your colleagues find a way to limit its
impact without destroying the reason why many of us moved to central
Loudoun.
Best,
Richard
5
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Richard Stroupe <stroupe@gmail.com>
Friday, January 25, 2019 1:42 PM
Keirce, Clifford
Higgins, Geary; Meyer, Ron; BOS; DEPT-PZ-PLANNING_COMMISSION; Carey, Stacy;
Tina DiPalo; Shannon Teel; Derek Tomlinson; Bryan Schrader; cdever214@gmail.com
Re: [EXTERNAL] Re: TPA North Recommendation - Loudoun 2040 Comprehensive Plan
- Red Ceder Meeting Follow Up

Hello Mr. Keirce Thank you very much for your email response and also the opportunity to meet with you in person. I would be
very interested in meeting with you and your team to review your requirements as well as the supporting due
diligence (reports, data, alternative sites, etc) that was used in your determination and ultimate
recommendations. Please let me know if you have time in early February that would work for you.
Per your question, I understand that you live near the Ashburn "data center alley" .. an area that is common to
high density, commercial growth, etc for many years. It has been amazing to see what started out as high
density urban housing, to strip malls / shopping centers, office parks to now full blown town centers such as
Loudoun One and Loudoun Station. Housing around these areas have seen this commercial growth for many
many years. As new housing developments have been established around it, it was a known idea that you can
have urban living life style if that was your interest. And of course we have seen data center growth around
these areas for the past several years, which makes sense .. given its very similar to the environment of other
office, warehouse style buildings you have along Loudoun County Parkway and Waxpool road. I have known
friends who live by Loudoun Station who are about an 1/2 mile from those data centers who have complained
about noise and light pollution, qualify of life (they moved in before the build up of commercial growth) and
also property values (e.g. the prices of homes are much lower than when they bought). Honestly, how can you
argue with these facts .. of course your going to have all these things. Its common sense .. not many buyers
want to spend 800k to 2M for a house that has to put up with all those risks. Now, a new home buyer who can
afford something in the 300k-600k range might put up with this since this price range is now a common entry
point for single family ownership and/or if they are looking for that urban lifestyle.
Look I get it .. your team and the board is looking to increase revenues, promote a vision for future growth and
at the same time honor the obligation "to maintain and protect Loudoun's unique history and beauty that
complements, strengthens and benefits surrounding communities, while encouraging a mix of land uses to
ensure environmental and economic health." Your recommendation to bring data centers to A1 and possibly A2
would be a total disaster for the surrounding community and violate your 2040 objective which I included
here. First the Red Cedar area is not Ashburn .. we do not have the high density, high commercial grown, office
buildings. Residents here purchased/built their homes and made their family investments in this area for the
natural beauty and country setting you find in the Red Ceder area. Just like the residents in Ashburn purchased
their home (perhaps in some cases at a lower price to what folks paid here) for the urban setting. Ashburn,
Sterling, Rt 50, etc all areas that are under current massive commercial growth all make sense for data
centers. Not Evergreen Mill Road / Red Ceder area. I have to image .. anyone that invested more than 800k for
their home in this area will see their property values plummet due to the impacts of multiple data center
parks. Who wants to buy a 800-2M dollar home next to data centers? Maybe 300-500k if in a good school
district .. but nothing near 1M. Anyone in that price range who are seeking the country setting would invest in
Purcellville, Round Hill or Waterford areas if they want to protect their investment. It would be interesting to
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see how many homes have traded above 800k near a data center over the past three years and compare that to
homes over 1M near a data center.
I also get the fact that Panda group invested 1B dollars here to build a world class power plant. Why would
anyone invest 1B here if they did not know it would pay off from future usage (aka data centers). Panda Funds
like any normal hedge fund never make investments without a solid thesis .. and I'm sure their thesis was built
around data center growth in Loudoun. It was very clear to me in their presentation when I did a tour of the
facility and learned how it operated, how it was financed and also what they forecast for growth/usage in the
future.
I operate and invest in multiple businesses and there are two things that are common with growth. First, every
action has a cost (expense) .. you want to build new data centers and increase revenues I get it, but it comes at a
cost. I hope you review all the costs that are associated with that .. which include impacts to the community,
impacts to the environment and most importantly impacts to your tax paying residents and their investments
(housing / qualify of life / health). A1 and A2 areas made investments based on county setting/lifestyle .. not
urban. You would destroy this by allowing massive data center growth in this areas.
Second and most importantly, your employees are your number one asset. In this case .. your area tax paying
residents. We all have made investments here for the very same reasons we are dead set against your
recommendation for A1 and possibly A2. We enjoy our community, our lifestyle and our surrounding areas. If
we wanted urban we would have invested in Sterling or Ashburn or Fairfax County. The tax paying residents of
this area deserve the opportunity to help shape your vision, promote ideas of increase revenues to keep taxes
lower without having to take a massive hit in lifestyle, health or property value destruction.
I look forward to continuing this discussion in person in the near future.
Best,
Richard

On Fri, Jan 25, 2019 at 11:18 AM Keirce, Clifford <Clifford.Keirce@loudoun.gov> wrote:
Mr. StroupeI have a question. In your third paragraph, you request any additional information that would be in conflict
with your opinions that you have stated as fact.
I have lived in Ashburn, near the heart of data center alley, for 22 years. Although I do not live close to a data
center park, I know many people who do.
I would be interested in the data for the conclusions you have made. Specifically, destruction of surrounding
property values, quality of life, and health issues. I am aware of noise issues that arose from some of the
earlier generation data centers, but current technology and county required design standards have greatly
reduced this problem.
I understand you object to the possibility of data center construction anywhere near you. In your opinion, how
close is too close to a data center? For example 100 feet, 500 feet, 1000 feet, etc?
Although the Planning Commission has yet to forward ANY recommendations to the Board of Supervisors,
increased light industrial land, which allows data centers, is under consideration in the Transition Policy Area.
I am currently working on what types of requirements should be imposed on any data center development in
the TPA. I would be interested in hearing your opinion. I’d be happy to meet with you to discuss this further.
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Cliff Keirce
Broad Run District Planning Commissioner
Clifford.Keirce@Loudoun.gov
571-246-2415
All correspondence subject to Virginia Freedom of Information Act.
On Jan 25, 2019, at 10:28 AM, Richard Stroupe <stroupe@gmail.com> wrote:
Hello Mr. Higgins Thank you again for taking the time to visit the residents of Red Ceder last night to document
and understand our concerns and discuss your opposition to the recommendations documented
in the 2040 comprehensive report, specifically the recommendations to change land areas "A1"
to data center and the recent application for "A2" as noted in your map and handout last
night. We respect your clear insight and background and hope the other members of the board
understand your point of view and alternative ideas to help promote data center growth in this
county without having to negatively impact local and surrounding residential residents
In short to goes without saying all the positive impacts anyone would believe the county would
generate from the tax revenue from the data centers in the current recommended location would
come at the destruction of surrounding property values, qualify of life and health issues that all
come from commercial grade data centers and necessary infrastructure to support them. I'm
sure there are other land areas that could support the county's desire for tax revenue / data
centers that do not have a negative impact to the current residents of loudoun county.
While I highly doubt any of you currently live beside or near a massive data center park or
would have any desire to move beside a massive data center park .. I would enjoy learning more
about any positive impacts that could would bring to a community or area property
owners. From what I have gained from folks who live within view of a massive data center
park, all of the concerns we have outlined with you have come true (destruction of surrounding
property values, qualify of life and health issues). Again if you have data that would justify
otherwise I would really enjoy learning more about this.
If you can please respond to this email list with the upcoming dates, times, etc of any future
meeting, planning sessions, etc that impact land areas A1 or A2 so our residents can participate
and if possible help establish new ideas to meet your goals. I'm sure many in this area would be
more than willing to assist your efforts in helping find a common goal that would help promote
your plans without negatively impacting our community, our property or our health.
Thank you again for your time, for your understanding of our concerns and for your service to
our county.
Best,
Richard

On Tue, Jan 15, 2019 at 3:20 PM Richard Stroupe <stroupe@gmail.com> wrote:
Hello Mr. Higgins and Mr. Keirce 3

Thank you both very much for your response and follow up email. I sincerely appreciate your
time and effort.
We have a clear understanding that the application (and map) is currently under review with
the planning commission and has not made its way to the BOS. The basis for our concern is
over the TPA recommendation to update areas along evergreen mill road to data center light
industrial, which has now spilled over to owners all along Sycolin, Gulick mill road and areas
south and west of the Greenway / Sycolin road filing for applications to do the same. Clearly
this is a slippery slope that once you commit to this that the entire area will follow and you will
end up with nothing but data centers all along this area. Converting this space from AR-1 /
TR-10 to light industrial uses (Data Centers) would be a total disaster for anyone living this
area, causing issues ranging from decreased property values and health concerns around
emissions and noise disruptions. I hope in due time that the planning commission is open to
thousands of area residents voicing their concerns due to possible impacts this would cuase and
that proper due diligence is performed (including environmental impacts) before making a
decision supporting any motion to rezone this area for light industrial data center use. Clearly
Loudoun County has a desire to increase its 75+ data center footprint .. I just hope the decision
does not come at the cost of sacrificing the area residents health and property value.
Again thank you for your time and consideration.
Best,
Richard

On Tue, Jan 15, 2019 at 3:01 PM Keirce, Clifford <Clifford.Keirce@loudoun.gov> wrote:
Mr. Stroupe‐
I am responding to your concern that no one responded to your email sent in November. As
you might be aware, the Planning Commission has received around 150 emails regarding the
Comprehensive Plan.
The email you sent did not ask for a response. It is my personal policy to respond to EVERY
email sent to me asking for a return call, email, or response.
It appears the email you sent was sent into the Planning Commission group email and did
not address it to me directly. Our individual email addresses are also listed on the county
website.
Had the email sent asked for a response from someone, I would expect the Planning
Commissioner from that district to respond, should they choose to do so.
If you would still like to discuss this issue with me, give me a call and we can set up a
meeting.
Thanks,
Cliff Keirce
Broad Run District Planning Commissioner
Clifford.Keirce@loudoun.gov
571-246-2415
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All correspondence subject to Virginia Freedom of Information Act.

On Tue, Jan 15, 2019 at 1:46 PM Higgins, Geary <Geary.Higgins@loudoun.gov> wrote:
Dear Mr. Stroupe,
Thank you for your follow up email.
I appreciate the concerns outlined in your email of November 19. However, I did not respond
to it, because your email did not request a response.
The map that you attached is a working draft from the Planning Commission, it is not yet final
and has not been presented to the Board of Supervisors. I do not support data centers in the
areas outlined on that map and this should be clear from my vote against the True North Data
Center on Goose Creek last year.
I also warned at the time... that the approval of the True North Data Center would bring
additional applications in that area. If I may be so bold, I would suggest that you continue to
make your concerns to the other Supervisors on the Board.
If you have any further questions, please let me know.
Regards,
Geary
Geary Higgins
Supervisor
Catoctin District
Please know that all communications are subject to VA FOIA laws.

From: Richard Stroupe <stroupe@gmail.com>
Sent: Monday, January 14, 2019 12:30 PM
To: Meyer, Ron
Cc: Higgins, Geary; BOS; DEPT‐PZ‐PLANNING_COMMISSION; Carey, Stacy; Tina DiPalo; Shannon Teel;
Derek Tomlinson
Subject: Re: [EXTERNAL] Re: TPA North Recommendation ‐ Loudoun 2040 Comprehensive Plan

Hello Ron ‐
Thank you very much for your response. I really appreciate your time and consideration.
Per Project Holyfield we realize its in PRAP and BOS has to approve any rezoning. Currently
the zoning for this project is TR‐10 and its clear they are trying to capitalize on the TPA North
suggestions for areas along Evergreen Road to put data centers all along evergreen road and
areas south of Leesburg. See
https://interwapp01.loudoun.gov/WebLDAs/AppDetails.aspx?qsAppID=PRAP‐2018‐0125 it
includes a map of their plan ‐
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https://lfportal.loudoun.gov/LFPortal/7/edoc/3634015/Little%20Holyfield%20Sketch%20Ma
p.pdf
I along with many neighbors in this area in full agreement with your comment that areas
south of greenway and sycolin are not appropriate for data centers. TR‐10 is the appropriate
zoning for this area.
Thank you again.
Best,
Richard

On Mon, Jan 14, 2019 at 12:18 PM Meyer, Ron <Ron.Meyer@loudoun.gov> wrote:
Richard,
I have read your email. The plan isn’t to the Board yet for review, but I don’t think data
centers are appropriate south of the Greenway and Sycolin.
Ron
Sent from my iPhone
On Jan 14, 2019, at 10:41 AM, Richard Stroupe <stroupe@gmail.com> wrote:
Commissioners ‐
I’m following up to this email request. Not one response from any of you.
Mr. Higgins as our elected official I’m disappointed in your lack of concern.
I’m adding a few neighbors who also are disappointed at your lack of
leadership in assisting your community. This plus the Hollyfield application
clearly signals your intent in making Leesburg and surrounding areas data
center ally, which may be great for your political career but very
disappointing for the rest of us “common” folk.
Best,
Richard

On Nov 19, 2018, at 9:53 PM, Richard Stroupe <stroupe@gmail.com> wrote:
Dear Elected Officials ‐
As a resident of Loudoun County who is impacted by your
suggested 2040 comprehensive plan recommendations, I'm
6

writing you today to document my opposition to your zoning
recommendations named "TPA North" located on page 81 of
your Loudoun 2040 Comprehensive Plan. ‐
https://www.loudoun.gov/DocumentCenter/View/134439
and the attached plan that was circulated in our
neighborhood (Red Ceder).
TPA by your definition is an area providing expansive open
space while accommodating a development pattern that
promotes environmental protection, housing diversity, quality
design and economic growth. As detailed in your plan, the
TPA area contains large amounts of open space, trails, parks,
etc to provide a visual transition between east and west.
In addition, as documented in your plan, one of your
objectives with your 2040 vision is to not only maintain
Loudoun's unique history and environmental beauty, but also
promote quality development that complements, strengthens
and benefits surrounding communities, while encouraging a
mix of land uses to ensure environmental and economic
health.
Based on this guidance and vision I believe the
recommendation to reclassify land use to the areas south and
west of Sycolin Road to Transition Light Industrial is in direct
conflict to your values, vision and objective.
Adding data centers along evergreen mill road (while adding
additional tax revenue to the county without adding
additional traffic and demand on roads/schools) seem like a
good idea on paper, however it violates your intent on
promoting quality and "strengthens and benefits surrounding
communities". I would believe the addition of new data
centers along Evergreen Mill Road west of Sycolin would
devalue all the existing neighborhoods and create a new level
of anxiety on existing residents. Not to mention the
environmental impact to areas located in this area would have
negative impacts to surrounding wildlife including: bald
eagles, black bears, coyotes, deer, turkeys, foxes, etc as seen
first by my family and other residents of red cedar.
It's interested in your plan that you define Light Industrial (list
data center as an example) as "do not emit odor, noise or
vibrations". I would recommend you visit a Ashburn
neighborhood at 10pm one evening near one of the waxpool
data centers and see if you still believe that is correct. I can
tell you first hand, data centers do create environment impact
with noise (sometimes loud noise) and noticeable heat
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plume's emitted during the winter months and light pollution
at night. Since the addition of the Panda power plant a couple
years back most folks that live within 2‐3 mile have already
complained of the smoke plumes, noise, odor of the steam
exhaust (depending on the daily weather) and light
pollution. Surrounding areas along Evergreen Mill road
should not have any additional industrial impact.
I understand the county's desires to continue its growth plans,
increase tax revenue and expand services, roads and schools
for its residents. I believe this objective should be achieved
without negatively impacting those residents who have
already invested in Loudoun county for its beauty and tranquil
setting and set the foundation for your 2040 vision.
As stewards of the county's future, I trust you and your team
will make the best decision that promotes sustainability and
limits negative impact (environmental and financial) to it's tax
paying residents. I realize growth is inevitable, however I
hope you and your colleagues find a way to limit its impact
without destroying the reason why many of us moved to
central Loudoun.
Best,
Richard

<Loudoun TPA North.jpg>
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Bryan, Nancy
From:
Sent:
To:
Cc:

Richard Stroupe <stroupe@gmail.com>
Friday, January 25, 2019 3:10 PM
Keirce, Clifford
Higgins, Geary; Meyer, Ron; BOS; DEPT-PZ-PLANNING_COMMISSION; Carey, Stacy;
Tina DiPalo; Shannon Teel; Derek Tomlinson; Bryan Schrader; cdever214@gmail.com
Re: [EXTERNAL] Re: TPA North Recommendation - Loudoun 2040 Comprehensive Plan
- Red Ceder Meeting Follow Up

Subject:

Thank you. Is your office at the county administration building? If so what room / floor? I’ll send you an
calendar invite for early Feb.
Agreed on all points. My friend did not buy in 08/09 luckily but has noticed depreciation housing values which
he believes is due to the data center proximity. Metro may help in future we’ll have to see once it opens and is
in operation. Again appreciating price depends on a market willing to pay for it.
Unfortunately red ceder and evergreen will not have a metro to help soften the potential disaster data centers
will bring. Again it’s a major shift to bring many data centers and build them around community’s and
residential areas built on country setting. There are plenty of other locations you guys can build 100s of data
centers on that do not destroy the surrounding community or tax payer investments.
Best,
Richard
On Jan 25, 2019, at 3:00 PM, Keirce, Clifford <Clifford.Keirce@loudoun.gov> wrote:
Hi RichardI’ll be happy to meet with you. But I do not have a “team”, it’s just me.
I also know several folks in Regency. That is an old generation data center that was noisy and
built before the county had any performance standards.
That community has and will continue to see good appreciation due to proximity to Metro. And
yes, if someone bought a house in the run up to the 2008 crash, their homes are probably still
worth less than that amount. That’s true regionwide and has nothing to do with data centers.
I am generally available after 4pm weekdays and on the weekends.
Cliff Keirce
571-246-2415
On Jan 25, 2019, at 1:42 PM, Richard Stroupe <stroupe@gmail.com> wrote:
Hello Mr. Keirce Thank you very much for your email response and also the opportunity to meet
with you in person. I would be very interested in meeting with you and your team
to review your requirements as well as the supporting due diligence (reports, data,
alternative sites, etc) that was used in your determination and ultimate
recommendations. Please let me know if you have time in early February that
would work for you.
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Per your question, I understand that you live near the Ashburn "data center alley"
.. an area that is common to high density, commercial growth, etc for many
years. It has been amazing to see what started out as high density urban housing,
to strip malls / shopping centers, office parks to now full blown town centers such
as Loudoun One and Loudoun Station. Housing around these areas have seen this
commercial growth for many many years. As new housing developments have
been established around it, it was a known idea that you can have urban living life
style if that was your interest. And of course we have seen data center growth
around these areas for the past several years, which makes sense .. given its very
similar to the environment of other office, warehouse style buildings you have
along Loudoun County Parkway and Waxpool road. I have known friends who
live by Loudoun Station who are about an 1/2 mile from those data centers who
have complained about noise and light pollution, qualify of life (they moved in
before the build up of commercial growth) and also property values (e.g. the
prices of homes are much lower than when they bought). Honestly, how can you
argue with these facts .. of course your going to have all these things. Its common
sense .. not many buyers want to spend 800k to 2M for a house that has to put up
with all those risks. Now, a new home buyer who can afford something in the
300k-600k range might put up with this since this price range is now a common
entry point for single family ownership and/or if they are looking for that urban
lifestyle.
Look I get it .. your team and the board is looking to increase revenues, promote a
vision for future growth and at the same time honor the obligation "to maintain
and protect Loudoun's unique history and beauty that complements, strengthens
and benefits surrounding communities, while encouraging a mix of land uses to
ensure environmental and economic health." Your recommendation to bring data
centers to A1 and possibly A2 would be a total disaster for the surrounding
community and violate your 2040 objective which I included here. First the Red
Cedar area is not Ashburn .. we do not have the high density, high commercial
grown, office buildings. Residents here purchased/built their homes and made
their family investments in this area for the natural beauty and country setting you
find in the Red Ceder area. Just like the residents in Ashburn purchased their
home (perhaps in some cases at a lower price to what folks paid here) for the
urban setting. Ashburn, Sterling, Rt 50, etc all areas that are under current
massive commercial growth all make sense for data centers. Not Evergreen Mill
Road / Red Ceder area. I have to image .. anyone that invested more than 800k
for their home in this area will see their property values plummet due to the
impacts of multiple data center parks. Who wants to buy a 800-2M dollar home
next to data centers? Maybe 300-500k if in a good school district .. but nothing
near 1M. Anyone in that price range who are seeking the country setting would
invest in Purcellville, Round Hill or Waterford areas if they want to protect their
investment. It would be interesting to see how many homes have traded above
800k near a data center over the past three years and compare that to homes over
1M near a data center.
I also get the fact that Panda group invested 1B dollars here to build a world class
power plant. Why would anyone invest 1B here if they did not know it would pay
off from future usage (aka data centers). Panda Funds like any normal hedge fund
never make investments without a solid thesis .. and I'm sure their thesis was built
around data center growth in Loudoun. It was very clear to me in their
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presentation when I did a tour of the facility and learned how it operated, how it
was financed and also what they forecast for growth/usage in the future.
I operate and invest in multiple businesses and there are two things that are
common with growth. First, every action has a cost (expense) .. you want to
build new data centers and increase revenues I get it, but it comes at a cost. I
hope you review all the costs that are associated with that .. which include impacts
to the community, impacts to the environment and most importantly impacts to
your tax paying residents and their investments (housing / qualify of life /
health). A1 and A2 areas made investments based on county setting/lifestyle ..
not urban. You would destroy this by allowing massive data center growth in this
areas.
Second and most importantly, your employees are your number one asset. In this
case .. your area tax paying residents. We all have made investments here for the
very same reasons we are dead set against your recommendation for A1 and
possibly A2. We enjoy our community, our lifestyle and our surrounding
areas. If we wanted urban we would have invested in Sterling or Ashburn or
Fairfax County. The tax paying residents of this area deserve the opportunity to
help shape your vision, promote ideas of increase revenues to keep taxes lower
without having to take a massive hit in lifestyle, health or property value
destruction.
I look forward to continuing this discussion in person in the near future.
Best,
Richard

On Fri, Jan 25, 2019 at 11:18 AM Keirce, Clifford
<Clifford.Keirce@loudoun.gov> wrote:
Mr. StroupeI have a question. In your third paragraph, you request any additional
information that would be in conflict with your opinions that you have stated as
fact.
I have lived in Ashburn, near the heart of data center alley, for 22 years.
Although I do not live close to a data center park, I know many people who do.
I would be interested in the data for the conclusions you have made. Specifically,
destruction of surrounding property values, quality of life, and health issues. I
am aware of noise issues that arose from some of the earlier generation data
centers, but current technology and county required design standards have
greatly reduced this problem.
I understand you object to the possibility of data center construction anywhere
near you. In your opinion, how close is too close to a data center? For example
100 feet, 500 feet, 1000 feet, etc?
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Although the Planning Commission has yet to forward ANY recommendations
to the Board of Supervisors, increased light industrial land, which allows data
centers, is under consideration in the Transition Policy Area. I am currently
working on what types of requirements should be imposed on any data center
development in the TPA. I would be interested in hearing your opinion. I’d be
happy to meet with you to discuss this further.
Cliff Keirce
Broad Run District Planning Commissioner
Clifford.Keirce@Loudoun.gov
571-246-2415
All correspondence subject to Virginia Freedom of Information Act.
On Jan 25, 2019, at 10:28 AM, Richard Stroupe <stroupe@gmail.com> wrote:
Hello Mr. Higgins Thank you again for taking the time to visit the residents of Red
Ceder last night to document and understand our concerns and
discuss your opposition to the recommendations documented in
the 2040 comprehensive report, specifically the recommendations
to change land areas "A1" to data center and the recent
application for "A2" as noted in your map and handout last
night. We respect your clear insight and background and hope the
other members of the board understand your point of view and
alternative ideas to help promote data center growth in this county
without having to negatively impact local and surrounding
residential residents
In short to goes without saying all the positive impacts anyone
would believe the county would generate from the tax revenue
from the data centers in the current recommended location would
come at the destruction of surrounding property values, qualify of
life and health issues that all come from commercial grade data
centers and necessary infrastructure to support them. I'm sure
there are other land areas that could support the county's desire for
tax revenue / data centers that do not have a negative impact to
the current residents of loudoun county.
While I highly doubt any of you currently live beside or near a
massive data center park or would have any desire to move beside
a massive data center park .. I would enjoy learning more about
any positive impacts that could would bring to a community or
area property owners. From what I have gained from folks who
live within view of a massive data center park, all of the concerns
we have outlined with you have come true (destruction of
surrounding property values, qualify of life and health
issues). Again if you have data that would justify otherwise I
would really enjoy learning more about this.
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If you can please respond to this email list with the upcoming
dates, times, etc of any future meeting, planning sessions, etc that
impact land areas A1 or A2 so our residents can participate and if
possible help establish new ideas to meet your goals. I'm sure
many in this area would be more than willing to assist your efforts
in helping find a common goal that would help promote your
plans without negatively impacting our community, our property
or our health.
Thank you again for your time, for your understanding of our
concerns and for your service to our county.
Best,
Richard

On Tue, Jan 15, 2019 at 3:20 PM Richard Stroupe
<stroupe@gmail.com> wrote:
Hello Mr. Higgins and Mr. Keirce Thank you both very much for your response and follow up
email. I sincerely appreciate your time and effort.
We have a clear understanding that the application (and map) is
currently under review with the planning commission and has
not made its way to the BOS. The basis for our concern is over
the TPA recommendation to update areas along evergreen mill
road to data center light industrial, which has now spilled over to
owners all along Sycolin, Gulick mill road and areas south and
west of the Greenway / Sycolin road filing for applications to do
the same. Clearly this is a slippery slope that once you commit
to this that the entire area will follow and you will end up with
nothing but data centers all along this area. Converting this
space from AR-1 / TR-10 to light industrial uses (Data Centers)
would be a total disaster for anyone living this area, causing
issues ranging from decreased property values and health
concerns around emissions and noise disruptions. I hope in due
time that the planning commission is open to thousands of area
residents voicing their concerns due to possible impacts this
would cuase and that proper due diligence is performed
(including environmental impacts) before making a decision
supporting any motion to rezone this area for light industrial data
center use. Clearly Loudoun County has a desire to increase its
75+ data center footprint .. I just hope the decision does not
come at the cost of sacrificing the area residents health and
property value.
Again thank you for your time and consideration.
Best,
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Richard

On Tue, Jan 15, 2019 at 3:01 PM Keirce, Clifford
<Clifford.Keirce@loudoun.gov> wrote:
Mr. Stroupe‐
I am responding to your concern that no one responded to
your email sent in November. As you might be aware, the
Planning Commission has received around 150 emails
regarding the Comprehensive Plan.
The email you sent did not ask for a response. It is my personal
policy to respond to EVERY email sent to me asking for a return
call, email, or response.
It appears the email you sent was sent into the Planning
Commission group email and did not address it to me
directly. Our individual email addresses are also listed on the
county website.
Had the email sent asked for a response from someone, I
would expect the Planning Commissioner from that district to
respond, should they choose to do so.
If you would still like to discuss this issue with me, give me a
call and we can set up a meeting.
Thanks,
Cliff Keirce
Broad Run District Planning Commissioner
Clifford.Keirce@loudoun.gov
571-246-2415
All correspondence subject to Virginia Freedom of Information Act.

On Tue, Jan 15, 2019 at 1:46 PM Higgins, Geary
<Geary.Higgins@loudoun.gov> wrote:
Dear Mr. Stroupe,
Thank you for your follow up email.
I appreciate the concerns outlined in your email of November
19. However, I did not respond to it, because your email did not
request a response.
The map that you attached is a working draft from the Planning
Commission, it is not yet final and has not been presented to the
Board of Supervisors. I do not support data centers in the areas
outlined on that map and this should be clear from my vote
against the True North Data Center on Goose Creek last year.
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I also warned at the time... that the approval of the True North
Data Center would bring additional applications in that area. If I
may be so bold, I would suggest that you continue to make your
concerns to the other Supervisors on the Board.
If you have any further questions, please let me know.
Regards,
Geary
Geary Higgins
Supervisor
Catoctin District
Please know that all communications are subject to VA FOIA
laws.

From: Richard Stroupe <stroupe@gmail.com>
Sent: Monday, January 14, 2019 12:30 PM
To: Meyer, Ron
Cc: Higgins, Geary; BOS; DEPT‐PZ‐PLANNING_COMMISSION; Carey,
Stacy; Tina DiPalo; Shannon Teel; Derek Tomlinson
Subject: Re: [EXTERNAL] Re: TPA North Recommendation ‐ Loudoun
2040 Comprehensive Plan

Hello Ron ‐
Thank you very much for your response. I really appreciate
your time and consideration.
Per Project Holyfield we realize its in PRAP and BOS has to
approve any rezoning. Currently the zoning for this project is
TR‐10 and its clear they are trying to capitalize on the TPA
North suggestions for areas along Evergreen Road to put data
centers all along evergreen road and areas south of
Leesburg. See
https://interwapp01.loudoun.gov/WebLDAs/AppDetails.aspx?
qsAppID=PRAP‐2018‐0125 it includes a map of their plan ‐
https://lfportal.loudoun.gov/LFPortal/7/edoc/3634015/Little%
20Holyfield%20Sketch%20Map.pdf
I along with many neighbors in this area in full agreement with
your comment that areas south of greenway and sycolin are
not appropriate for data centers. TR‐10 is the appropriate
zoning for this area.
Thank you again.
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Best,
Richard

On Mon, Jan 14, 2019 at 12:18 PM Meyer, Ron
<Ron.Meyer@loudoun.gov> wrote:
Richard,
I have read your email. The plan isn’t to the Board yet for
review, but I don’t think data centers are appropriate south
of the Greenway and Sycolin.
Ron
Sent from my iPhone
On Jan 14, 2019, at 10:41 AM, Richard Stroupe
<stroupe@gmail.com> wrote:
Commissioners ‐
I’m following up to this email request. Not one
response from any of you. Mr. Higgins as our
elected official I’m disappointed in your lack of
concern. I’m adding a few neighbors who also
are disappointed at your lack of leadership in
assisting your community. This plus the
Hollyfield application clearly signals your intent
in making Leesburg and surrounding areas data
center ally, which may be great for your
political career but very disappointing for the
rest of us “common” folk.
Best,
Richard

On Nov 19, 2018, at 9:53 PM, Richard Stroupe
<stroupe@gmail.com> wrote:
Dear Elected Officials ‐
As a resident of Loudoun County
who is impacted by your
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suggested 2040 comprehensive
plan recommendations, I'm
writing you today to document
my opposition to your zoning
recommendations named "TPA
North" located on page 81 of
your Loudoun 2040
Comprehensive Plan. ‐
https://www.loudoun.gov/Docu
mentCenter/View/134439 and
the attached plan that was
circulated in our neighborhood
(Red Ceder).
TPA by your definition is an area
providing expansive open space
while accommodating a
development pattern that
promotes environmental
protection, housing diversity,
quality design and economic
growth. As detailed in your
plan, the TPA area contains large
amounts of open space, trails,
parks, etc to provide a visual
transition between east and
west.
In addition, as documented in
your plan, one of your objectives
with your 2040 vision is to not
only maintain Loudoun's unique
history and environmental
beauty, but also promote quality
development that complements,
strengthens and benefits
surrounding communities, while
encouraging a mix of land uses
to ensure environmental and
economic health.
Based on this guidance and
vision I believe the
recommendation to reclassify
land use to the areas south and
west of Sycolin Road to
Transition Light Industrial is in
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direct conflict to your values,
vision and objective.
Adding data centers along
evergreen mill road (while
adding additional tax revenue to
the county without adding
additional traffic and demand on
roads/schools) seem like a good
idea on paper, however it
violates your intent on
promoting quality and
"strengthens and benefits
surrounding communities". I
would believe the addition of
new data centers along
Evergreen Mill Road west of
Sycolin would devalue all the
existing neighborhoods and
create a new level of anxiety on
existing residents. Not to
mention the environmental
impact to areas located in this
area would have negative
impacts to surrounding wildlife
including: bald eagles, black
bears, coyotes, deer, turkeys,
foxes, etc as seen first by my
family and other residents of red
cedar.
It's interested in your plan that
you define Light Industrial (list
data center as an example) as
"do not emit odor, noise or
vibrations". I would recommend
you visit a Ashburn
neighborhood at 10pm one
evening near one of the waxpool
data centers and see if you still
believe that is correct. I can tell
you first hand, data centers do
create environment impact with
noise (sometimes loud noise)
and noticeable heat plume's
emitted during the winter
months and light pollution at
night. Since the addition of the
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Panda power plant a couple
years back most folks that live
within 2‐3 mile have already
complained of the smoke
plumes, noise, odor of the steam
exhaust (depending on the daily
weather) and light
pollution. Surrounding areas
along Evergreen Mill road
should not have any additional
industrial impact.
I understand the county's
desires to continue its growth
plans, increase tax revenue and
expand services, roads and
schools for its residents. I
believe this objective should be
achieved without negatively
impacting those residents who
have already invested in
Loudoun county for its beauty
and tranquil setting and set the
foundation for your 2040 vision.
As stewards of the county's
future, I trust you and your team
will make the best decision that
promotes sustainability and
limits negative impact
(environmental and financial) to
it's tax paying residents. I
realize growth is inevitable,
however I hope you and your
colleagues find a way to limit its
impact without destroying the
reason why many of us moved
to central Loudoun.
Best,
Richard

<Loudoun TPA North.jpg>
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Bryan, Nancy
From:
Sent:
To:
Subject:

kandm <kandmwhite@gmail.com>
Thursday, January 10, 2019 8:51 PM
BOS; DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Proposed Loudoun County 2040 Plan

To Whom It May Concern,
As resident of Hamlets Of Red Cedar, I am both shocked and dismayed at the prospect of rezoning the area
surrounding our community from rural to light industrial to accommodate a large data center complex. We
moved here in 2008 because this area is a safe, quiet place to raise our children and it was supposed to stay that
way because it was zoned as rural.
The proposal to build a data center complex raises many significant concerns:
Health- Data Centers need a lot of power. Most complexes require their own onsite power generation- power
plants and high voltage power lines. Living in proximity to an EMF increases the risk of serious health
problems such as cancer. In addition, we would be subjected to the loud electrical hum of the power lines.
Ecological- This area has a diverse amount of wildlife. In additional to a thriving deer population,
there are bears, eagles and coyotes. Building such a complex would have a deleterious impact on their ability to
survive because of loss of habitat.
Home/ property values- Having such a complex next door would most assuredly decrease the value of our
homes and property, especially to parts of the neighborhood whose unobstructed views of open fields and
woods would now be of a concrete building and high voltage lines.
In short, a data complex does not belong next to residential neighborhood. This is NOT the right place for this.
Thank you,
Kristin and Michael White

1

November 21, 2018

John Merrithew, AICP
Department of Planning & Zoning
COUNTY OF LOUDOUN
1 Harrison Street, S.E., 3rd Floor
Leesburg, VA 20175
RE:

Requested Revision to Urban Policy Area Map and Place Type Designation in the Draft
Envision Loudoun 2040 Comprehensive Plan for MCPI# 121-38-0179

Dear John:
We hereby request that the Urban Policy Area Map be revised to include approximately 3.01 acres of land
that was incorporated into Moorefield Village Shopping Center (n/k/a The Shops at Moorefield) by
boundary line adjustment subsequent to the abandonment of the adjacent Old Ryan Road right-of-way. We
further request that the land use designation for the additional land area be designated “Urban Mixed Use”.
Below is a summary of County actions that resulted in incorporation of the land area into The Shops at
Moorefield and assignment of MCPI# 121-38-0179 as the new parcel identification number.
On July 12, 2017, the Loudoun County Board of Supervisors adopted a Resolution and Order of
Abandonment, and Authorization of Conveyance, for the section of Old Ryan Road (Route 772) as shown
below.

Source: Loudoun BOS Item #2
– Proposed Abandonment and
Conveyance of a Section of Old
Ryan Road, dated July 12, 2017

As stated in the RDAB-2016-0003 staff report dated July 12, 2017, “The Applicant is seeking the approval
of the abandonment, and subsequent conveyance of the Subject Section (to be identified as PIN: 121-279712), as part of the partial redevelopment of the Applicant’s property (PIN: 121-38-0079) that abuts the
northern boundary of the Subject Section… the Applicant will be required to submit a boundary line
adjustment (BLAD) application to effectuate the conveyance and consolidate the Subject Section into the
101 South Street, SE, Leesburg, Virginia 20175
p: 703.443.2400 | f: 703.443.2425
www.bowmanconsulting.com

Requested Revision to Urban Policy Area Map and Place Type Designation
Draft Loudoun 2040 Comprehensive Plan
November 21, 2018
Page 2 of 2

Applicant’s property (PIN: 121-38-0079).” The abandoned section of Old Ryan Road is located between
Loudoun County Parkway to the east and realigned Ryan Road to the south.
In July 2016, Atapco Moorefield Retail LLC, the Owner of the Moorefield Village Shopping Center (n/k/a
The Shops at Moorefield), filed a Petition of Road Abandonment of Old Ryan Road (RDAB-2016-0003).
Following approval of RDAB-2016-0003, Atapco Moorefield Retail LLC submitted a Boundary Line
Adjustment application (BLAD-2016-0041) to add the Old Ryan Road parcel (f/k/a MCPI# 121-27-9712)
to f/k/a MCPI #121-38-0079. The boundary line adjustment plat and deed has been recorded with the
Loudoun County Clerk of the Circuit Court and has been reflected in the Loudoun County Land Records
with the new MCPI#: 121-38-0179 through instrument #201807110039996 (see Attachment 1).
Following review of the Draft Loudoun 2040 Comprehensive Plan - Urban Policy Area Map (Page 2-20
Draft Loudoun 2040 Comprehensive Plan, dated October 23, 2018), the location of the abandoned section
of Old Ryan Road ROW as seen in Attachment 2 has been omitted from the “Urban Mixed Use” designation
from the “Draft Loudoun 2040 Comprehensive Plan” which was presented to the Planning Commission
during the Public Hearing on November 7, 2018. The abandoned Old Ryan Road ROW area did not receive
any designation; however, it is located within the Urban Policy Area.
On behalf of Atapco Moorefield Retail LLC, we request the area identified as the abandoned section of Old
Ryan Road ROW, and which is incorporated with a portion of the Moorefield Village Shopping Center
(n/k/a The Shops of Moorefield), be designated as “Urban Mixed Use” within the Urban Policy Area of the
Draft Loudoun 2040 Comprehensive Plan (see Attachment 3).
An exhibit of the existing conditions has been provided as Attachment 4.
Thank you for your consideration of this request.
Sincerely,
BOWMAN CONSULTING GROUP, LTD.

Packie Crown
Principal
Attachments:
1. Plat Showing Boundary Line Adjustment and Consolidation, and Creation of Various Easements
on Parcel 2 Moorefield Station Section 2B and Abandoned Dedicated Right-of-Way of Ryan
Road (Previously Route 772), prepared by Bowman Consulting, dated March 16, 2018
2. Urban Policy Area Map Identifying Abandoned Old Ryan Road ROW
3. Requested Revision to Draft Loudoun 2040 Urban Policy Area Map
4. Abandoned Old Ryan Road ROW Existing Conditions
cc:

Kenny Young, Acting Director, Department of Planning and Zoning
Alaina Ray, AICP, Deputy Director, Department of Planning and Zoning
Dan Galindo, AICP, Community Planning Manager, Department of Planning and Zoning
Pat Coggins, Vice President of Development, Atapco Properties
Armin Groeschel, Vice President of Development, Atapco Properties
Kristina Moore, Development Manager, Atapco Properties
Andrew Painter, Esq.
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Bryan, Nancy
From:
Sent:
To:
Subject:

Troy Fields <troy.fields@hotmail.com>
Thursday, February 7, 2019 2:00 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Draft 2040 Comprehensive Plan at the Transition Compact Neighborhood
place type.

Dear Commissioners:
My neighbors and I have reviewed the results of the new impact models for the Draft 2040
Comprehensive Plan. Since the models show positive revenue for the three densities tested, we are
requesting that Area P1 be placed into the draft comprehensive plan as the Transition Compact
Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and, therefore, the
increased revenue favors the higher density.
The transportation model results also show that the roads that serve Area P1 will continue to be
less than capacity with the new density. Therefore, transportation does not appear to be a limiting
factor to the increased density.
The residents of Area P1 greatly appreciate your help with this vote.
Thank you for the diligent work that you are doing on the new comprehensive plan.
Regards,
Troy Fields
41346 Springfield Lane
Leesburg, VA 20175
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Bryan, Nancy
From:
Sent:
To:
Subject:

Bob Gift <bobgift@cox.net>
Thursday, February 7, 2019 11:32 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Request for Area P1 to be placed in the "2040 C.P. Draft" in the "Transition
Compact Neighborhood"

Subject: Request for Increased Zoning in Area P1
Dear Commissioners:
My neighbors and I have reviewed the results of the new impact models for the Draft 2040
Comprehensive Plan. Since the models show positive revenue for the three densities tested, we are
requesting that Area P1 be placed into the draft comprehensive plan as the Transition Compact
Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and, therefore, the
increased revenue favors the higher density.
The transportation model results also show that the roads that serve Area P1 will continue to be
less than capacity with the new density. Therefore, transportation does not appear to be a limiting
factor to the increased density.
The residents of Area P1 greatly appreciate your help with this vote.
Thank you for the diligent work that you are doing on the new comprehensive plan.
Regards,

Bob & Tammy Gift
Acct. # 100593

1

Zubair Aziz
41912 Creek Bend Place
Leesburg, Virginia 20175
2/27/2018
Commissioner Scheel
Loudoun County Planning Commission
1 Harrison Street
Leesburg, Virginia, 20177
REF: Property ID Number (PIN) 195462062000
Dear Commissioner Scheel:
I am writing to request you approve our community from TR-10 to light industrial. We moved to Leesburg in 2003 in
first home at EverGreen Meadows of Evergreen Mill Road SE. Since then we built our second in Goose Creek Bend
Community in 2010. This was going to be our dream home and community for years to come where our four
children would go off to college and eventually inherited our home.
However, it has been a challenge living with consistent construction zone all around us with Power Plant and Loudon
Water and Data Center and more Data Centers and construction to come. This systematic growth has led to
regression of the quality of life. As hard a decision as it has been, I individually and each of 40 home owners can’t let
others decide our future for us.
To that end, our community has met on this issue and we have come to a collective conclusion. We are all in – 40
neighboring homeowners agree by having pocket populated with tax positive data centers, makes good sense for
Loudoun County with all of the infrastructure and resources needed to bring in additional data center community.
I understand you are a strong advocate for the preservation of what was Loudoun County. I want to thank you and
commend you for you stand. Now, I want to make and stand to determine my future; rather others make decision for
me. I’m confident you will give us a fair and reasonable review of the county-wide positive impact of our request. If
you need to contact me my cell phone number is 571-278-5862 and my email is zubair625@gmail.com.

Sincerely,

Zubair Aziz

Bryan, Nancy
From:
Sent:
To:
Subject:

Chip Bellinger <chipjpb3@gmail.com>
Thursday, February 28, 2019 8:16 AM
Bryan, Nancy
[EXTERNAL] Fwd: Planning Considerations for Goose Creek Bend Neighborhood

Hi Nancy,
cc'ing for Commissioner Scheel
Thanks!
---------- Forwarded message --------From: Chip Bellinger <chipjpb3@gmail.com>
Date: Wed, Feb 27, 2019 at 4:25 PM
Subject: Planning Considerations for Goose Creek Bend Neighborhood
To: <Eugene.Scheel@loudoun.gov>, Deanna Bellinger <stewartjcat@gmail.com>
Commissioner Scheel,
I just wanted to add my voice to the chorus coming from our neighborhood regarding the updates to the plan
and ask for your consideration to rezone our property (195452228000) and that around it from its current TR-10, to light industrial.
My family and I moved from Brambleton 2 short years ago to this neighborhood because we were not happy
with the (over)development in that area. We have been ecstatic with the relative solitude of our new home,
which reminds me of the farmland in which I grew up in Indiana.
I was hoping for 10 years of peace before we were overrun again, but it appears that was overly optimistic. The
non-stop construction on the new school, the addition of True North data centers, and draft of the new plan have
made it obvious that we will shortly be surrounded. We would absolutely prefer that to be by data centers,
rather than thousands of homes. As we learned in Brambleton, the new residents make quality of life diminish
rapidly, as the road and commercial infrastructure is incapable of handling the deluge of demand. There is even
less infrastructure on Sycolin than there was in Brambleton.
One of our unexpectedly favorite things of the house is the amazing sunsets to the west. Given we are 1 of the 5
houses that overlooks Holyfield Farms, we will be most affected by the future development of that space. We
would much rather be viewing those sunsets over a data center with proper buffering, than hundreds of houses
and resulting light and noise pollution, traffic, and crime. It's clear by the speed at which we mobilized after
understanding the proposal, making Holyfield Farms more dense residential is the absolute worst outcome for
our community.
I really appreciate your efforts to limit growth in the transition zone. Alas, it is clear this is a losing
battle. We'd appreciate if you would reconsider and vote in favor of light industrial so that we control our fate,
even if that means we have to move (again).
Thank you for your attention,
John and Deanna Bellinger
1

20873 Eckbo Dr
703-659-3760
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Bryan, Nancy
From:
Sent:
To:
Subject:

Andy Bonillo <andybonillo@gmail.com>
Thursday, February 28, 2019 10:30 AM
Bryan, Nancy
[EXTERNAL] Fwd: Goose Creek Bend Neighborhood - Comp Plan Request

Hi Ms Bryan,
Please see my email to Commissioner Scheel prior to the planning meeting this evening.
Best,
Andy
Sent from my iPhone
Begin forwarded message:
From: Andy Bonillo <andybonillo@gmail.com>
Date: February 28, 2019 at 12:10:03 AM EST
To: Eugene.Scheel@loudoun.gov
Subject: Goose Creek Bend Neighborhood - Comp Plan Request

Commissioner Scheel,
Today, we write to you as landowners and residents of Goose Creek Bend
Neighborhood. We moved to Goose Creek Bend neighborhood in 2015, after living in
Broadlands for 5 years. During our 5 years in Broadlands, we constantly felt the stress
and anxiety from a highly congested neighborhood, and when we saw it starting to
affect our children in a negative way, we knew we needed to find a different place for
our children to grow up. We were so fortunate to have found Goose Creek Bend
neighborhood. When we drive home and turn off of Sycolin Road and onto Gulick Mill
Road, there is an instant sigh of relaxation that occurs immediately from knowing that
we are leaving the chaos and the demands of a hectic day behind us.
The current draft of the comprehensive plan that has landbay A2 re-planned for PDH4
which would bring approximately 700 additional homes, the hustle and bustle of the
urban east that we left behind when we moved out of Broadlands, would find its way in
and those same feelings of stress and anxiety from the congestion, would all return. As
a result, we are asking that Landbay A2 and our Goose Creek Bend neighborhood, be
replanned for light industrial. Being replanned for light industrial would allow for data
centers to be situated along Gulick Mill Road – a development that would not bring with
it, the hustle and bustle of congested neighborhoods that come with the planning of
PDH4.

1

After many conversations and some very serious thinking, our entire neighborhood has
come to the unanimous conclusion that it is in our best interest to have our
neighborhood replanned to light industrial. As such, we respectfully request that our
property (195284797000) located in the Catoctin District, be replanned to light
industrial. The replanning to light industrial will give us and our neighbors the right to
choose our future. As you are aware, we have unanimously agreed that the current
plan of PDH4 is unacceptable and contrary to the lifestyle we sought, invested in, and
currently enjoy. We ask that you continue to support our interests the way you always
have and replan our neighborhood and the landbay A-2 surrounding us to light industrial
so we can control our own future and preserve the quality of life we found in Loudoun
County.
Respectfully,
Andy and Michelle Bonillo
703.888.7115
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Steve Buckley <slbuckley.games@gmail.com>
Wednesday, February 27, 2019 8:31 PM
Bryan, Nancy
Will Rieben; Jane Buckley; jeff.mach@goosecreekbend.org
[EXTERNAL] Fwd: Re-planning of A2 and Goose Creek Bend Neigborhood
Letter to Mr. Scheel.docx

Ms. Bryan,
I'm forwarding the below note that I sent earlier today to Mr. Scheel. I also dropped off a physical copy and am
attaching an electronic copy here for your records.
Respectfully Submitted,
Steve Buckley
LtCol USMC(Ret)
703 955-2795
---------- Forwarded message --------From: Steve Buckley <slbuckley.games@gmail.com>
Date: Wed, Feb 27, 2019 at 12:08 PM
Subject: Re-planning of A2 and Goose Creek Bend Neigborhood
To: <Eugene.Scheel@loudoun.gov>
Cc: Jane Buckley <jane.buckley65@gmail.com>, Steve Buckley <slbuckley.games@gmail.com>
Sir,
We met very briefly yesterday evening prior to your land commission meeting. I am one of the 'plank owners'
of Goose Creek Bend, and purchased my home here at 20888 Eckbo Drive in the summer of 2007. Ours is a
small neighborhood comprised of 36 lots ranging between 1 to 10 acres, with 17 acres of permanently
undeveloped common land, in total comprising approximately 180 acres, .
I retired here from my service in the Marine Corps with the intention to 'plant my oar' and never move
again. My wife, our three children, and I have greatly enjoyed the lifestyle, hunting nearby, kayaking on Goose
Creek and enjoying the daily sighting of skunk, fox, deer, birds of all sorts including owls, woodpeckers,turkeys
and all the sights of our beautiful mature woods.
In a perfect world this environment would not change but that no longer appears to be an option for us. The
current draft plan shows higher density housing in landbay A2 (our western and southern borders), data center
land on our east border, and multiple data centers to our north, (north of the Academies of Loudoun),
surrounding our drive home on Gulick Mills road.
We appear to have two choices in front of us and neither retains our current transition area status quo. We
either face a massive increase in housing and multiple data centers on Gulick Mills Road, or an opportunity to
replan both our goose creek neighborhood and the A2 landbays to allow data centers. Our Goose Creek Bend
neighborhood is unanimous in our desire to be planned for light industry/data centers as we feel this best
preserves our options; and all five homeowners in the A2 area to our south also unanimously concur with this
request.
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Sir,
We met very briefly yesterday evening prior to your land commission meeting. I am one of the 'plank
owners' of Goose Creek Bend, and purchased my home here at 20888 Eckbo Drive in the summer of
2007. Ours is a small neighborhood comprised of 36 lots ranging between 1 to 10 acres, with 17 acres of
permanently undeveloped common land, in total comprising approximately 180 acres, .
I retired here from my service in the Marine Corps with the intention to 'plant my oar' and never move
again. My wife, our three children, and I have greatly enjoyed the lifestyle, hunting nearby, kayaking on
Goose Creek and enjoying the daily sighting of skunk, fox, deer, birds of all sorts including owls,
woodpeckers, turkeys and all the sights of our beautiful mature woods.
In a perfect world this environment would not change but that no longer appears to be an option for
us. The current draft plan shows higher density housing in Landbay A2 (our western and southern
borders), data center land on our east border, and multiple data centers to our north, (north of the
Academies of Loudoun), surrounding our drive home on Gulick Mills road.
We appear to have two choices in front of us and neither retains our current transition area status
quo. We either face a massive increase in housing and multiple data centers on Gulick Mills Road, or an
opportunity to replan both our goose creek neighborhood and the A2 Landbay to allow data
centers. Our Goose Creek Bend neighborhood is unanimous in our desire to be planned for light
industry/data centers as we feel this best preserves our options; and all five homeowners in the A2 area
to our south also unanimously concur with this request.
Our location is not visible to traffic on Sycolin road and light industrial planning/data centers here in the
A2 Land Bay and Goose Creek Bend Neighborhood would not interfere with a pleasant visual transition
between Eastern and Western Loudoun. I note our neighbors to our far west in the Red Cedar
Neighborhood have expressed concerns with data centers. Dispassionately considering the terrain of
the Hollyfield Farm in Landbay A2 to our west where I have enjoyed hunting for over a decade, it
contains significant water features and a water drain field on much of its western edge. This terrain
would serve as a natural extended buffer between any data center development and the Red Cedar
Neighborhood and greatly minimize visibility to the Red Cedar community.
As I understand it you've held the line for the transition area and consistently been opposed to the
incursions of data centers and higher density housing developments. Despite your great efforts on our
behalf, higher density housing and data centers like True North are now upon us.
We were taught as Marines to constantly reassess. As our entire community has done, I ask that you
reevaluate your position on the land use for this portion of the TPA.
Regardless of your ultimate decision, I want to express my sincere thanks for your service to our Corps
and Country, and your continued service to this great county we share.
Respectfully Submitted,
Steve Buckley
703 955-2795

Our location is not visible to traffic on Sycolin road and light industrial planning/data centers here in the A2
Land Bay and Goose Creek Bend Neighborhood would not interfere with a pleasant visual transition between
Eastern and Western Loudoun. I note our neighbors to our far west in the Red Cedar Neighborhood have
expressed concerns with data centers. Dispassionately considering the terrain of the Hollyfield Farm in
Landbay A2 to our west where I have enjoyed hunting for over a decade, it contains significant water features
and a water drain field on much of its western edge. This terrain would serve as a natural extended buffer
between any data center development and the Red Cedar Neighborhood and greatly minimize visibility to the
Red Cedar community.
As I understand it you've held the line for the transition area and consistently been opposed to the incursions of
data centers and higher density housing developments. Despite your great efforts on our behalf, higher density
housing and data centers like True North are now upon us.
We were taught as Marines to constantly reassess. As our entire community has done, I ask that you reevaluate
your position on the land use for this portion of the TPA.
Regardless of your ultimate decision, I want to express my sincere thanks for your service to our Corps and
Country, and your continued service to this great county we share.
Respectfully Submitted,
Steve Buckley
703 955-2795
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Melissa Ferguson <meldekeyrel@gmail.com>
Thursday, February 28, 2019 8:29 AM
Scheel, Eugene
Matthew Ferguson; Bryan, Nancy
[EXTERNAL] Re-planning Goose Creek Bend

Dear Commissioner Scheel,
My husband and I writing to you today, to express our concerns about our neighborhood being surrounded by future
data centers. Furthermore, we are joining in the support of our neighbors to re‐plan our property from its current TR‐10,
to light industrial.
My husband and I moved to Goose Creek Bend in December of 2018 from Ashburn Farm. We have a three‐year‐old son,
and fell in love with our property due to the land and its close proximity of our old neighborhood. It was the best of both
worlds ‐ we were able to have a nice home on a nice piece of land, while still being less than 10 minutes from the
Greenway and the conveniences of Ashburn and downtown Leesburg. What we didn’t expect when we moved here is
that we would soon be surrounded by data centers.
We have lived in Loudoun county for 15 years. I remember when we moved here and there was still a stop light at 28
and Waxpool! This is our third home, and with each home we have progressively increased our land. We love Loudoun
county, specifically that we have all the amenities of a larger city, however within 15 minutes we are able to be in a
lovely rural setting.
When we moved to our current property we envisioned our son growing up with a large backyard (similar to my
upbringing in rural Illinois) but surrounded by a close‐knit community. What we did not envision was him doing that
surrounded by data centers. I have a real concern about being one of the only residential properties in an area that is
surrounded by data centers and what kind of environment my son is growing up in. Clearly this is not what my husband
and I envisioned. Furthermore, if I have these concerns, I can only imagine what future home buyers will feel and what it
could do for my future home value.
My husband and I thought when we bought this home that it was the home that we would raise our son in until he left
for college. However, the current planned zoning along Sycolin road does not support our vision. Therefore, I am writing
to you today to provide the homeowners of Goose Creek Bend the option to be able to sell their home and move to a
community that supports our ideal family situation. We feel the only way to preserve this vision is to re‐plan us to light
industrial.
I realize that this is a hard decision, and I am a strong supporter of keeping the charming portion of Loudoun in place. I
do however, ask that you keep in mind this small but strong community and what is in the best interest of our future in
Loudoun county.
I appreciate your support in this matter.
Regards,
Melissa and Matt Ferguson
195356389000 FERGUSON, MATTHEW & MELISSA

1

Commissioner Scheel
Loudoun County Planning Commission
1 Harrison Street
Leesburg, Virginia, 20177

Dear Commissioner Scheel,

We are writing to you as residents of the Goose Creek Bend subdivision (Property
ID Number 195463329000) to ask for your support of our request to be planned
for Light Industrial in the latest revision of Loudoun County’s Comprehensive Plan.

You have heard from many of our neighbors and we want to say we completely
agree with all of the points each of them included in their correspondence with
you and others involved with writing the new Comprehensive Plan.

I would like to provide you with some additional perspective from our point of
view. In 2010 we lived in Centreville Virginia and started the process of finding a
new home that offered as many of the characteristics that were on our wish list
as possible. We spent a long period of time visiting and researching at least two
dozen areas in both Loudoun and Fairfax County. We did our due diligence and
were familiar with the plans and zoning of the area at the time we made our
decision. We settled on Goose Creek Bend, because it checked all the boxes and
is, in our minds, perfect the way it is. Now it is very disheartening to see a plan
being developed which would turn our community and the surrounding area into
exactly what we moved away from in Centreville.

Please understand we do not want to move again. We believe that our request to
be planned as Light Industrial is the best course of action. We feel this will
protect our community from possibly years of higher density development, which

is far less desirable than the construction of data centers, as well as provide us
with better options in the future.

Thank you very much for your time and consideration.

Sincerely,
Michael and Jennifer Kalich
20866 Le Notre Pl.
Leesburg, Virginia 20175
703-779-2335

Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

john_myers@navyfederal.org
Thursday, February 28, 2019 8:21 AM
Scheel, Eugene
Bryan, Nancy; john_myers@navyfederal.org; John Myers; liz11@rocketmail.com;
Elizabeth Shoop
[EXTERNAL] Request from a Goose Creek Bend Family

Commissioner Scheel,
After careful thought, my wife (Liz) and I would like to request your consideration for replan of our property in
Catoctin District (195379910000) from its current TR-10, to light industrial. Our community has had several
conversations to discuss this topic. As a collective group, we are lock-step in this request. My family is no
exception.
My wife found our property by chance in the Goose Creek Bend neighborhood. We immediately felt at peace
in our new home. This feeling was a major revelation for us having spent 12 years living in Baltimore, a very
congested city. Our new home tucked away in Goose Creek Bend (GCB) has become our family sanctuary. I
share this information to demonstrate the fact we have taken serious thought into our decision. The possibility
of rezoning of land bay A-2 to residential gives us great pause. As I previously mentioned, my family and I
spent the last 12 years in Baltimore and we left to avoid the over-crowding.
The choice for our family as well as our neighbors comes down to urban growth bringing hundreds (if not
thousands) of new homes or data centers. We choose data centers. My family enjoys the GCB
neighborhood. We enjoy our sanctuary. The best way to preserve GCB is with a replan to light industrial.
I am grateful you have taken the time to read and consider our request.
With great respect,
John M. Myers (443-813-7253)
Elizabeth A. Myers (443-739-4119)

John Myers

Navy Federal Credit Union
820 Follin Lane, SE
Vienna, VA 22180
Office: 800-531-7174, ext. 4-3152 | Mobile: 571-455-4094
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Brian Nicosia <brian.nicosia@gmail.com>
Thursday, February 28, 2019 7:01 AM
Scheel, Eugene
Bryan, Nancy
[EXTERNAL] Choices

Commissioner Scheel,
I, like many other residents of my community, am writing you to appeal for our request to have our quiet, peaceful
community of Goose Creek Bend replanned for light industrial. Seems odd, I know, that a community would
essentially be requesting to plan itself out of existence. But, Mr. Scheel, it's all about choices and no-choices for
those of us here.
When my wife and I moved here, 9-years ago, we wanted to get away from the traffic, congestion, overcrowding of
New York City, settle down and start a family here. I had grown up in Vienna, VA, and we had briefly lived in
Ashburn before moving up north. We wanted to find some place quiet, with a bit of land, to start our family. Off a
gravel road, between Ashburn and Leesburg was the perfect spot. Here, my 9-year old daughter gets on the bus
for Cool Springs Elementary at 7:01am.
What, for the first 6 years of our time here, was a fairly quiet, tucked away neighborhood is no longer. We’ve lived
through the construction of the power plant, the water treatment plant, the Academies of Loudoun, the Google data
center, now the True North data center and shortly the Turner Farm data centers — all in the last 3 years. We’ve
seen it take 20 min to make a left turn onto Sycolin Rd; we’ve waited patiently behind dump truck after dump truck
and lane closure after lane closure; we’ve dealt with construction workers sleeping in cars in our neighborhood and
the blasting of rock daily; and we’ve happily gonna about our lives, knowing that our community was protected by
buffers of TR10 and Goose Creek.
Unfortunately the Commission’s changes to the density of the A2 plot, have left us with no choices. No choice but to
live in a construction site for the next decade. No choice but to have 1000 homes surrounding our community on 2
sides, and a data center on the 3rd. No choice but to have 1000 homes worth of traffic trying to turn onto Sycolin
Rd every morning. No choice but to drive through an ally of data centers and industrial buildings on the way in and
out every day. No choice but to bring the noise bustle to our once quiet evenings.
In fact, Mr. Scheel, it leaves the county with no choices as well. No choice but to expand Sycolin Rd and its many
narrow bridges, for we all know it isn’t capable of handling 1000 more homes worth of daily traffic. No choice but to
consider additional fire stations and emergency services, for there are none close by. No choice but to reorganize
the school districts, for we all know Cool Spring Elementary can’t handle 1000 homes worth of elementary school
children. No choice but to invest millions in infrastructure to handle a 1000 homes off one little dead-end road.
Mr. Scheel, I’m asking you give us a choice. Support our request to be replanned, and give our community a voice
in how this area is developed over the next few years. The choice to stay, be a part of this. The choice to go, and
make way for the future of Loudoun. The choice to control the fate of our quiet, peaceful community of Goose
Creek Bend.
Take Care,
Brian Nicosia
20883 Eckbo Dr
Leesburg, VA 20175
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Bryan, Nancy
From:
Sent:
To:
Subject:

Keith Oneill <kconeill@verizon.net>
Thursday, February 28, 2019 8:46 AM
Bryan, Nancy
[EXTERNAL] Fwd: Planning of Goose Creek Bend

Hi Nancy,
I was informed that Commissioner Scheel may not check his email frequently, and it was suggested I forward to you to
ensure it's received.
Thanks,
Keith
-----Original Message----From: Keith Oneill <kconeill@verizon.net>
To: Eugene.Scheel <Eugene.Scheel@loudoun.gov>
Sent: Wed, Feb 27, 2019 12:39 pm
Subject: Re-Planning of Goose Creek Bend
Commissioner Scheel,
My name is Keith O'Neill and my family lives in Goose Creek Bend - a small neighborhood tucked away off Gulick Mill
road (off Sycolin Road) in Leesburg. I am writing you to document our support to re-plan the Goose Creek Bend
neighborhood and the properties surrounding it to light industrial, and to request your support of this re-planning effort.
This decision has not come lightly. My wife and I have lived in Loudoun County for nearly 20 years. We raised our
children here and owned several homes: a townhome in Leesburg, and then a single family home in Brambleton. While
both of these homes were very nice, we wanted a country setting. We wanted space, land, and not to feel as though our
neighbors were on top of us. We found Goose Creek Bend and built our current house. This neighborhood is fantastic
because it's off the main thoroughfare. We feel as though we are in the country, and yet we are only 2-3 miles from the
conveniences in Leesburg and Ashburn.
When we first heard that data-centers were being built on Sycolin Road and that more may be built along other sections of
Sycolin Road and Gulick Mill Road, we were totally opposed. However, when we learned that the land could be replanned for higher density residential developments, we were even more opposed. Having upto 1,000 homes built around
us would ruin the very essence of what attracted us to Goose Creek Bend.
Over the last few weeks our neighborhood - along with the landowners down Gulick Mill Road - have met several times to
discuss our future, and we have concluded that the status quo - our desired state - is not likely. Either the land around us
will be re-planned for higher density residential homes or it will be planned for light industrial (and thus attract data
centers). As a unified collection of over 40 homeowners, we have decided to take control of our fate. We want the land
around us and our neighborhood re-planned as light industrial. This is the lesser of two evils, and it would give us options.
This re-planning could also provide Leesburg options. Gulick Mill Road is a dead-end, and the land would provide a venue
that is off the beaten path...nicely tucked away from the rest of Leesburg. This land is located close to existing to power,
water, and fiber-optic cabling. The use of our land for data centers could allow the country to achieve a great balance of
revenue from data centers without sacrificing other sections of Leesburg...a Leesburg technology corridor.
I applaud your defense of Leesburg's beautiful land, and maybe the decision to re-plan our properties can provide a
sacrificial opportunity for the greater good of the rest of Leesburg. Thank you for taking the time to consider our request.
Sincerely,
Keith and Colleen O'Neill
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20878 LeNotre Place
Leesburg VA 20175
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February 28th, 2019
Commissioner Scheel
Loudoun County Planning Commission
1 Harrison Street
Leesburg, Virginia, 20177
Dear Commissioner Scheel,
I am one of homeowners in the Goose Creek Bend neighborhood in the Catoctin District (195379910000)
requesting a favorable re-planning decision of Land parcel A2 as well as our 180 acres to be changed to
light industrial. Our neighborhood has rallied together in this effort as soon as we heard that Land
Parcel A2 was proposed to be re-planned/re-zoned for T-4. For us, if the option was to see a data center
across from our neighborhood or up to a thousand homes and townhomes, we have all agreed we
would prefer the data center.
Knowing that re-planning of our neighborhood opens us up to offers of purchasing our homes for
lucrative prices is not the instant appeal as one would expect. As with other neighbors, we love living
here. Many of us have moved from the dense neighborhoods of Ashburn Farm and South Riding. It is
the perfect location, close to all shopping but tucked away with woods and wildlife all around. We
would never find another neighborhood like this. Driving on Gulick Mill toward our neighborhood, is
driving through a beautiful forest tunnel, leaving the traffic of Ashburn and Leesburg and returning to
our quiet hamlet. Having our land purchased still means we must find another place in the area to live.
It would be hard to find another spot like ours. We all love our neighborhood and our homes. We do
not wish to move. We are trying to make decisions that will allow us to continue to enjoy what have.
As a neighborhood, we wish to keep the option open to allow data centers versus massive numbers of
homes and cars. It is a very hard decision for all of us, but we believe it is the best way to preserve the
beauty we have now in the Goose Creek area.
Thank you for time and allowing all of us to share our concerns and viewpoints.
Sincerely,
David and Clara Patch
Lot
41908 Creek Bend Place
Leesburg, VA, 20175
571.213.6270

Bryan, Nancy
From:
Sent:
To:
Subject:

Chris Tomlinson <tomlinsoncr@gmail.com>
Thursday, February 28, 2019 10:46 AM
Bryan, Nancy
[EXTERNAL] Fwd: Important: Goose Creek Bend Planning

FYI. Please make available to Commissioner Scheel and others as appropriate. Thank you!
Chris Tomlinson
Begin forwarded message:
From: Chris Tomlinson <tomlinsoncr@gmail.com>
Date: February 27, 2019 at 12:59:10 PM EST
To: Eugene.Scheel@loudoun.gov
Subject: Important: Goose Creek Bend Planning
Commissioner Scheel,
Hi, I am a landowner and resident at Goose Creek Bend off Gulick Mill Road, and I wanted to
add my voice to those who are concerned about the planning for our area.
We purchased our acreage in 2009 and have built a home here. It continues to be a wonderful
place to live, and the envy of many of our friends. And a large part of me would like it to
continue as it is.
When we moved here, we assumed development was inevitable. But given so much of the land
was meant as a transition area, we believed the development would be low impact. It has been a
joy to leave behind a busy work day, drive through the tree tunnel on Gulick Mill Road, drive
past the beautiful farmlands on Gulick Mill and the fields at Holyfield Farms, and turn into our
secluded neighborhood.
But our expectations, and what I thought of as an implied understanding with the County (to
protect the transition area), have changed. The introduction of the True North data center, the
replanning of the Sycolin corridor to light industrial, and the proposal to change landbay A2 to
PDH4, is a massive shift in what we thought life would look like in our community.
I don’t presume to know the pressures you and your colleagues face in trying to find solutions to
the competing needs of business growth, residential growth, and tax needs. But our
neighborhood (Goose Creek Bend) and other neighbors on Gulick Mill have changed from being
universally opposed to this replanning to being universally supportive of it, because the
Commission’s plans have changed. We ask that you consider doing the same and support the
replanning of our area to light industrial. It’s surprising to find so many in unanimous agreement
on anything these days, so hopefully that is meaningful to you as you consider these decisions.
It seems data center development is inevitable, and Goose Creek Bend offers a great place to
tuck away much of that growth. This replanning would give the County a low impact place to
grow, would relieve pressure to expand to Evergreen Mills, and would give our community
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options.
Please let me know if you have any questions or would like to discuss this further, and thanks for
your time in reading this and for your service to our County.
Chris Tomlinson
Goose Creek Bend Lot 28
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Bryan, Nancy
From:
Sent:
To:
Subject:

Harriet Tomlinson <tomlinsonrh@gmail.com>
Thursday, February 28, 2019 8:23 AM
Bryan, Nancy
[EXTERNAL] To Commissioner Eugene Scheel

Good morning, Ms Bryan,
Could you please call this email to Commissioner Scheel's attention? Thank you so much!
Harriet and Randy Tomlinson
.......................
Re: Rezoning of LandbayA2 and Goose Creek Bend
Dear Commissioner Scheel,
First, as the result of your love for the people and the beauty of our area, we would like to thank you
for all you have done for our Catoctin District. We appreciate your concern and care for protecting our
District in the very best way possible.
My letter to you is of a personal nature. Other members in our community can speak to the objective
reasons that our community unanimously supports the vote to change Landbay A2 and Goose Creek
Bend to Industrial-light.
Our family moved to Loudoun County in 2009 to enjoy living alongside our two sons and their
families on a compound of 20 acres in Goose Creek Bend. We have enjoyed 10 years of peace, quiet
and beauty. We wish that our community could stay as it is now. However, there is change coming. It
appears we will be either living close to a light industrial area or a community of up to 1,000 homes.
As much as we wholeheartedly have supported your vision of what the Catoctin District should be, we
now respectfully ask you to come along side of our community and vote to request that Landbay A2
and Goose Creek Bend be changed to light industrial instead of PDH4. We are in our mid-70’s and
cannot fathom living our remaining years through the noise, trucks and increased traffic that the
development of Landbay A2 into PDH4 would bring.
Thank you for your consideration of our request.
Respectfully,

Randy and Harriet Tomlinson
42056 Nolen Court
Goose Creek Bend
1

Leesburg, Virginia 20175
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Goose Creek Community Association, Inc.
c/o Will Rieben
42091 Nolen Court
Leesburg, VA 20175
February 21, 2019
Loudoun County Planning Commission
P.O. Box 7000
Leesburg, VA 20177
Request for planning of the Goose Creek Bend subdivision as Transition Light Industrial and
support for surrounding property owners' requests
To the attention of the planning commission,
We, the Board of Directors of the Goose Creek Bend subdivision, are requesting (based on the
unanimous approval of ALL of the members of our HOA) that our neighborhood, located east of
landbay A2 be planned for Transition Light Industrial. The list of owners, property addresses and
PIN/Tax map numbers is included at the end of this letter.
Additionally please note that:
•

We support the request of the owners of Holyfield Farm adjacent to our subdivision on the
west side to have their properties planned for Transition Light Industrial (PIN/Tax map
numbers are included below).

•

We support the request of the five landowners adjacent to our subdivision on the south side
to have their properties planned for Transition Light Industrial (PIN/Tax map numbers are
included below).

•

We support the request of those owners on Turner Farm Ln. to the east of our subdivision
who approached the commission to have their properties planned for Transition Light
Industrial (we do not have the exact list of properties and therefore are not providing a listing)

We attached a map to this letter showing the suggested planning. The area already planned for
Transition Light Industrial is highlighted in blue. The additional area we propose for Transition
Light Industrial planning is highlighted in striped blue.

Respectfully, we submit that it makes very good, logical planning sense to designate this area for
a strategy located, fiscally positive Technology Park:
•

Data Centers are already being built across Sycolin (True North) or have already been
approved, and a large portion of land south of Sycolin Rd is already drafted to be planned
Transition Light Industrial.

•

The requisite power, fiber optic lines and water needs (all key to the success of data centers)
are already in this area or are being extended to this quadrant of Sycolin Road.

•

The area's natural boundary is Goose Creek to the East and south. The existing natural buffer
of trees and flood plain along Goose Creek hides developments from the Ashburn
subdivisions east and south of Goose Creek.

•

The only neighborhood within view is Red Cedar subdivision to the West, and the size of the
proposed area would allow for ample buffering and screening.

•

This gives Loudoun County the opportunity, when data center companies desire to rezone,
to carve out the land along Goose Creek for the community supported Emerald Ribbons trail
network proposal.

We are at the Commission's disposal should you have any questions.
Respectfully submitted for the Goose Creek Bend owners:
Matt Ferguson, Goose Creek Bend HOA President
Brian Nicosia, Goose Creek Bend HOA Treasurer
Will Rieben, Goose Creek Bend HOA Secretary
Scott Tomlinson, Goose Creek Bend HOA Director at large
Jeff Mach, Goose Creek Bend HOA planning committee

Goose Creek Bend subdivision homeowners’ parcels:
PIN

Tax Map #

Owner

Street Address

195353172000 /77//21/////1/ BAILEY, HUGH WARWICK & AMBER ELLEN TEES

20889 Eckbo Drive

195352781000 /77//21/////2/ NICOSIA, BRIAN T & JENNIFER J

20885 Eckbo Drive

195352099000 /77//21/////3/ CARLSON, SVEN JR & ASHLEE

20881 Eckbo Drive

195452509000 /77//21/////4/ SMITH, JOSEPH J JR & JENNIFER M

20877 Eckbo Drive

195452228000 /77//21/////5/ BELLINGER, JOHN P III & DEANNA

20873 Eckbo Drive

195456130000 /77//21/////6/ SCHLEE, PAUL B & MELISSA R

20872 Eckbo Drive

195456016000 /77//21/////7/ REED, STEPHEN DANIEL

20876 Eckbo Drive

195456301000 /77//21/////8/ CRAGG, NELSON R JR & ROSA S

20880 Eckbo Drive

195356389000 /77//21/////9/ FERGUSON, MATTHEW & MELISSA

20884 Eckbo Drive

195356470000 /77//21////10/ BUCKLEY, STEVEN & JANE

20888 Eckbo Drive

195361551000 /77//21////11/ SYED, TAHA Z & LUCY SAMII

20886 Le Notre Place

195361765000 /77//21////12/ JOHNSON, BENJAMIN L & ANDREA

20882 Le Notre Place

195362278000 /77//21////13/ ONEILL, KEITH J & COLLEEN M

20878 Le Notre Place

195359791000 /77//21////14/ GARCIA-PENA, DIEGO & ERIN

20879 Le Notre Place

195459601000 /77//21////15/ MYERS, JOHN M & MYERS, ELIZABETH A

20875 Le Notre Place

195459714000 /77//21////16/ MILLAR, JAMES & BRIDGET

20871 Le Notre Place

195458830000 /77//21////17/ PARKINS, TAMMY J

20867 Le Notre Place

195460754000 /77//21////18/ PATCH, DAVID R & CLARA F

41908 Creek Bend Place

195462062000 /77//21////19/ AZIZ, ZUBAIR & SAMEERA

41912 Creek Bend Place

195463369000 /77//21////20/ BALTIMORE, BRIAN

41916 Creek Bend Place

195467251000 /77//21////21/ NEOU, SIDARA & ANN H DO

41928 Creek Bend Place

195466321000 /77//21////22/ EGNOTOVICH, JONATHAN & KELLY

41929 Creek Bend Place

195465026000 /77//21////23/ TUPARAN, NOE R & JOSEPHINE

41925 Creek Bend Place

195463329000 /77//21////24/ KALICH, MICHAEL & JENNIFER AMORES-

20866 Le Notre Place

195456060000 /77//21////25/ WILLIAMS, RANDOLPH AT GOOSE CREEK

41884 Creek Bend Place

195471676000 /77//21////26/ SAUER, JOEL PETER & ERIKA M BATES

N/A

195478478000 /77//21////27/ TOMLINSON, RANDOLPH & HARRIET ET AL

42056 Nolen Court

TOMLINSON, RANDOLPH J & TOMLINSON, HARRIET E & TOMLINSON,
195482365000 /77//21////28/ CHRISTOPHER R

42082 Nolen Court

195384095000 /77//21////29/ RIEBEN, BENJAMIN & JACLYN WAGNER

42106 Nolen Court

195284797000 /77//21////30/ BONILLO, ANDREW JR & MICHELLE

42124 Nolen Court

195379910000 /77//21////31/ MACH, JEAN-FRANCOIS & N SALSER

42121 Nolen Court

195377076000 /77//21////32/ RIEBEN, ALBERT W & TANAYA M

42091 Nolen Court

195370994000 /77//21////33/ THRELKELD, RAYMOND WESLEY & GAIL L TEES

42011 Nolen Court

195365354000 /77//21////34/ SAMSON, JOHN D & SAMSON, GAIL H

41922 Halprin Ct.

195371613000 /77//21////35/ SAMSON, JOHN D & SAMSON, GAIL H

N/A

195354116000 /77//21////36/ SAMSON, JOHN D & SAMSON, GAIL H

N/A

Goose Creek Bend subdivision Open Space parcels:
PIN
Tax Map #
Owner

Street Address

195450404000 /77//21//OSP1/ GOOSE CREEK COMMUNITY ASSOCN INC N/A
195457937000 /77//21//OSP2/ GOOSE CREEK COMMUNITY ASSOCN INC N/A
195462938000 /77//21//OSP3/ GOOSE CREEK COMMUNITY ASSOCN INC N/A
195466180000 /77//21//OSP4/ GOOSE CREEK COMMUNITY ASSOCN INC N/A
195363794000 /77//21//OSP5/ GOOSE CREEK COMMUNITY ASSOCN INC N/A
195358944000 /77//21//OSP6/ GOOSE CREEK COMMUNITY ASSOCN INC N/A

195353465000 /77//21//OSP7/ GOOSE CREEK COMMUNITY ASSOCN INC N/A
195361343000 /77//21//OSP8/ GOOSE CREEK COMMUNITY ASSOCN INC N/A

Holyfield Farm parcels (West of Goose Creek Bend):
PIN
Tax Map #
Owner
Street Address
237199862000 /77/////////1/ FARKAS FAMILY LP

N/A

238302323000 /77/////////1A M B F PARTNERS LLC 20961 Gulick Mill Rd.

Gulick Mill parcels (South of Goose Creek Bend):
PIN
Tax Map #
Owner

Street Address

195268819000 /77////////34C MANTHOS, CHRISTOPHER LEAN & MELINDA 20992 Gulick Mill Rd.
195258133000 /77//17//34A2/ HUNT INVESTMENTS LMTD PARTNSHP LLP 21026 Gulick Mill Rd.
195253739000 /77//17//34A1/ CARMICHAEL, JAMES T & B ELWELL

21000 Gulick Mill Rd.

195159872000 /77////////34E SALAS, BRYAN F & TRACEY A

21030 Gulick Mill Rd.

195155146000 /77////////34D SMALL, ALEXIA D

21036 Gulick Mill Rd.

Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

novadbrian@aol.com
Thursday, February 7, 2019 10:45 AM
DEPT-PZ-PLANNING_COMMISSION
novadbrian@aol.com
[EXTERNAL] Request for Increased Zoning in Area P1

Dear Commissioners:
My neighbors and I have reviewed the results of the new impact models for the Draft 2040 Comprehensive Plan. Since
the models show positive revenue for the three densities tested, we are requesting that Area P1 be placed into the Draft
2040 Comprehensive Plan as the Transition Compact Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and, therefore, the increased revenue
would favor the higher density.
The transportation model results also show the roads that serve Area P1 will continue to be less than capacity with the
new density. Therefore, transportation does not appear to be limiting factor to the increased density.
The residents of Area P1 greatly appreciate your help with this vote.
Thank you for the diligent work that you are doing on the new comprehensive plan.
Sincerely,
Brian and Tracy MacDonald
19862 Evergreen Mills Road
Leesburg, VA 20175
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Bryan, Nancy
From:
Sent:
To:
Subject:

nsalser <nsalser@gmail.com>
Wednesday, February 27, 2019 5:19 PM
Bryan, Nancy
[EXTERNAL] Fwd: Goose Creek Bend - Re-planning

From: natalie salser mach <nsalser@gmail.com>
Date: February 27, 2019 at 12:01:02 PM PST
To: Eugene.Scheel@loudoun.gov
Cc: Jean-Francois Mach <jeanfrancois.mach@gmail.com>, natalie salser <nsalser@gmail.com>
Subject: Goose Creek Bend - Re-planning
February 27, 2019
Commissioner Scheel
Loudoun County Planning Commission
1 Harrison Street
Leesburg, Virginia, 20177
Dear Commissioner Scheel,
Like so many of my neighbors and more importantly, my friends, I join in support of our
request for careful consideration to request your consideration to rezone our property
located in the Catoctin District (195379910000) from its current TR-10, to light industrial.
While all of us in our neighborhood and the five lots to our South agree that we should
be rezoned from TR-10 to light industrial, none of us make that decision without a heavy
heart.
Nearly ten years ago, my now husband and I were fortunate to acquire 12 acres in the
Goose Creek Bend neighborhood. He, a French immigrant eager to embrace the
American dream, and I a transplant from the Commonwealth of Kentucky (via Ohio), we
saw a future that looked a whole lot like a dream. We built our home. He got that John
Deere tractor and an F150 and we cleared more Russian Olives and Cedar trees than I
can count. Have you ever breathed in the dust from old cornfields? I have.
We got married in our house exactly one year after we moved in. Our family and friends
surrounded us as we looked at that future. We brought our twin boys home a few years
later to that home and we have raised them with the belief that there was nothing better
for them than growing up with dirt on their hands from the banks of Goose Creek. We
have had flocks of chickens and harvested honey; our dogs and cats have explored
(and barked) and have space to run. We turn our music up loud and we spend our
summers blistering in the sun by the pool in our little piece of paradise. We camp and
we canoe, and have spent some of the happiest days surrounded by our best friends
(who started only as neighbors), on the water, on Goose Creek.
This has been my life.
1

We have been so happy.
To purposefully make the decision for any of that to change is gut wrenching. I look out I
my backyard and I cannot imagine ever leaving it. Do you know what I would have to
give up? To move my family? My life? The only home my family and so many of my
friends families have ever known? Morrisworth?
The possibility of our quality of life with the rezoning of land bay A-2 to residential
devastates us, because we have this. Each of the 40 who are in support have their own
story.
We have seen change in our nine years faster than we could imagine. We have
witnessed Sycolin Road turn into a major thoroughfare and the decimation of rolling
countryside for a data center. We have seen “progress” rise around us and now we face
being consumed by the same thing we all moved to our neighborhood to avoid. The
very thing we love the most is now what we have banded together to prevent.
In the simplest of terms, we never wanted to be fenced in…that’s why we live where we
do. Our friends below us, never imagined this. We love our neighborhood, we don’t
want to leave. But we do not want to be part of urban sprawl. Period. If a data center
has to move in, there are at least ways on our land that can preserve some of the
esthetic quality of our county. Goose Creek, those banks I have traversed so many
times in my nine short years, this place that I love, has a better shot at being preserved
than what the current plan provides.
I don’t imagine this is an easy decision and as I understand you have been a strong
advocate for the preservation of what was Loudoun County. I commend and thank you
for that. But because this is MY home and MY future, I ask you to please carefully
consider what my family and those of my friends are asking of you. Give US the option
to control OUR destiny. Otherwise, it’s already gone.

Very sincerely yours,
Natalie Salser Mach
703-919-8959
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Bryan, Nancy
From:
Sent:
To:
Subject:

Steven Marku <smarku@nvbia.com>
Friday, February 22, 2019 4:55 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Concerns About Chapter 2

Dear Members of the Loudoun County Planning Commission,
I’m writing on behalf of the Northern Virginia Building Industry Association (NVBIA) to express our strong opposition to
the residential design guidelines proposed for Chapter 2 of the Comprehensive Plan. According to staff, these guidelines
came out of a Quality Development Workshop that was held on November 2 in response to the Board’s direction that
they explore the creation of nonresidential design guidelines. The residential building industry was not a part of this
workshop, and had no opportunity to participate in the review of these guidelines. The stakeholders committee had
previously objected to including residential design guidelines in the Comprehensive Plan, and we believe that they made
the correct decision.
As drafted, the policies in the Plan already address the need for design guidelines. But the best way to move forward
with those is to incorporate them into the appendix of the Plan, rather than in the policy sections. By including them in
an implementation section at the end, they can be offered as guidance, which would allow the County flexibility to adapt
to new conditions. As the County moves forward, new designs and new technologies may emerge that cannot be
captured in the Plan today. By laying out these specific design guidelines now, the Plan would make it harder for the
County to account for these types of changes.
We urge the Planning Commission to leave all of these residential design guidelines out of the policy sections of the
Comprehensive Plan, so as not to lock the County into this framework now. Before any new guidelines are issued, a
more careful review is needed. It is also important that the industry have the opportunity to weigh in to ensure that the
proper balance is struck. With your work on the Plan nearing its end, there is not sufficient time for a thorough and
proper review to be done on these proposals. If the guidelines are to be kept in the draft, we respectfully ask that they
be moved to an appendix.
Thank you for all of your hard work on this Comprehensive Plan. We appreciate all the time and energy that you’ve
spent working on it, and we appreciate your attention to housing diversity in Loudoun County. Please do not hesitate to
reach out to us if we can be of any help as you complete your work on the Loudoun 2040 Plan.
Regards,

Steven Marku
Director of Government Affairs
Northern Virginia Building Industry Association
Office: 703‐953‐3522
Mobile: 215‐206‐7290

Disclaimer
The information contained in this communication from the sender is confidential. It is intended solely for use by the recipient and
others authorized to receive it. If you are not the recipient, you are hereby notified that any disclosure, copying, distribution or
taking action in relation of the contents of this information is strictly prohibited and may be unlawful.
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This email has been scanned for viruses and malware, and may have been automatically archived by Mimecast Ltd, an innovator in
Software as a Service (SaaS) for business. Providing a safer and more useful place for your human generated data. Specializing in;
Security, archiving and compliance. To find out more Click Here.
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Bryan, Nancy
From:
Sent:
To:
Subject:

KM <khmathur@comcast.net>
Thursday, February 7, 2019 9:58 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Re: Request for Increased Zoning Density in Area P1

Dear Commmissioners:
My neighbors and I have reviewed the results of the new impact models for the Draft 2040
Comprehensive Plan. Since the models show positive revenue for the three densities tested,
we are requesting that Area P1 be placed into the draft comprehensive plan as the
Transition Compact Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and,
therefore, the increased revenue favors the higher density.
The transportaion model results also show that the roads that serve Area P1 will continue
to be less than capacity with the new density. Therefore, transportation does not appear to
be a limiting factor to the increased density.
The residents of Area P1 greatly appreciate your help with this vote.
Thank you for the diligent work that you are doing on the new comprehensive plan.

Regards,

Karin Mathur
Springfield Lane Resident, Leesburg, VA
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Bryan, Nancy
From:
Sent:
To:
Subject:

Roy Mathur <roykmathur@gmail.com>
Thursday, February 7, 2019 10:01 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Request for Increased Zoning in Area P1

Dear Commissioners:
My neighbors and I have reviewed the results of the new impact models for the Draft 2040
Comprehensive Plan. Since the models show positive revenue for the three densities tested, we are
requesting that Area P1 be placed into the draft comprehensive plan as the Transition Compact
Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and, therefore, the
increased revenue favors the higher density.
The transportation model results also show that the roads that serve Area P1 will continue to be
less than capacity with the new density. Therefore, transportation does not appear to be a limiting
factor to the increased density.
The residents of Area P1 greatly appreciate your help with this vote.
Lastly, we will need a lot more housing to support the growth of businesses and influx of people in
Northern Virginia. Our neighborhood is within walking distance to an elementary school, middle
school and high school. Additionally, the new Walmart on Battlefield Pkwy is also a short walk
away. Increasing housing in our neighborhood will make life convenient for those that move here.
Consider the density of the Evergreen Meadows neighborhood in which I used to reside. It is a
beautiful neighborhood, with affordable houses. If the density for my current neighborhood
remains at 1 house per acre then only the very wealthy will be able to afford to live in those monster
large houses. Allowing builders to build houses closer together, will allow average income families
to reside in a very convenient affordable neighborhood.
Thank you for the diligent work that you are doing on the new comprehensive plan.
Regards,
Roy Mathur
41415 Springfield Ln
Leesburg, VA 20175
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Dennis Pettit <dm.pettit@comcast.net>
Thursday, February 7, 2019 3:16 PM
DEPT-PZ-PLANNING_COMMISSION
Debra W. Pettit, RN
[EXTERNAL] Request for Increased Zoning in Area P1

Subject: Request for Increased Zoning in Area P1
Dear Commissioners:
We have reviewed the results of the new impact models for the Draft 2040 Comprehensive Plan with our
neighbors who are residents of Area P1.
Since the models show positive revenue for the three densities tested, we are requesting that Area P1 be
placed into the draft comprehensive plan as the Transition Compact Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and, therefore, the increased
revenue favors the higher density.
The transportation model results also show that the roads that serve Area P1 will continue to be less than
capacity with the new density. Therefore, transportation does not appear to be a limiting factor to the
increased density.
The residents of Area P1 greatly appreciate your help with this vote.
Thank you for the diligent work that you are doing on the new comprehensive plan.
Regards,

Dennis and Debra Pettit
41439 Springfield Lane
Leesburg, VA 20175
Home: (703) 777‐8782
Mobile: (703) 395‐4430 _ DMP
(703) 628‐6548 _ DWP
Email: dm.pettit@comcast.net
dw.pettit@comcast.net
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Bryan, Nancy
From:
Sent:
To:
Subject:

Darrell Q <darrellq2001@yahoo.com>
Thursday, February 7, 2019 10:03 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Request for Increased Zoning in Area P1

Dear Commissioners:

My neighbors and I have reviewed the results of the new impact models for the Draft 2040 Comprehensive
Plan. Since the models show positive revenue for the three densities tested, we are requesting that Area P1 be
placed into the draft comprehensive plan as the Transition Compact Neighborhood place type.

We understand that the models were run with the increased density in Area P1 and, therefore, the increased
revenue favors the higher density.

The transportation model results also show that the roads that serve Area P1 will continue to be less than
capacity with the new density. Therefore, transportation does not appear to be a limiting factor to the increased
density.

As a life-long resident of Loudoun County and current resident in P1, I would greatly appreciate your help with
this vote!

Thank you for the diligent work that you are doing on the new comprehensive plan.

Thank you and regards,
Darrell Quesenberry
703-297-0301
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Bryan, Nancy
From:
Sent:
To:
Subject:

GARY SAYLOR <gns1105@comcast.net>
Thursday, February 7, 2019 11:02 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Request for Increased Zoning in Area P1

Dear Commissioners:
My neighbors and I have reviewed the results of the new impact models for the Draft 2040 Comprehensive Plan. Since
the models show positive revenue for the three densities tested, we are requesting that Area P1 be placed into the draft
comprehensive plan as the Transition Compact Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and, therefore, the increased revenue
favors the higher density.
The transportation model results also show that the roads that serve Area P1 will continue to be less than capacity with
the new density. Therefore, transportation does not appear to be a limiting factor to the increased density.
The residents of Area P1 greatly appreciate your help with this vote.
Thank you for the diligent work that you are doing on the new comprehensive plan.
Regards,

Gary N. Saylor
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Bryan, Nancy
From:
Sent:
To:
Subject:

Nancy Saylor <nansay@comcast.net>
Thursday, February 7, 2019 10:32 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Request for Increased Zoning in Area P1

Dear Commissioners:
My neighbors and I have reviewed the results of the new impact models for the Draft 2040 Comprehensive Plan. Since
the models show positive revenue for the three densities tested, we are requesting that Area P1 be placed into the draft
comprehensive plan as the Transition Compact Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and, therefore, the increased revenue
favors the higher density.
The transportation model results also show that the roads that serve Area P1 will continue to be less than capacity with
the new density. Therefore, transportation does not appear to be a limiting factor to the increased density.
The residents of Area P1 greatly appreciate your help with this vote.
Thank you for the diligent work that you are doing on the new comprehensive plan.
Regards,
Nancy Saylor

Sent from my iPad
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

Richard Stroupe <stroupe@gmail.com>
Sunday, February 10, 2019 9:05 PM
Keirce, Clifford; DEPT-PZ-PLANNING_COMMISSION
Kelly DeFelice; Carrie Dever; Shannon Teel; Kelly McGinn; Bryan Schrader; Tina DiPalo;
Derek Tomlinson; Higgins, Geary; Meyer, Ron
[EXTERNAL] TPA North Data Center Recommendation Review - 02/11/19 - 16:00

Hello Clifford Thank you again for your time and effort in meeting us tomorrow.
Just to confirm our meeting tomorrow 4pm at 43777 Central Station Dr, Ashburn, VA 20147, USA (Vison Conf
Room).
Those CCed here have been invited to attend and just wanted to provide their contact information for
your convenience.
Also we were wondering if you would please invite Marie Genovese, Hilary Richardson from DPZ and Rory
Toth from Zoning.
Look forward to talking with you soon.
Best,
Richard
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Bryan, Nancy
From:
Sent:
To:
Subject:

Tammie Umbel <sheacompany@msn.com>
Thursday, February 7, 2019 6:33 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Increased Density

Subject: Request for Increased Zoning in Area P1
Dear Commissioners:
My neighbors and I have reviewed the results of the new impact models for the Draft 2040
Comprehensive Plan. Since the models show positive revenue for the three densities tested, we are
requesting that Area P1 be placed into the draft comprehensive plan as the Transition Compact
Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and, therefore, the
increased revenue favors the higher density.
The transportation model results also show that the roads that serve Area P1 will continue to be
less than capacity with the new density. Therefore, transportation does not appear to be a limiting
factor to the increased density.
The residents of Area P1 greatly appreciate your help with this vote.
Thank you for the diligent work that you are doing on the new comprehensive plan.
Regards,
Tammie Umbel, CEO
Shea Terra Organics
www.sheaterraorganics.com
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Bryan, Nancy
From:
Sent:
To:
Subject:

Cesar Villatoro <c.villatoro@blakelandscapes.com>
Thursday, February 7, 2019 1:39 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] ubject: Request for Increased Zoning in Area P1

Dear Commissioners:
My neighbors and I have reviewed the results of the new impact models for the Draft 2040 Comprehensive
Plan. Since the models show positive revenue for the three densities tested, we are requesting that Area P1 be
placed into the draft comprehensive plan as the Transition Compact Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and, therefore, the increased
revenue favors the higher density.
The transportation model results also show that the roads that serve Area P1 will continue to be less than
capacity with the new density. Therefore, transportation does not appear to be a limiting factor to the increased
density.
The residents of Area P1 greatly appreciate your help with this vote.
Thank you for the diligent work that you are doing on the new comprehensive plan.
Regards,
Cesar a Villatoro

Cesar Villatoro
Account manager
Blake Landscapes, Inc.
19473 Samuels Mill Court
Leesburg, Virginia 20175
www.blakelandscapes.com
703 777-5596 ext 113
FAX 703 777-8719
 Think Green - Please consider the environment before printing this email.
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

Deborah Welsh <welshd1955@gmail.com>
Thursday, February 7, 2019 11:11 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Request for Increased Zoning in Area P1
loudounpc.doc

Dear Commissioners,
Attached is a letter that we request be presented to all the Planning Commissioners.
Thank you for your attention to this matter.
Dennis and Deborah Welsh
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19372 Evergreen Mills Road
Leesburg, Virginia 20175

The Planning Commission of Loudoun County
1 Harrison Street, SE
Leesburg, Virginia 20175
Hand Delivered and emailed to loudounpc@loudoun.gov
November 6, 2018
Re: 2040 Comprehensive Plan for Loudoun County-Public Comments
Dear Mr. Chairman and Members of the Planning Commission,
We regret that a previously scheduled engagement prevents us from attending the Public Hearing
scheduled on the 2040 Comprehensive Plan (Plan) on November 7. We, therefore, request that you
please accept this letter as our public comment on such Plan and incorporate the same in the record for
public comments.
We would like to thank the members of the Planning Commission and the Stakeholder Committee for
the hard work and countless hours that have been invested in the development of this Plan. We know
that you have seriously considered the needs of the County and the citizens thereof.
We especially appreciate your efforts to address the housing needs of the County. We are encouraged
that you have been diligent in working with the staff of the Planning and Zoning Department to design
Place Types that may offer a variety of housing types at various price points to those citizens looking for
single family detached housing. As we know, there will continue to be a need for housing in our County
with the number of businesses locating in our area and the increased number of jobs.
We live in Area P and support the move of Area P to the Transition Policy Area. It is our understanding
that all of our neighbors in Area P support this move as well. Please remember that we, the residents of
Area P, are those citizens of Loudoun County most impacted by the current development surrounding
our properties and understand that our area is not rural in nature any longer. We moved to our current
residence over thirty (30) years ago, when we were surrounded by farmland and were rural. A rural
designation was appropriate at that time. Now, however, Area P is right for development and a
Transition Policy designation. We have more than adequate transportation infrastructure with the Toll
Road directly East of our properties, the now four-lane Battlefield Parkway to our immediate North and
the four-lane Route 15 improvements to our West, with adequate signalization at all intersections. We
also have an elementary, middle and high school within a half mile of our home. We have the Town of
Leesburg Freedom Park to our North, the Evergreen Sports Complex to our South, the Jewish Synagogue

to our West, Evergreen Church to our South and the developing Meadowbrook to the West with a
planned neighborhood commercial center, Oaklawn and Compass Park to the East with a Walmart ,
credit union, gas station and other proposed commercial development-clearly all this development and
transportation infrastructure are not compatible with a rural lifestyle we once enjoyed. Therefore, we
request that you support the Plan as drafted with the move of Area P to the Transition Policy Area and
designated as a Transition Compact Neighborhood.
We appreciate your consideration of our request to support the Plan as drafted and thank you for all
your hard work on this Plan to date.
Sincerely,

Dennis C. Welsh

Deborah C. Welsh

Bryan, Nancy
From:
Sent:
To:
Subject:

Greg Wigfield <greg@gregwigfield.com>
Thursday, February 7, 2019 1:00 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Request for Increased Zoning in Area P1

ATT: Members of the Loudoun County Planning Commission:

Dear Commissioners:
My neighbors and I have reviewed the results of the new impact models for the Draft 2040 Comprehensive Plan. Since
the models show positive revenue for the three densities tested, we are requesting that Area P1 be placed into the draft
comprehensive plan as the Transition Compact Neighborhood place type.
We understand that the models were run with the increased density in Area P1 and, therefore, the increased revenue
favors the higher density.
The transportation model results also show that the roads that serve Area P1 will continue to be less than capacity with
the new density. Therefore, transportation does not appear to be a limiting factor to the increased density.
The residents of Area P1 greatly appreciate your help with this vote.
Thank you for the diligent work that you are doing on the new comprehensive plan.
Sincerely,
Greg Wigfield
703‐431‐1125
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Bryan, Nancy
From:
Sent:
To:
Subject:

Mike Wilkins <RMike_Wilkins@msn.com>
Thursday, February 7, 2019 11:23 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Request for Increased Density in Area P1

Dear Commissioners,
We see that the latest impact models have returned with positive revenue results for all three
density scenarios tested. Since Area P1 was tested at the higher densities, the residents of Area P1
are requesting that we be included in the Draft 2040 Comprehensive Plan as a Transition Compact
Neighborhood place type.
Since the transportation models show that the roads serving Area P1 will be below capacity at the
higher densities, we feel that a higher density is also supported by these models.
Area P has been compromised by development surrounding it. The move of Area P1 to the
Transition Policy Area with the higher density will contribute to solving the county’s mounting
housing challenges.
The residents of Springfield Farms and Angelos-Urban subdivisions greatly appreciate your
consideration of this matter and your positive vote for the increased density.
We are also thankful for the service that you provide to the county by being on the Planning
Commission.
Best regards,
Mike Wilkins
Resident Springfield Farms
703-309-8984
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Bryan, Nancy
From:
Sent:
To:
Subject:

Mary Lou Wilkins <marylouw1968@gmail.com>
Thursday, February 7, 2019 4:29 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Request for Increased Density in Area P1

11:23

Dear Commissioners,
We see that the latest impact models have returned with positive revenue results for all three density scenarios
tested. Since Area P1 was tested at the higher densities, the residents of Area P1 are requesting that we be
included in the Draft 2040 Comprehensive Plan as a Transition Compact Neighborhood place type.
Since the transportation models show that the roads serving Area P1 will be below capacity at the higher
densities, we feel that a higher density is also supported by these models.
Area P has been compromised by development surrounding it. The move of Area P1 to the Transition Policy
Area with the higher density will contribute to solving the county’s mounting housing challenges.
The residents of Springfield Farms and Angelos-Urban subdivisions greatly appreciate your consideration of
this matter and your positive vote for the increased density.
We are also thankful for the service that you provide to the county by being on the Planning Commission.
Best regards,
Mary Lou Wilkins
Resident Springfield Farms
703-777-9125

1

Bryan, Nancy
From:
Sent:
To:
Subject:

Tanya Finch <tanya.finch@gmail.com>
Tuesday, March 19, 2019 2:23 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] My two cents

Good afternoon,
I recently read an article in The Middleburg Eccentric about the upcoming Loudoun County plans for future
development.
I would like to voice my opinion that I wish for western Loudoun county to remain AS RURAL as
POSSIBLE.
I plan to attend the meeting next week in Middleburg to get better educated on how I can have my opinion (and
those of the fellow residents of this county) heard and help influence the future of this still-green-for-now
county and fight urban sprawl as much as possible.
Thank you,
-Tanya Finch
571-215-2526
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Bryan, Nancy
From:
Sent:
To:
Subject:

Jennifer Gonzalez <webmastermama@gmail.com>
Thursday, March 14, 2019 10:16 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Envision Loudoun

Hello Planning Commission,
I am writing to let you know how much I worry for the future of Loudoun. I moved here 14 years ago and fell
in love with the "rural" feel. I loved being able to see the tips of the mountains and sunsets. I enjoyed how
things were spaced out a bit and there wasn't a "city" feel. These are things I never thought I'd want in a
community having grown up in a very small, farming town in the Midwest. I also envisioned myself living in a
big city.
Now, I have no where to view the sunset. I have to drive farther and farther west. There are so many new
buildings blocking my view. I can't even go to Beaver Dam Reservoir anymore because there were big
promises of changes and improvements but nothing is happening. It is often closed - even in the middle of the
day - and when it is, you're rushed out at 5:00 pm. It was the one spot where a sunset could be seen.
The quote from a recent meeting are making their way around the people. Guess what - the people do know
things. We are educated. We are involved. Making statements that infer that we're a bunch of idiots won't help
you when re-election comes up. I know the commission probably just sees $$$$. They want to pack in as
many houses as possible. They want to develop and develop. It means more revenue, right? But to what
end? I already yearn to leave the area. And so far, all those promises of data centers lowering taxes... um....
when?
You work for the people. Listen to the people. We want a clear marker between all the gross data centers and
development going on near the Metro areas and the rural areas. Packing in people and houses and developing
on farmland isn't what anyone wants.
I'm not against all development. I am for sensible and thoughtful development that doesn't ruin quality of life.
Thank you.
Jennifer Gonzalez
Ashburn, VA
Nature Photography
https://jennifergonzalez.com
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Bryan, Nancy
From:
Sent:
To:
Subject:

Kathryn Ivey <kathryn.ivey09@gmail.com>
Sunday, March 3, 2019 9:34 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] County Comprehensive Plan

Dear Loudoun County Planning Commission,
We are writing to you today because we read an article in the Middleburg Eccentric about the Loudoun Country
Comprehensive Plan.
We are citizens of rural Middleburg and are concerned with the proposals in this new plan. The proposed new
housing will impact everybody who lives West of the buffer area and diminish the desire to live and visit
Western Loudoun. This proposal will cause more traffic, a need for even more schools, and would hinder on the
people of Western Loudouns' way of life. The county can not continue subsidizing this unnatural and
unsustainable growth. It is impossible to keep up with, no matter how much of our money you waste trying to.
Please, just focus on catching up with the immense growth that has already taken place in Eastern Loudoun.
There are plenty of problems to solve in that part of the county and it would be irresponsible to further
exacerbate those problems with even more growth.
Thank you to the Board for your time and the opportunity to express our concerns,
Two Life Long Loudoun County Citizens
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Bryan, Nancy
From:
Sent:
To:
Subject:

Kathryn Ivey <kathryn.ivey09@gmail.com>
Sunday, March 3, 2019 9:45 AM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] County Comprehensive Plan

Dear Board of Supervisors,
I am writing to you today because I read another article in the Middleburg Eccentric about the Loudoun Country
Comprehensive Plan.
I am a citizen of rural Middleburg and am concerned with the proposals in this new plan. The proposed new
housing will impact everybody who lives West of the buffer area and diminish the desire to live and visit
Western Loudoun. This proposal will cause more traffic, a need for even more schools, and would hinder on the
people of Western Loudouns' way of life. The county can not continue subsidizing this unnatural and
unsustainable growth. It is impossible to keep up with.
I am writing today not only as a citizen, but as a concerned teacher for Loudoun. I am working in one of the
schools in East Loudoun and we are currently at maximum capacity due to all the building. With the high
student numbers due to over building, our students are crammed in classrooms and not always receiving the best
education possible, not due to lack of teacher ability, but due to large classroom numbers and having to manage
28-30 students. Approving this Comprehensive Plan as is would only make this problem worse for the schools
that are built now, but would then force the County to build even more schools taking tax payer dollars and
peoples land.
I ask you to please consider the citizens of Western Loudoun and all of its citizens in the East when discussing
this plan. Our County is full of beautiful land and is very diverse, but if we continue to build at this rate, you are
taking away from why so many love and decide to move to Loudoun.
Thank you to the Board for your time and the opportunity to express my concerns,
A Life Long Loudoun County Citizen
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Bryan, Nancy
From:
Sent:
To:
Subject:

Kathryn Ivey <kathryn.ivey09@gmail.com>
Monday, March 11, 2019 4:42 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] ZOAM 2018-0005

Dear Planning Committee,
I am writing to you today because I read another article in the Middleburg Eccentric about the Loudoun Country
Comprehensive Plan as well as received a letter in the mail from Loudoun County Government.
I am a citizen of rural Middleburg living in the CR 3 Zoning District and am concerned with the proposals in
this new plan. I chose to live in this part of the county because it is a beautiful quiet retreat from the busy
Eastern end of the county. The proposed new housing plan will impact me directly, as well as everybody who
lives in Western Loudoun. This planned development will impact and diminish the desire to live and visit
Western Loudoun because it will take away from the privacy and the way of life.
This proposal will cause more traffic, a need for even more schools, and would hinder on the people of Western
Loudouns' way of life. The county can not continue subsidizing this unnatural and unsustainable growth. It is
impossible to keep up with.
I am writing today not only as a citizen, but as a concerned teacher for Loudoun. I am working in one of the
schools in East Loudoun and we are currently at maximum capacity due to all the building. With the high
student numbers due to over building, our students are crammed in classrooms and not always receiving the best
education possible, not due to lack of teacher ability, but due to large classroom numbers and having to manage
28-30 students. Approving this Comprehensive Plan as is would only make this problem worse for the schools
that are built now, but would then force the County to build even more schools taking tax payer dollars and
peoples land.
I ask you to please consider the citizens of Western Loudoun and all of its citizens in the East when discussing
this plan. Our County is full of beautiful land and is very diverse, but if we continue to build at this rate, you are
taking away from why so many love and decide to move to Loudoun.
Thank you to the Board for your time and the opportunity to express my concerns,
A Life Long Loudoun County Citizen
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Bryan, Nancy
From:
Sent:
To:
Subject:

Bill Knecht <knecht.bill@gmail.com>
Friday, March 15, 2019 10:15 AM
BOS; DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Comprehensive Plan

We are contacting you to give you our views on the comprehensive plan. We have lived in Loudoun County since 1987
and currently reside in Purcellville. We are 100% opposed to the proposed change in the Transition Planning Area from
10,000 homes to 30,000 homes, which will require at least 15 new schools to be built – all at taxpayers’ expense. The
land alone for these schools will cost us $300 million. This proposal is nothing more than developers and builders
attempting to put more money in their pockets without regard for the citizens of Loudoun who overwhelmingly do not
want it to occur. When we were invited to respond to the proposed plan 18 months ago, 80% of respondents said they
wanted NO ADDITIONAL GROWTH in the TPA. That is an overwhelming response, yet the developer‐driven Planning
Commission ignored it because all they care about is maximizing the number of homes to build.
People who live in the Rural Planning Area want it to be a place where visitors come for beauty and relaxation in our
open spaces. This brings significant revenue into this part of the county without degrading it. We want it to remain this
way. People who want to live in areas with dense development, lots of shopping centers, and considerable traffic should
live in Ashburn or Tyson’s Corner, not in the RPA or TPA. We understand why developers want to fill the entire county
with densely‐packed housing. That is what they do for a living. But the Planning Commission and Board of Supervisors
are elected officials who report to all the citizens of Loudoun, not just to developers and home builders. It is
incomprehensible that the BOS would ignore the citizens’ overwhelming wishes. Take heed that in the next elections,
the handling of the comprehensive plan will be one of the most important factors in determining who we vote for.
Please keep the TPA as originally planned, and the RPA truly rural.
Bill and Karen Knecht
Sent from my iPad
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Bryan, Nancy
From:
Sent:
To:
Subject:

George Martel <35gmartel@gmail.com>
Saturday, March 2, 2019 2:13 PM
DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Preserving Loudoun County

Letter to Planning Commission:

March 2, 2019

We have been residents of Middleburg for more than 50 years. We are very concerned about what we have
been reading in the local newspapers about the new Comprehensive Plan for Loudoun County.
Instead of protecting the rural area in western Loudoun, the proposed changes seem to reverse some of the
regulations already in place. The changes proposed for the ‘transitional’ area are so extreme with the number
of new housing proposed that it might as well be called the suburban planning area. Route 50 is already loaded
with new housing developments almost to Gilbert’s Corner.
Please do not recommend approval of this plan to the Board of Supervisors. Please consider reducing
development in this area.
George Martel

P.O. Box 383

608 Martin Ave.

Middleburg, Va. 20118

Dorothy Martel

P.O. Box 383

608 Martin Ave.

Middleburg, Va. 20118
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Metras, Brian <Brian.Metras@am.jll.com>
Wednesday, March 20, 2019 8:49 PM
DEPT-PZ-PLANNING_COMMISSION
katie.metras@gmail.com; Higgins, Geary; Carey, Stacy
[EXTERNAL] FW: [FWD: FW: Metras - 2040 General Plan Request for Re-Designation]
Letter to Transition Light Industrial Metras 1.31.19.pdf; Transition Policy Area Place
Type Map.pdf

Dear Planning CommissionWe currently reside at 20942 Cisco lane (map pin #195-39-6626) in the MRF rural family subdivision. Our lot as well as
my neighbor’s lots on both sides submitted formal letters (attached and below) requesting our lots be redesignated to light
industrial on your attached plan. We were told in advance that you would be recommending redesignation of the lot
directly across from us PIN #195490704 which is IN THE MRF FAMILY SUBDIVISON to light industrial. We formally
requested equal redesignation and apparently were ignored based on the attached recommended plan sent to the
supervisors.
Can you please address why PIN#195490704 was designated light industrial on your recommendation and our lots were
not. You are drastically affecting our home values by recommending redesignation of PIN#195490704 to light industrial
and ignoring our formal requests. Hopefully this was an oversight but I would request a formal response to this email and
a letter to the supervisors stating the recommended inclusion of our lots.
Thank you,
Brian & Katie Metras
20942 Cisco lane
Leesburg, VA
20175
703.926.6767

From: Katie Metras
Sent: Thursday, January 31, 2019 4:40 PM
To: loudounpc@loudoun.gov
Cc: Brian FTilt Metras - Husband; Amelia Elze
Subject: Metras - 2040 General Plan Request for Re-Designation
Planning Commission
Attached is a formal request to re-designate our residential property from
Transition Large Lot Neighborhood to Transition Light Industrial conditioned upon
the Stewart Parcel being rezoned.
Please contact me with questions or if you need to get in touch with us.
Thank you for your consideration,
Brian and Kathryn Metras
1

20942 Cisco Lane
Leesburg, VA 20175
Brian’s Cell 703-926-6767
Kathryn’s Cell 703-650-8675
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Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:

kskcwyo@aol.com
Wednesday, March 13, 2019 7:10 PM
BOS; DEPT-PZ-PLANNING_COMMISSION
jastwistedsis@gmail.com; dfwolfe13@gmail.com
[EXTERNAL] Property at 40463 John Mosby Hwy, Aldie, VA (ID # 324396230000)

When my wife and I bought this property and moved here in 1981, it was zoned Light Industrial. Our intention was to will it
to our sons and provide for their futures. However, against our wishes our land has been gradually downgraded to RPA.
This property is located east of Route 15 and should not be zoned RPA. While we understand the landowners west of
Route 15 want to preserve their farms and estates, and the residents east of Route 15 want to have rural countryside they
can visit and admire, we don't believe that our land should be held hostage for their life styles. Even though we are a small
parcel of land and one household, we believe we should have control over our property and out future. We ask that you
reconsider your decision to zone us RPA. Thank you, Ken and Judy Schiffer
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Bryan, Nancy
From:
Sent:
To:
Subject:
Attachments:

wsmallwood smallwoodpds.com <wsmallwood@smallwoodpds.com>
Friday, March 8, 2019 2:54 PM
Keirce, Clifford; DEPT-PZ-PLANNING_COMMISSION
[EXTERNAL] Land Use Designation in Loudoun 2040 General Plan for PIN #
195-30-0226
Memo to Chairman Keirce, LC PC Members.docx

The Honorable Cliff Keirce, Chair and all Loudoun County Planning Commission Members.
Please see the attached.
Your consideration is greatly appreciated.
Bill
Dr. William Smallwood
CEO, Smallwood Prison Dental Services
www.smallwoodpds.com
703‐729‐9464 (Office)
703‐729‐1227 (Fax)
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March 8, 2019

The Honorable Cliff Keirce, Chair and Loudoun County Planning Commission Members
1 Harrison Street, SE
Leesburg, Virginia 20177
RE: Recommended Land Use Designation in Loudoun 2040 General Plan for PIN # 195-30-0226

Dear Chairman Keirce:
We own 6.93 acres of land south of the intersection of Turner Farm Lane and Sycolin Road, identified
as PIN # 195-30-0226. Currently, the Loudoun 2040 Plan Transition Policy Area Place Map designates
our property as Transition Large Lot Neighborhood.
Recently, the 74.16 acre parcel (PIN #’s 195490704 and 195301767) located directly in front of our
Property was sold to The Stewart Companies, Principio Site LLC & ECP Loudoun LLC. They are seeking
a rezoning of this parcel from Transition Large Lot Neighborhood to Transition Light Industrial with
goals of constructing a data center. With the 2040 plan, these property/parcels are “already”
designated as light Industrial. In the event that The Stewart Companies/Principio/ECP is successful in
securing their requested rezoning, we would want our property also re-zoned to Transition Light
Industrial. It is our understanding that if our Property is not slated to be in the transition light
industrial area under the Final Loudoun 2040 General Plan then our Property will not be able to, or it
will be more difficult - to be rezoned in the future.
The purpose of this letter is to request that the DRAFT Loudoun 2040 Comprehensive Plan published
by the Loudoun County Department of Planning and Zoning be modified to re-designate our Property
from Transition Large Lot Neighborhood to Transition Light Industrial.
We greatly appreciate your consideration and would be glad to discuss in more detail if needed. If
you have any questions, please let us know.

Sincerely,

Owner: Kanalie Inc.: William and Claudia Smallwood

Bryan, Nancy
From:
Sent:
To:
Cc:
Subject:
Attachments:

Zachary G. Williams <ZWilliams@beankinney.com>
Friday, March 8, 2019 2:20 PM
DEPT-PZ-PLANNING_COMMISSION
rstout@stoutandteague.com; Mark M. Viani; McCary, Judy
[EXTERNAL] Envision Loudoun - Draft 2040 Comprehensive Plan
Letter to Planning Commission - Stout + Teague Rock Hill Road (01317604xAC2B5).pdf

Dear Chairman Jennings and Planning Commission Members:
On behalf of our client, the Stout & Teague Company, please see the attached letter related to the Envision Loudoun ‐
Draft 2040 Comprehensive Plan.
Thank you,
Zachary G. Williams

2311 Wilson Blvd., Suite 500
Arlington, VA 22201
703.526.4712 direct │ 703.525.4000 main │ 703.525.2207 fax
zwilliams@beankinney.com │ vcard │ bio

THE INFORMATION CONTAINED IN THIS MESSAGE IS ATTORNEY-CLIENT PRIVILEGED AND CONFIDENTIAL INFORMATION INTENDED ONLY FOR THE
USE OF THE INDIVIDUAL OR ENTITY NAMED ABOVE. IF THE READER OF THIS MESSAGE IS NOT THE INTENDED RECIPIENT, YOU ARE HEREBY
NOTIFIED THAT ANY DISSEMINATION, DISTRIBUTION OR COPYING OF THIS COMMUNICATION IS STRICTLY PROHIBITED. IF YOU HAVE RECEIVED
THIS COMMUNICATION IN ERROR, PLEASE ERASE ALL COPIES OF THE MESSAGE AND ITS ATTACHMENTS AND IMMEDIATELY NOTIFY BEAN,
KINNEY & KORMAN, P.C., BY TELEPHONE. THANK YOU.
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Mark M. Viani

Admitted; VA, DC, and MD

Wilson boulevard

niviani@beankinney.com

Suite 500

Arlington, VA 22201
PHONE

703.525.4000

Fax

703.525.2207

March 8, 2019
VIA FIRST CLASS MAIL AND E-MAIL

Fred Jennings, Chairman
Loudoun County Plamiing Commission
1 Harrison Street SE

Leesburg, VA 20177
loudounpc@loudoun.gov

Re:

Envision Loudoun Comprehensive Plan; Rock Hill Road Parcels

Dear Chairman Jennings and Planning Commission Members:

Our firm represents Stout & league Company, the owner of several parcels (parcel IDs
035282686000 and 035389141000 and part owner of 035383640000) along Rock Hill Road in
Loudoun County and also in Fairfax County. These parcels, along with neighboring parcels,
could be prime candidates for future development given the close proximity of the future
Innovation Center Metro Station. The purpose of this letter is to offer comments related to the
Envision Loudoun Draft Loudoun 2040 Comprehensive Plan, specifically focusing on the draft
plan's recommendations for the properties in the vicinity of the Innovation Center Metro Station
and Rock Hill Road.

The Envision Loudoun plan currently recommends that the properties in the vicinity of
the Innovation Center Metro Station located along Rock Hill Road be designated as an "Urban
Transit Center" area. The Urban Transit Center area recommends two sets of land use criteria;

one for properties located within Ya mile of the Metrorail Station; and the other for properties
falling outside of the Ya radius. For properties within Ya mile of the Metrorail Station, the plan
recommends development with a minimum 2.0 FAR and 8+ stories of multi-family residential,
office, and retail & service commercial uses. For properties located outside the Ya radius from the
Metrorail Station, the plan recommends development with a minimum of 1.4 FAR and 6+ stories
of multi-family residential, office, and retail & service commercial uses. The plan further
recommends a mix of uses located within Ya mile of the Metrorail station of 50% residential,

45% nonresidential, and 5% public/civic uses. For properties located outside the Ya mile radius,
the plan recommends a mix of uses with 70% residential, 25% nonresidential, and 5%
public/civic uses.
On behalf of Stout & Teague Company, we write to request that the Planning
Commission strongly consider modifying its land use recommendations for the properties in the
vicinity of the Innovation Center Metro Station and located along Rock Hill Road. As depicted
on the attached map from the Loudoun County GIS WebLogis online mapping system, major
water and environmental features significantly restrict future development of these parcels. The
attached map highlights one of the two Stout & Teague parcels in this area and identifies

01292685-1
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floodplain and wetlands cun'ently identified on this parcel and neighboring parcels. The
floodplains were mapped years ago and do not accurately define the floodplain. There are also
wetlands on these parcels that are not reflected in the County data, and there is also a fifty foot
floodplain buffer required as well given the need to accommodate the extension of Davis Drive
as depicted on the Comprehensive Plan. It should also be noted that the proximity of the Fairfax
County line, which is likely to impact future development plans as well, further complicates
future development of these parcels.
Given the above constraints on development, we believe that the Planning Commission
should continue to recommend mixed use developments with an FAR up to 2.0 or greater, but
remove the minimum FAR requirements or redefine the minimum to apply only to areas net of
roadways, wetlands, floodplains and buffers for the parcels in the Urban Transit Center Area.
This will provide greater flexibility for future development plans and also aligns with the
comprehensive plan framework in Fairfax County for this area. We also believe the plan should
allow greater flexibility with heights and the recommended mix of uses given the environmental
constraints discussed above.

We would be happy to discuss this letter and future development plans for these parcels
with the Planning Commission and County planning staff in the near future. Our client is
interested in participating in the Envision Loudoun process and contributing to revisions of the
recommendations in the vicinity of the future Innovation Center Metro Station.
You may reach me directly at 703-525-4000 or at mviani@beankinnev.com. We look
forward to discussing this letter and the Envision Loudoun process in general in the coming
months.

Sincerely,

Mark M. Viani

cc:

Judy McCary
Senior Aide to Supervisor Ron Meyer
Judy.mccary@loudoun.gov
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Legal Acres: 10

PIN: 035282686

Parcel
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Bryan, Nancy
From:
Sent:
Subject:

Donald Wolfe <dfwolfe13@gmail.com>
Sunday, March 10, 2019 10:47 AM
[EXTERNAL] comprehensive plan

Donald F. and Judith A. Wolfe
40437 John Mosby Hwy,
Aldie, VA 20105
703-327-4477
Parcel ID# 324295743000
Our property is located east of Watson Rd. on Rt. 50 in eastern Loudoun County.
We are 4 miles from the new hospital and physicians' offices, the new Arcola Center, and Stone Ridge.
In 2008, we were down-zoned into the RPA against our wishes.
You are determining the future of MY property. You should be considering MY concerns, not the opinions of
other Louduon residents who don't own the property in question.
Please do not keep us in the RPA another 20 years.
Feel free to contact us about this.
Donald and Judith Wolfe
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