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EXECUTIVE SUMMARY

At the March 1, 2005 business meeting, the Board of Supervisors scheduled the review of a comprehensive plan amendment (CPAM) to the Loudoun County General Plan (revised July 23, 2001 and amended March 4, 2002, January 14, 2003, April 20, 2004, June 1, 2004, January 4, 2005, March 8, 2005, June 7, 2005, and July 5, 2005) (Revised General Plan) to amend Plan policies for the Upper Broad Run and Upper Foley Subareas of the Transition Policy Area, and provide countywide policies for workforce housing (Attachment 1).  
The CPAM also proposes to change the Revised General Plan Planned Land Use Map for portions of the properties known as Greenvest/Dulles South and Shockey Family property (previously designated in CPAM 2004-0022 and CPAM 2004-0021 east of the Transition Policy Area boundary) from Industrial Community to Business Community (Attachment 2).  

The CPAM proposes adding policies to the Revised General Plan Chapter 2, Planning Approach, and Glossary that support workforce housing.  This CPAM would also amend the Revised General Plan Chapter 8, Transition Policy Area, and Chapter 11, Implementation, by revising, adding or deleting specific land use and design policies for the Upper Broad Run and Upper Foley Subareas of the Transition Policy Area.  
The proposed amendment for these two Subareas adds the development option of mixed use communities, through rezonings, within the Upper Broad Run and Upper Foley Subareas at densities up to 4 residential dwelling units per acre in the Upper Broad Run Subarea and up to 3 residential dwelling units per acre in the Upper Foley Subarea.  The proposed policies support a suburban pattern of development and address topics such as: road and pedestrian networks, community design, land use arrangement, residential densities, non-residential uses, recreational uses, and open space and buffer requirements.  
SUGGESTED MOTIONS

1.
I move that the Planning Commission forward CPAM 2005-0003, Upper Broad Run/Upper Foley Transition Policy Subareas to a Committee of the Whole for further discussion regarding outstanding policy issues.  

OR

2.
I move an alternate motion. 
BACKGROUND
The Upper Broad Run and Upper Foley CPAM is based on six applicant-initiated CPAMs for properties located within the Transition Policy Area and parts of the Suburban Policy Area (CPAM 2004-0019 Westport, CPAM 2004-0021 Greenvest/Dulles South, CPAM 2004-0022 Shockey Family, CPAM 2004-0027 Stone Ridge West, CPAM 2004-0029 Rouse Traditional Residential Neighborhood, and CPAM 2004-0031 Braddock Village). The six applicant-initiated CPAMs proposed specific policy changes to the Comprehensive Plan to provide for a different community development pattern and increased residential densities in the Upper Broad Run and Upper Foley Subareas, and in portions of the Suburban policy areas.  
On March 1, 2005, the Board directed that these six applicant-initiated CPAMs be consolidated into one review of the area that encompasses all properties within the Upper Broad Run and Upper Foley Subareas.  This plan amendment has received a Board of Supervisors priority status and the Planning Commission is leading the effort to develop the plan.  
The Upper Broad Run Subarea is an area of the County lying generally south of Red Hill Road (Rt. 617), south and west of Evergreen Mills Road (Rt. 621), north and south of John Mosby Highway (Rt. 50), west of the Village of Arcola, north of Braddock Road (Rt. 620), north and south of Braddock Road (Rt. 705), and east of Peach Orchard Lane (Rt. 624) and Watson Road (Rt. 860).  The Upper Broad Run Subarea is located within the Broad Run watershed.  The Upper Foley Subarea is located within the Bull Run watershed.  The two Subareas are within the Dulles Election District.

CURRENT PLAN POLICIES
The current Revised General Plan policies for the Transition Policy Area  envision 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.  The Upper Broad Run Subarea comprises a total of 6,383 acres divided among 607 parcels or portions or parcels.  The Upper Foley Subarea comprises a total of 2,838 acres divided among 91 parcels or portions or parcels.

The Transition Policy Area policies are intended to achieve a balance between the built and natural environments. The Revised General Plan calls for residential uses within the Upper Broad Run and Upper Foley Subareas to develop as Rural Villages that include a mix of housing types and lots sizes or Residential Clusters of predominately single-family detached housing.   The Plan calls for residential densities in these two subareas to develop in a clustered pattern of one dwelling unit per three acres or one unit per acre based on current zoning patterns with 50 to 70 percent open space.   The Plan also encourages the development of non-residential uses in these Subareas that provide a transition from suburban to rural.  Central water and sewer is planned for the subareas.
POLICY DEVELOPMENT

As a first step in the development of the CPAM, the Planning Commission developed a Scope of Activities that included the typical components of plan policy development such as, Community Outreach, Issues Discussions, development of Issues Papers and policy options, drafting of policy language, and formal Public Hearings (Attachments 5 and 6).

Following the public input phase of the Plan amendment (See Public Input section below), the Commission considered and refined a list of issues questions based on public comments received.  The Commission determined there were five general issues to be considered as part of the CPAM: 
· To what extent should Loudoun County accommodate future growth and when?

· What is the desired pattern and design characteristics for the Upper Broad Run and Upper Foley Subareas?

· What level of services should be provided in the Upper Broad Run and Upper Foley Subareas?

· To what extent should affordable housing be part of new development?
· To what extent do existing environmental and heritage resources impact future growth potential in the Upper Broad Run and Upper Foley Subareas?
In preparation for the July 25, 2005 Commission Worksession, five issues papers with policy options were prepared based on the above issues questions (A copy of the issues papers are available in the Department of Planning and at www.loudoun.gov/compplan/transition.htm )  Discussion of these issues papers began at the July 25th Worksession.  At the conclusion of the Worksession, staff was directed to prepare land use scenarios for consideration by the Planning Commission at an August worksession.  The Commission provided the following parameters for their review: (1) residential density of 4.0 units per acre in the Upper Broad Run Subarea and 3.0 units per acre in the Upper Foley Subarea; (2) account for environmental resources; and (3) include lower densities closer to the Rural Policy Area.  
To assist in developing these scenarios, staff enlisted the expertise of the planning and design firm Sympoetica.  On August 22, 2005, Sympoetica presented the Commission with two alternative land use scenarios, depicted in two future land use maps with accompanying spreadsheets and community illustratives (Available for review in the Department of Planning and at  www.loudoun.gov/compplan/transition.htm ).  The Commission then directed staff to prepare draft policy language that provided for residential communities at densities up to 4 dwelling units per acre in the Upper Broad Run Subarea and up to 3 dwelling units per acre in the Upper Foley Subarea, and policies that address workforce housing.  
The proposed policies for these two subareas support the development option of mixed use communities, through rezonings, within the Upper Broad Run and Upper Foley Subareas at densities up to 4 residential dwelling units per acre in the Upper Broad Run Subarea and up to 3 residential dwelling units per acre in the Upper Foley Subarea.  The proposed policies support a suburban pattern of development and address topics such as: road and pedestrian networks, community design, land use arrangement, residential densities, non-residential uses, recreational uses, and open space and buffer requirements.  

PUBLIC INPUT
The Commission provided several opportunities for public comment as the plan policies were being developed.  All comments received in all formats have been considered by the Planning Commission as input in the development of the plan amendment.  The Commission hosted two Community Input Sessions, a Stakeholders' Meeting, and a Property Owners’ meeting all specifically designed to hear from the public.  Further, the Planning Department hosted an Open House on September 26, 2005 to address questions regarding the draft amendment.   Copies of all comments received on the plan amendment are available for review in the Department of Planning.
Community Input Sessions
On March 30 and April 11, 2005, the Commission hosted Community Input Sessions to hear directly from the public on the proposed amendment.  Thirty one persons spoke at the March 30th meeting (held at the Mercer Middle School in the Stone Ridge community) and thirty three persons provided comments at the April 11th meeting (held in the Government Center in Leesburg).  The Commission also received a total of 38 written comments cards at the input sessions.  Several key topics were raised included concerns relating to residential growth, fiscal impacts, transportation concerns, and environmental concerns.  Audio tapes of the community input sessions and copies of all written comments received are available in the Loudoun County Department of Planning.  

Stakeholders’ Meeting
The Planning Commission invited representatives from the six initial CPAM applicants, governmental agencies related to land use in the County, members of the development community, local Homeowners Associations, the Mayor of Middleburg, and special interest groups to a Stakeholders’ Meeting held on May 23, 2005 at Mercer Middle School in the Stone Ridge community.  Comments relating to future growth, capital and transportation needs and compatibility with adjacent land uses were expressed.  An audio tape of the Stakeholders’ Meeting is available in the Loudoun County Department of Planning. 

Property Owners’ Meeting
On June 27, 2005, at Broad Run High School in Ashburn, the Commission hosted a meeting for property owners within the Upper Broad Run and Upper Foley Subareas.  The meeting allowed the Planning Commission to hear directly from landowners and gave property owners the opportunity to highlight the issues most important to them regarding proposed land use changes and proposed increases in development densities in the area.  A total of 15 speakers provided comments and 1 written comment was received.  Audio tapes of the meeting and copies of all written comments received are available in the Loudoun County Department of Planning.  

Open House
On September 26, 2005, at Mercer Middle School in the Stone Ridge community, the Planning Department, on behalf of the Planning Commission, hosted an Open House.  This event featured maps and other relevant materials to address citizen questions in preparation for the upcoming Public Hearing on the CPAM. Staff members from the Planning Department were available to answer questions. Approximately 80 persons visited the Open House and thirty-two written comments were received (Attachment 3).  Since the Open House the Commission has also received additional written comments (Attachment 4).

Planning Commission Worksessions

The Planning Commission held a number of Worksessions devoted to Plan policy development (Attachment 6).  As part of discussions within these Worksessions, the Commission received detailed briefings from the following staff and agencies: the Loudoun County Office of Transportation Services, the Affordable Dwelling Unit Advisory Board, and a staff briefing on the Dulles South Area Management Plan, The Commission, in conjunction with the Board of Supervisors Finance Committee, also received a technical briefing from financial experts regarding Community Development Authorities and special tax districts.  Throughout the CPAM process, various County agencies served as technical experts to the Commission including representatives from: the Office of Financial Management Services, the Office of Economic Development, Fire and Rescue Services, Community Park and Recreation Services, Library Services, Department of Schools, Zoning Division, the Office of Transportation Services, and the Department of Planning.  
STAFF ANALYSIS
Capital Costs and Transportation Impacts
As part of the CPAM development, staff provided the Commission with data regarding potential capital costs and transportation impacts assuming complete build-out of the two Subareas under the proposed densities: 4 residential dwelling units per acre in the Upper Broad Run Subarea and 3 residential dwelling units per acre in the Upper Foley Subarea.  The conclusions of these analyses are listed  below.  Further discussion of the potential capital costs and transportation impacts of increased residential densities is recommended prior to forwarding the CPAM to the Board of Supervisors.
Capital Facilities 
To determine the fiscal impacts of the potential development, the Capital Intensity Factor (CIF) is used.  The CIF formula is structured to take into account that different housing types create different service demands.  The CIF is determined by five variables: unit type, persons per household, number of school age children by type of unit, the costs of different types of facilities and costs of schools.  The figures used to estimate the costs of capital facilities and school facilities are derived from the Board of Supervisors’ adopted service plans.  The costs are calculated on a countywide basis and may not reflect the cost of facilities needed in specific areas of the County.  Capital costs do not include operating costs such as salaries, maintenance, debt service, etc.

	Table 1
	Estimated Total Capital Cost

	
	Current Plan
	CPAM Proposal

	Density
	Existing Zoning 

(0.33 and 1.0 dwelling unit/acre)
	UBR 4.0 dwelling units/acre

UF 3.0 dwelling units/acre 

	Housing Units
	4,571
	27,977

	Population
	14,307
	77,451

	Students
	3,657
	15,997

	Anticipated Total Capital Cost
	$172,143,860
	$790,622,493

	County share of costs
	$172,143,8601
	$267,836,1322

	Development Share
	$0
	$522,786,361


1  The County share includes the costs associated with “by-right” development.
2  The County assumes costs associated with “by-right” development and the costs associated with  affordable dwelling units required by Zoning Ordinance.  Affordable units represent 12.5% of detached and attached units and 6.25% of multi-family units.

	Table 2
	Public Facility Needs

	
	Current Plan
	CPAM Proposal

	Density
	Existing Zoning
(0.33 and 1.0 dwelling unit/acre)
	UBR 4.0 dwelling units/acre
UF 3.0 dwelling units/acre

	Housing Units
	4,571
	27,977

	Population
	14,307
	77,451

	Students
	3,657
	15,997

	Elementary Schools
	2
	9

	Middle Schools
	1
	3

	High Schools
	1
	2

	Total Schools
	4
	14 (480 acres)

	Community Parks
	1
	8

	District Parks
	0
	3

	Regional Parks
	1
	1

	Total Parks
	2
	12 (665 acres)

	Recreation Centers
	1
	1 (5 acres)

	Senior Centers
	1
	1 (5 acres)

	Libraries
	0
	1 (5 acres)

	Public  Safety Centers 
	0
	2 (10 acres)


Transportation Impacts
The following tables summarize both total (build-out) projected traffic volumes and traffic volumes projected out the next 15 years.  Build out estimates (Table 3) were developed by County staff, while the 15-year projections (Table 4) are based on recent traffic studies provided with development applications in Dulles South.
	Table 3
	Estimate of Total Traffic Generation
(Average Daily Trips [ADT] )



	
	Current Plan
	CPAM Proposal

	Density
	Existing Zoning

(0.33 and 1.0 dwelling unit/acre)
	UBR 4.0 dwelling units/acre
UF 3.0 dwelling units/acre 

	Residential Units
	4,571
	27,977

	Employment-Retail
	800 jobs
	3,846,348 sq. ft.

	Residential Traffic  (ADT)
	43,744
	216,854

	Employment Retail Traffic  (ADT)
	3,200
	82,312

	Total traffic (ADT)
	46,944
	299,166


	Table 4
	Projected Traffic Increase Between 2005 and 2020 (ADT)1

	Road Links
	Additional Traffic

	Route 50 west of Route 659 Relocated
	56,649

	Route 50 West of Loudoun County Parkway
	37,766

	Route 50 West of Pleasant Valley Road
	28,324

	Route 50 at Route 860-Route 15
	18,882

	Route 621 North of Route 860
	18,882

	Route 659 Relocated South of Ryan Road
	18,882

	Route 659 Relocated South of Braddock Road
	9,441

	West Spine Road South of Braddock Road
	9,441

	Tri-County Parkway South of Braddock Road
	18,882

	West Spine Road West of Loudoun County Parkway
	28,324

	Tall Cedars Parkway West of Loudoun County Parkway
	18,882

	Route 50 North Collector Road West of West Spine Road
	18,882

	Route 606 East of Loudoun County Parkway
	18,882

	Loudoun County Parkway North of Route 606
	9,441

	Braddock Road West of Route 659/West Spine Road
	18,882


1 Model assumes 251,772 total daily trips generated by the CPAM and that 188,829 of the daily trips are internal trips.  Internal traffic is traffic that stays in the local community as would be the case in a mixed use development pattern with local services, retailers and employment sufficient to allow people to live and work in the same community.  
	Table 5
	Projected Levels of Service (LOS)

	Road Links
	Current Modeling
	Add CPAM

	
	Lanes
	LOS
	Lanes
	LOS

	Route 50 west of Route 659 Relocated - Lenah
	4
	D
	6
	F

	Route 50 : Lenah – Route 15
	2T
	E
	2T
	F

	Route 50 West of Loudoun County Parkway
	61
	D
	62
	F

	Route 50 West of Pleasant Valley Road
	61
	F
	62
	F-

	Route 621 North of Route 860 Relocated
	2
	C
	4
	C

	Route 659 Relocated South of Ryan Road
	4
	B
	4
	D

	Route 659 Relocated South of Braddock Road
	4
	B
	4
	C

	Route 659 South of Braddock Road
	2
	E
	4
	C

	Tri-County Parkway South of Braddock Road
	4
	B
	4
	C

	West Spine Road West of Loudoun County Parkway
	4
	C
	4
	E

	Tall Cedars Parkway West of Loudoun County Parkway
	Not Coded
	4
	C

	Route 50 North Collector Road West of West Spine Road
	Not Coded
	4
	C

	Route 606 East of Loudoun County Parkway
	4
	C
	4
	D

	Loudoun County Parkway North of Route 606
	4
	E
	6
	E

	Braddock Road West of Loudoun County Parkway
	4
	A
	4
	C


1 Route 50 interchanges were not assumed to be constructed by 2020.

2 Interchange construction to be evaluated as part of Route 50 Task Force.

T Traffic calming area.

Levels of Service are measured as follows:

Level of Service A: Average total delay of less than 10 seconds per vehicle.

Level of Service B:  Average total delay between 10 and 15 seconds per vehicle.

Level of Service C:  Average total delay between 15 and 25 seconds per vehicle.

Level of Service D:  Average total delay between 25 and 35 seconds per vehicle.

Level of Service E:  Average total delay between 35 and 50 seconds per vehicle.

Level of Service F:  Average total delay 50 seconds per vehicle.  Insufficient gaps of suitable size to allow a side street demand to cross safely through or enter a major street traffic stream.  LOS F may not always result in long queues but may result in adjustments to normal driver behavior.
Proposed Change to Planned Land Use Map

The CPAM proposes to change the Revised General Plan Planned Land Use Map for portions of the properties known as Greenvest/Dulles South and Shockey Family property from Industrial Community to Business Community.  

Plan policies seek to protect the Dulles Airport by surrounding it with industrial land and encourage uses that can build on the Airport’s economic momentum and can coexist with the Airport without impeding its operations; specifically, uses that are noise tolerant.  A Plan amendment to change the land use designation in this area from Industrial to Business may support future rezonings to mixed-use development that could include more office and flex industrial development and more residences.  The Economic Development policies continue to support airport-related, nonresidential uses.    Further, new residences in this area are impacted by the aircraft noise and over flights and will have to meet acoustical standards, disclosure and easement requirements of the Airport Impact Overlay District.  Further discussion of the proposed land use map change is recommended prior to forwarding the CPAM to the Board of Supervisors.
ATTACHMENTS

1. Draft Policies, CPAM 2005-0003, Upper Broad Run/Upper Foley Subareas
2. Map: Proposed Changes to the Revised General Plan
3. September 26, 2005, Open House: Comment Cards (not available electronically)
4. Public Comment received since September 6, 2005 (not available electronically)
5. Scope of activities graphic
6. Scope of activities table
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