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About ULI Washington 
 
A District Council of the Urban Land Institute 
 
ULI Washington is a district council of the Urban Land Institute (ULI), a nonprofit education and 
research organization supported by its members. Founded in 1936, the Institute today has over 
30,000 members worldwide representing the entire spectrum of land use planning and real estate 
development disciplines working in private enterprise and public service.  As the preeminent, 
multidisciplinary real estate forum, ULI facilitates the open exchange of ideas, information, and 
experience among local, national, and international industry leaders and policy makers dedicated to 
creating better communities.  
 
ULI’s mission is to provide leadership in the responsible use of land and in creating and sustaining 
thriving communities worldwide. ULI Washington carries out the ULI mission locally by sharing 
best practices, building consensus, and advancing solutions through educational programs and 
community outreach initiatives.   
 
About the Technical Assistance Panel (TAP) Program 
 
The objective of ULI Washington’s Technical Assistance Panel (TAP) program is to provide expert, 
multidisciplinary advice on land use and real estate issues facing public agencies and nonprofit 
organizations in the Metropolitan Washington Region. Drawing from its extensive membership 
base, ULI Washington conducts one and one-half day panels offering objective and responsible 
advice to local decision-makers on a wide variety of land use and real estate issues, ranging from 
site-specific projects to public policy questions. The TAP program is intentionally flexible to 
provide a customized approach to specific land use and real estate issues. Learn more at 
http://washington.uli.org/TAPs. 
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Foreword: Panel Assignment and Study Area Background 
 
Panel Assignment 
 
Loudoun County, Virginia has been planning in anticipation of Metrorail service for decades. 
Proposed station locations in the County and their surrounding land use have been addressed and 
included in County plans and policies for the past 30 years, with updates as planning and 
construction of the transit line has proceeded. As the extension of the Metrorail comes closer to a 
reality, these endeavors have become increasingly relevant and timely. The plans, policies, and 
designated funding surrounding the Silver Line extension – Metrorail’s new route that will connect 
the metropolitan core of Washington D.C. to Washington Dulles International Airport and to two 
additional stations in Loudoun County – represents the catalyzing force behind this TAP. Phase 2 
of the Silver Line, which includes an extension of the line to the final two stations in Loudoun 
County, is scheduled to open in 2019, and Loudoun County is ambitiously analyzing its planning 
efforts to ensure that the opportunities associated with the arrival of Metrorail are maximized to the 
fullest extent. 
 

WMATA Metro System Map, as of June 2014 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

The advent of Metrorail in Loudoun County presents significant economic opportunities.  
Map source: http://www.wmata.com/rail/maps/map.cfm. 
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Loudoun County’s intent in seeking the assistance of a ULI Technical Assistance Panel, or TAP, is 
to determine if the County’s Revised General Plan provides a planned land use that strikes a 
desired and beneficial balance between the following four criteria: 

• prompt realization of tax revenues to support future Metrorail operations; 

• maximizing future employment generation; 

• achieving the desired land use pattern; and  

• minimizing demands on the County’s transportation infrastructure.  
 
More specifically, the County requested that the Panel examine the following topics and questions 
throughout the one and one-half day TAP: 
 
Market Realities 

• To what extent is Loudoun County positioned to capture new commercial growth that has 
not been previously considered? 

• Given local and regional conditions, what is a reasonable timeframe to anticipate significant 
build-out of the Study Area? 

• To what extent does the planned Metrorail service and proximity to Washington Dulles 
International Airport offer significant competitive advantages compared with other areas in 
the County? 

• Do the existing plans, policies and regulations inadvertently constrain opportunities to 
capture a new mix of uses? 

• What strategies can the County employ to achieve expeditious realization of tax revenue to 
support Metrorail operations? 

 
Infrastructure 

• To what extent does the planned infrastructure meet the needs of the future market 
demand? 

• Are there unplanned capital facilities that the County should anticipate? If so, what 
strategies should the County implement to accommodate these facilities? 

 

Transit-Oriented Development 

• To what extent does the planned transportation network adequately and efficiently serve the 
planned land use? 

• To what extent does the network and planned land use encourage use of Metrorail? 

• To what extent does the network and planned land use encourage pedestrian and bicycle 
circulation? 
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Existing Land Use 

• To what extent do existing land uses with the Study Area affect achievement of the overall 
vision for the Study Area? 

 

Planned Land Use 

• Is the County’s planned land use realistic given projected market conditions, infrastructure 
availability, TOD efforts, and the existing land use pattern? If not, what are some strategies 
the County can implement to achieve the overall vision for the Study Area? 
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Study Area Background 
 
History 
 
Loudoun County is located 25 miles west of Washington, D.C., in the Metropolitan Washington 
Region. The County, which was settled between 1725 and 1730, is approximately 520 square miles 
and includes several incorporated towns and residential communities. For more than two centuries, 
agriculture was the dominant way of life in the County, which had a relatively constant population 
of about 20,000 people. The County’s pasture and farmland began to change with the 1962 
opening of Washington Dulles International Airport (Dulles Airport), which drew commerce and 
residential development to the area. 
 
The east side of the County is developing rapidly as a result of its proximity to Dulles Airport and to 
Washington D.C., its location within the Metropolitan Washington Region, and to its zoning 
practices that shaped a traditional suburban land use pattern. In contrast, the west side of the 
County, bordered by the Blue Ridge Mountains to the west and the Potomac River to the north, 
maintains a rural and historical environment. The County’s General Plan intended for this 
development pattern by focusing investment in the Loudoun’s eastern portion, and by preserving 
rural and agricultural uses and character west of Leesburg. This overall land use pattern 
recognizes the value of Dulles Airport as an economic generator and the County’s rural past as a 
unique and valuable asset. Overall, the County’s economy continues to grow and is responsible for 
a considerable share of Northern Virginia’s job growth over the past few years. Several major 
companies in the telecommunication, information, and airline fields are located in the County. 

  Loudoun County and the Metropolitan Washington Region 

 

 

  

Loudoun County’s regional location and proximity to Dulles 
Airport creates unique economic opportunities. Map source: 
Loudoun County. 
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The County’s demographics tell an interesting story about its population base. According to the 
TAP briefing materials provided by Loudoun County planning staff, the 2013 population is 
estimated to be 340,112, and is expected to grow to more than 450,000 by 2040. The County has 
been ranked the 15th fastest growing county in the country between 2010 and 2013. Staff also 
informed the Panel that 79 percent of County households have children, and 57.5 percent of the 
population over the age of 25 hold a bachelors degree or higher. The median household income is 
$117,876, one of the highest in America.   

As with any major infrastructure project, the arrival of Metrorail to Loudoun County has the 
potential to catalyze immense change in the way people live, work, play, and travel to and within 
the County. Loudoun County has been a longtime supporter of the extension of Metrorail, and has 
established and implemented a series of programs to prepare for its anticipated arrival. 

To address the anticipated growth, the Loudoun County Board of Supervisors developed several 
plans and policies that seek to balance land uses while also generating revenue needed to provide 
services to its residents. One of these initiatives is the establishment in 2012 of a Metrorail Service 
District to help fund construction of the future rail service. The Metrorail Service District, which 
served as the boundary for the TAP’s Study Area, encompasses 641 parcels and 14,328 acres, 
including the Dulles Airport property, which is the largest property in the district. Of the stations 
that fall within the Metrorail Service District, two station areas served as the primary focus for this 
TAP: Route 606 Station and Route 772 Station.  

   TAP Study Area 

 

 The TAP Study Area includes two Metrorail stations and the surrounding 
properties. Map source: Loudoun County. 



 10 

Route 606 Station 

While this station is located on Dulles Airport property and therefore falls under the jurisdiction of 
the Metropolitan Washington Airports Authority (MWAA), the surrounding land to the north is 
under Loudoun County’s jurisdiction. Portions of this land are currently used as a surface park-
and-ride lot. This area is within the Ldn 65 Airport Impact Overlay, and its zoning prohibits 
residential land use. Land within a half-mile radius north of the Route 606 station area is 
designated as a Transit-Related Employment Center (TREC). This zoning designation encourages 
concentrated employment or special activity uses, with no residential component due to noise 
impacts. 

The TREC designation recognizes the area’s unique convergence of transit, proximity to Dulles 
Airport, and proximity to Washington, D.C., and allows up to 0.6 floor area ratio, or FAR, of non-
residential development when road infrastructure is in place. A 1.0 FAR is allowed with bus service 
and up to 2.0 FAR with rail service. Any development must minimize environmental impacts and 
provide access to Metro, including pedestrian connections. The TREC also allows Special Activity 
Uses such as stadiums, conference facilities, and theme parks, along with their ancillary uses.  

To date, there has been only one rezoning in the area, West Dulles Station, about 28 acres for a 
Planned Development-Industrial Park, with a proposal that calls for 485,760 square feet of flex and 
office uses as well as 1,895 parking spaces. 

Route 772 Station 

Land surrounding this station within a ½-mile radius is designated for Transit-Oriented 
Development, or TOD – a high density mix of residential, commercial, public, and employment 
uses in a compact development pattern with an urban feel of short blocks, pedestrian-oriented 
building facades, ground floor retail, and distinctive public spaces. The County’s TOD policies in 
this area distinguish between an inner core (¼-mile radius) and outer core (½-mile radius) with 
land uses diminishing in intensity farther from the station.  

Three development projects have been approved in this area – Loudoun Station, Moorefield Station, 
and Dulles Parkway Center – and are phased to increase density and add mixed uses as 
transportation services come online. Moorefield Station is the area’s largest project, covering 582 
acres with a 69-acre core, but together the three projects are approved for more than 8,000 
dwelling units and more than 12 million square feet of non-residential uses. Initial residential 
portions of these projects have been built and occupied, following market demand. 

Other Conditions 

The Study Area’s future development will be shaped by a number of other conditions.  Of note, it is 
a significant crossroads of fiber optic cable providing superior high-speed voice, video, and data 
transmission that has prompted the construction of numerous data centers to serve business, 
government, and defense electronics users. These centers are prominent throughout the Study 
Area, but are not necessarily the highest and best use at a Metrorail station. 
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Data Centers and Fiber Optic Cable in the Study Area 
 

 
 
 
 

 
In addition to the significant presence of data centers through the study area, the Airport Impact 
Overlay District surrounding the Route 606 Station poses development challenges by limiting 
building height and land use. The intent of this overlay district is to ensure compatibility between 
Airport operations and surrounding development. The County has also committed to opening three 
parking structures near the Route 606 Station.  
 
The study area also faces some environmental challenges. Floodplains associated with the Broad 
Run and Horsepen Run pose developmental constraints, as do smaller areas consisting of forest 
and steep slopes.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Data centers, which exist throughout the TAP Study Area, bring in revenue, but are not the highest and 
best long-term land use for properties near Metrorail stations.  Image source: Loudoun County. 
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Recommendations 
 
At the request of the Loudoun County Planning staff, the panelists examined a number of 
questions to produce a high-level “reality check” of the County’s adopted plans. The Panel’s 
recommendations were thematic, with the understanding the County is intending to identify 
opportunities for further analysis based on these initial recommendations.  The Panel’s 
recommendations are detailed below. 

Address Market Realities 
 
Demand for office space is shrinking as work environments change. Increasing numbers of people 
are working in a “third place” such as coffee shops, in shared offices, or at home. Yet, many of the 
County’s plans focused on the potential for office development around the station areas. In 2011, 
Robert Charles Lesser & Co. (RCLCO) prepared a Market and Fiscal Impact Analysis for the County 
that favorably supported office development around these station areas. After reviewing this study 
and comparing its assumptions with current market trends, the Panel advised that office 
development should not be the central focus around the two stations. Instead, the Panel 
recommended an approach that broadly analyzes each station’s potential, taking a long-term view 
to ensure highest and best use of the land around the stations. 

According to the panel, “keynote office” should be reconsidered and deemphasized in the County 
because traditional office space is evolving. The 2011 GSA Workplace Utilization and Allocation 
Benchmark suggests that the average office space per worker has declined from 225 square feet to 
175 square feet, and is trending toward 150 square feet per worker. Market trends mirror this 
benchmark analysis.  According to the Panel, private sector office brokers in the Metropolitan 
Washington Region have found that office tenants are taking 18 percent less square footage than 
ever before.    

Alternative Work Spaces  

 
 
 
 
 

Shared and alternative workspaces offer flexibility, contributing to nationwide shifts in the demand for 
office space. Image source: Claudia Kousoulas, on behalf of ULI Washington. 



 13 

 
Other factors also contribute towards a shrinking demand for office space. The recent economic 
recession, federal budget cutbacks, and diminished expectations for federal government 
contracting illustrate just a few challenges. The investment market is also showing a strong 
preference for walkable urban office space, in large part because the younger workforce is 
demonstrating a predilection towards urban locations. In the Metropolitan Washington Region, 
there is a pent-up demand for these types of development, evidenced by the revitalization of many 
D.C. neighborhoods such as U Street and the Navy Yard, and the urbanization of suburban 
downtowns like those in Arlington, Virginia and Bethesda and Silver Spring, Maryland.  
 
The Panel also analyzed office space construction and absorption trends for Loudoun County over 
the past ten years, and strongly encouraged the County to recognize the trend of decreasing 
absorption for office space construction. Last year, for example, office construction in Loudoun 
County outstripped absorption. More specifically, the Panel predicted that the future demand for 
office development would be between 10 and 14 million square feet, which represents less than 
two-thirds of the planned 19 million square feet countywide. Given all of these factors, the Panel 
advised that the County reconsider its plans for major office space development around these two 
stations. 
 

 
 
 
 
 
  

A market shift away from office construction requires a reexamination of the County’s plan 
for development around Metrorail stations. Source: ULI Washington TAP Presentation. 
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Welcome a Paradigm Shift: From Suburban Locations to Walkable Urban Places 
 
According to the Panel, the region – and Loudoun County in particular – is witnessing a structural 
shift in development potential, and due to the County’s investment in Metrorail, could be uniquely 
poised to capitalize on this trend. In order to do so, the County will need to embrace a paradigm 
shift away from its traditional planning patterns. 
 
Historically, after Word War II, America built low-density, residential, suburban communities that 
were connected by cars and roads. In the last 15 years, however, the preferred development 
pattern has shifted towards more walkable, urban, mixed-use communities. This trend is evident in 
the relatively recent revitalization of the region’s transit-oriented neighborhoods like U Street in the 
District of Columbia, Arlington in Virginia, and Bethesda in Maryland. According to the Panel, new 
market demands expect a quality of place that consists of a mix of uses, including residential and 
retail, all within walking distance. Considering this trend, the Panel suggested that one of the future 
“big movers” for the region will be the redevelopment of greenfield locations and the 
transformation of drivable suburban areas into walkable urban places – such as in Tysons Corner, 
Virginia, or White Flint, Maryland.  
 
Given the pent-up regional market demand for walkable urban places, the pending arrival of Metro, 
and the fact that only two percent of the built environment is added on average each year, these 
trends are expected to continue for at least 20 to 30 years. Therefore, the Panel embraced the 
redevelopment potential for Loudoun County Metro stations for mixed-use walkable urban 
development. The Panel recommended that Loudoun County consider and welcome this paradigm 
shift away from its traditional suburban development pattern, and towards creating walkable urban 
places near its Metro stations. Due to a variety of constraints – among them the timeframe 
required for effective planning and development, as well as preexisting County zoning ordinances – 

the Panel suggested that Loudoun County 
prioritize planning for the area around the 
Route 772 Station before focusing on the area 
around Route 606 Station.   
 
Walkable urban places have proven to be 
economically powerful. According to the Panel, 
Reston Town Center in Virginia is the first 
greenfield urban community in our generation 
and enjoys a 60 percent price premium on a 
cost-per-square-foot basis over properties in 
other parts of Reston. Arlington County, 
Virginia offers the best model of an urbanized 
suburban community in the country, and also 
enjoys a substantial price premium over 
drivable suburban locations. The single-family 
houses adjacent to walkable urban places are 
the County’s most expensive, in large part 

A Look Into Our Future 
 
Walkable Urban Places are mixed-use 
development clusters that represent the 
future of the market. There are 45 such 
places in the Metropolitan Washington 
Region. Combined, they cover 17,500 acres, 
and account for one percent of metropolitan 
area acreage, 55 percent of office square 
footage, and 80 percent of current office 
absorption.  All of these places are mixed use 
and include a significant component of 
housing, ranging from 6 to 56 percent of total 
land uses. 
 
Source: http://business.gwu.edu/Walkup.pdf. 
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because they combine the benefits of suburban and urban living within walking distance. In 
essence, the major beneficiaries of walkable urbanism are the surrounding single-family sub-
divisions. Further, while Arlington’s walkable urban places make up only 11 percent of the County’s 
land area, they generate 55 percent of its tax base.   
 
The Panel acknowledged that there may be some concerns associated with adding significant 
density to the area, and suggested that with distinct boundaries and place management, issues like 
noise and cut-through traffic can be managed. This has been the experience of other suburban 
walkable urban places, such as Arlington, Virginia, and Bethesda, Maryland. Furthermore, adding 
density and diversity through creating walkable urban places has been proven to increase the 
quality of life for surrounding neighbors. Continuing to build drivable suburban communities, on 
the other hand, contributes to a decreased quality of life, because land is developed in a manner 
that generates more traffic and congestion, less open space, fewer farms, and more pollution.   
 
Adding walkable urbanism to the County does not replace or destroy the current assets. On the 
contrary, the County could enhance the agricultural and suburban lifestyle for which it is known by 
directing future growth into less than one percent of the County’s landmass. New walkable urban  
places have a variety of benefits, including adding options to residents who want to downsize 
without leaving the County, providing 
options for the children raised in the 
County without going to the “city,” giving 
residents additional entertainment options 
close to home, and adding additional tax 
revenues without increasing public sector 
costs proportionally – which has been the 
experience of Arlington County.  
 
Metrorail has served as the catalyzing force 
that prompted many of the region’s 
walkable urban places, but according to the 
Panel, each of these places have evolved 
over a long period of time – sometimes 
taking as long as 30 or 40 years to achieve 
full development. Arlington’s success as a  
walkable urban community showcases its planning and development over several decades. 
Planning for Arlington began in the 1960s, with land use alternatives developed in the 1970s, land 
use plans for Ballston and Clarendon created in the 1980s, and plan refinements, including urban 
design guidelines delivered in the 1990s. A development surge in 2000 prompted the most recent 
2006 plan. Development in Bethesda has followed a similar arc, with plans and policies adapting to 
market demands and opportunities over the past 40 years.   
 
Given that much of the land around the station areas is undeveloped, the Panel strongly 
recommended that Loudoun County be prepared to create a long-term vision that for developing 
urban walkable communities around the station areas. The County should recognize that it may 

Arlington is an example of one of the region’s most successful 
walkable urban locations.  Source: LOCUS: Responsible Real-
Estate Developers and Investors.  
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likely take several decades to achieve its desired development goals. In considering how to create 
these places, the County should take the long-term view, and monitor and adjust for changing 
market trends. Markets move at different rates, so the County must allow developers to respond to 
changing market demand, while also maintaining focus on moving forward to achieve the desired 
development pattern. 
 
Develop Small Area Plans 
 
The Panel reviewed the County’s 
Comprehensive Plan, and determined that it is 
out-of-date with current market conditions and 
building products. Consequently, the Panel 
advised the County to reconsider its traditional 
planning approach and focus time and 
resources on conducting a broad visioning 
effort. Once this visioning effort is complete, 
the Panel recommended that the County 
develop small area plans for both Metro station 
areas. The Panel emphasized that integrated 
planning is essential to achieving a successful 
destination environment, and requires close 
attention to design details, including the 
relationship of buildings to streets, land use 
balances, particulars of building types, and 
ways to create walkability. Each recommended 
small area plan should strive to create a 
cohesive place, and should be used to set a 
template for the future.  
 
In developing small area plans, the Panel advised that the County create three-dimensional maps 
using color and pictures, which will establish clear expectations for both public and private 
investment and for residents.  Such plans could also be used as a marketing tool, according to the 
Panel. County staff should strategically consider the land use, public spaces, and transportation 
patterns defined in these plans. The Panel also advised that the County refrain from simply 
approving projects that are adjacent to each other without considering the overall plan and the 
greater context for such projects. Furthermore, the Panel emphasized that small area plans should 
include a coordinated transportation map that outlines local and regional roads along with transit, 
pedestrian, and bicycle routes and connections. A small area plan could also include such 
elements as urban design structure, edge conditions and treatments, and define the desired 
character nuances at Metrorail stations, away from stations, and between stations.  
 
 
The Panel emphasized that the County would be wise to maximize the amount of developable, tax-
generating, walkable urban land near these two stations. This land will prove to provide the highest 

 
Small area plans outline transportation, public space, 
and development patterns to create a desired place. 
Source: Arlington County. 
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fiscal benefits to the County in the future. Most – though not all – walkable urban development in 
the County will be in these station areas – even though these areas represent a small fraction of the 
County landmass. 
  
         Use of 3-Dimensional Images in Small Area Plans 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Coordinate and Support Transportation and Infrastructure Investments 
 
One important component of a small area plan is a complete map of the transportation network. 
Accordingly, the Panel strongly recommended that all relevant owners and agencies – local, 
regional, and state – collaborate to create a comprehensive map of the transportation facilities that 
are both in place and needed to accommodate future growth and development. Such an exercise 
will result in identifying and articulating expectations for both public and private investment. The 
Panel advised that a coordinated transportation network map should include information about the 
character of the streets that compose the network – including pedestrian and bicycle facilities. A 
complete transportation network map will also identify gaps and help align transportation 
investment with the overall vision for the area. 
 

Small Area Plans, such as this one for Clarendon in Virginia, can be characterized by 
their use of color and three-dimensional perspective. These plans illustrate the 
relationship between uses and set a common vision. Source: Arlington County. 
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Throughout this exercise, the Panel advised the 
County to consider and plan for the specific kinds of 
facilities that would be needed to complement the 
desired development pattern. Complete streets – those 
that safely and adequately accommodate motorized 
and non-motorized users in a manner appropriate to 
the function and context of the facility – are a critical 
component of creating a defined place.1  The Panel 
urged the County to consider and plan for pedestrian 
and bicycle accessibility to the station areas, and 
recommended that the County review the results of 
the forthcoming study sponsored by the National 
Capital Region Transportation Planning Board’s 
Transportation/ Land-Use Connections Program titled, 
“Enhancing Bicycle/Pedestrian Connectivity Around 
Future Metro Stations.” This technical assistance 
study, which is due as a final report in summer 2014, 
seeks to identify missing and deficient bicycle and 
pedestrian facilities around both the Route 606 and 
Route 772 station areas. The study will develop a list 
of priority bicycle and pedestrian facilities within a 
three-mile radius of the future stations to enhance 
multimodal connections to key local and regional 
facilities.2 
 
Parking needs should also be addressed as part of this comprehensive network map. The Panel 
advised the County to refrain from locating parking structures on the most valuable land at the 
stations. Instead, the Panel recommended a phased approach, where the land closest to the 
stations could be developed as surface lots that can be easily transformed to tax-generating private 
development that meets the evolving needs of these places over time. Parking decks should be 
available for many different uses. In addition to accommodating traditional commuters, parking 
should be used in the evening and on weekends for restaurants and movie theater patrons, and for 
apartment and condominium users overnight. The Panel emphasized that the costs of these 
structures are too great; failing to maximize the use of these parking assets would be detrimental. 
 
Overall, the Panel emphasized that infrastructure investment contributes to defining a place and 
establishes expectations. The County should use public investment from various sources (some of 
which could potentially be recaptured through proffers) to fill in road gaps and assist in creating 
sense of a place. Infrastructure investments should also incentivize the highest and best uses 
closest to the Metro stations.  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
1	  For more on Complete Streets, including information on the Complete Streets Policy for the National Capital Region, 
which was adopted by the Metropolitan Washington Council of Governments on May 16, 2012, visit: 
http://www.mwcog.org/uploads/committee-documents/mV1dXl9e20120510092939.pdf.	  
2 For more information, visit: http://www.mwcog.org/transportation/activities/tlc/program/projects.asp#Loudoun. 

 
A complete map of the existing and proposed 
transportation network – such as this mock-
up, which was drawn during the TAP– helps 
identify gaps. Source: ULI Washington. 
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Do Not Fear Multi-Family Housing 
 
There is a myth that building multi-family housing in walkable urban places will result in 
overwhelming the public schools with children. This myth is particularly a concern regarding rental 
multi-family housing. The experience in Arlington County is exactly the opposite of this mythical 
fear. In 1980, the future walkable urban places in Arlington, which occupies 11 percent of the 
County landmass, were primarily along Wilson Boulevard to the west of Rosslyn (or the RB 
Corridor) and along Jefferson Davis Boulevard. This 11 percent of the County land generated 20 
percent of the tax revenues, as strip commercial development along these corridors were 
becoming obsolete – just as strip commercial development is projected to do in outer suburban 
locations over the next generation. 
 
Today, the now-walkable urban 11 percent of Arlington County generates 55 percent of the 
County’s tax revenues. The majority of the growth has been rental and for-sale multi-family 
housing. The school generation rate per household from the walkable urban places have been 
1/13th the rate of the single-family for-sale housing in the County (in other words, single family 
neighborhoods generate 13 times the children per household as multi-family households in 
walkable urban places). Overall, the majority of growth in Arlington County for the past 30 years 
has been multi-family housing – both rental and for-sale – and these housing units have been 
paying school taxes, but sending students to the public schools at only eight percent of the rate 
that the single-family for-sale housing has been generating students. The multi-family housing has 
been subsidizing the public schools, which is one reason that Arlington County schools are among 
the best in the Commonwealth of Virginia. 
 
Flexibility in Zoning 
 
The Panel emphasized that mixed-use 
places are the market future, and cautioned 
that Loudoun County’s plans and policies 
should avoid creating a “monoculture” land 
use pattern. Communities with walkable 
urban places have found that the cost of 
residential services can be offset with the 
revenue generated by retail and restaurant 
uses. A monoculture of residential or 
commercial uses cannot serve the entire 
community, and will fail to attract the ever-
desirable 18-35 “millennial” demographic, 
which is looking for an urban-feel 
environment that offers a mix of housing 
and lifestyle options. Zoning flexibility will 
be necessary to achieve this desired mixed-
use. 

Floor Area Ratio vs.  
Dwelling Units per Acre 
 
Floor area ratio, or FAR, the ratio of 
allowable building area to lot size, is a 
fundamental dimensional standard of a zoning 
code. It determines potential development 
and value. The FAR can also be distributed to 
create a pattern, orienting bulk and density 
along major arterials and becoming less 
intense along smaller, residential streets.  
Dwelling units per acre, or DU, by contrast, 
measure impact, such as the number of 
residents will require services. 
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The Panel cautioned that market demand often shifts in unanticipated ways. Phasing, the ability to 
shift uses, and a faster process (that is, quicker than the current two to three years) will allow 
projects to respond to market demand. The County currently uses the standard of dwelling units 
per acre, or DU, which is limited because it cannot accommodate some market realities, such as 
smaller dwelling units in residential projects or a mix of uses. Using floor area ratio, or FAR, to 
measure residential and commercial density can help create a more predictable form and will help 
shape the station areas without encouraging developers to simply build the most number of units 
possible. Within the FAR limits, the Panel recommended that the County allow developers to move 
between land uses to respond to changing market demands.  
 
In addition, because the trend towards walkable urban development is only 15 years old, it is not 
universally understood what the optimal mix of office, retail, rental housing, hotel, and for-sale 
housing should be. This reinforces that plans should allow flexibility to respond to market 
demands. Since housing represents about 60 percent of the square footage in real estate, the 
Panel emphasized that there should be ample allowance for residential development – both rental 
and for-sale – at the station areas. 
 
Focus Resources Strategically 
 
The Panel acknowledged that its recommendations calling for a detailed planning process would 
require considerable staff time and resources. The County should therefore provide designated 
staff that is solely responsible for monitoring planning and development to ensure that Loudoun 
County reaches its goals. The Panel also recommended that the County consider hiring new staff 
who will be charged with developing the recommended small area plans and managing the 
County’s relationships with developers. As an example, in Montgomery County, a new position was 
created in the Office of the County Executive to manage the development process in the White Flint 
area. This position creates a single point of contact for the complex County planning process. This 
employee has a clear understanding of the vision of the area and the complicated interactions 
between the public and private sector that are required to implement a complex and nontraditional 
type of development. Over the long term, the investment in this staff person will be paid back many 
times through the increased tax revenue that will be realized from the new development. 
 
The Panel further recommended that the County consider establishing a Business Improvement 
District, or BID, and/or partner with other stakeholder organizations that will support placemaking 
and management, and take responsibility for operating the newly created places. As part of this 
arrangement, the Panel suggested that there be a place manager for each of the station areas, and 
that the property owners would assume the operating costs for the place manager. While the 
County would continue to provide required public services (such as public safety), the private 
sector place manager would supplement these services and add many more (such as festival 
management) over time. 
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Create a Loudoun Place and Brand 
 
Creating a place goes beyond the physical character and function, and entails communicating a 
perception. Part of creating a place involves branding the destination. As with the Navy Yard, the 
NoMa neighborhood in the District of Columbia – so named because it lies North of Massachusetts 
Avenue – has become a defined place and destination. The combined efforts of private developers, 
the District government, and the NoMa BID have created amenities and programming, and have 
coordinated public and private investment to create value for all involved. One important catalyst 
for this development was the shared public and private investment in a new infill Metro stop for the 
area, which opened in 2004.3  This same opportunity exists for Loudoun’s future Metrorail stations.   
 
To capitalize on this opportunity, the Panel advised that the County prioritize adjusting the way the 
public perceives the Route 606 and 772 stations by renaming each of them in a way that reflects 
their unique character.4 The result of this renaming would be a slow but certain paradigm shift – 
away from obscure numbers that mean little to those inside and outside the County, and towards 
embracing the potential of the future station areas. This paradigm shift would, in turn, foster a new 
identity for the areas around the stations. The metro station that helped catalyze the NoMa 
neighborhood is now named the NoMa-Gallaudet station.5 
 
  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
3 http://www.nbcwashington.com/news/local/NoMa-New-York-Avenue-Metro-Station.html 
4 The Panel acknowledged naming Metro Stations may fall outside the County’s jurisdiction, but compelled the County 
to influence the naming process as much as possible. The Panel made suggestions for station names in their 
recommendations, but acknowledged that these specific names could be altered based on the County’s desire to create 
a different identity for its station areas. 
5	  This metro station was formerly named “New York Ave-Florida Ave-Gallaudet U stop,” but was renamed in 2011to be 
consistent with a WMATA policy to have a well-known primary name for each metro station that is not longer than 19 
characters. Placemaking, creating neighborhood identity, and drawing riders to NoMa was part of the renaming 
strategy. (http://www.washingtonpost.com/local/in-renamed-metro-stop-noma-hopes-for-hipper-
identity/2011/11/03/gIQAO3RvjM_story.html). 

Case Study: Capital Riverfront BID 
 
 

The Navy Yard is one of the District of Columbia’s oldest neighborhoods. Over time, 
businesses and residents moved on, and the Navy Yard lost its community identity. 
Beginning in 2000, the District’s Anacostia Waterfront Initiative sought to define a new 
future for this waterfront area. With a broad scope and detailed planning, and with 
coordinated public and private investment, the Capital Riverfront has become a redeveloped 
and attractive neighborhood, which is overseen by the Capital Riverfront Business 
Improvement District.  The BID undertakes cleaning and maintenance, safety and 
hospitality, marketing and special events, economic development, and coordination and 
advocacy for public improvements to continue building a community. To learn more, visit: 
http://www.capitolriverfront.org/. 
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Dulles Center International Station 
 
The Dulles Center International, or the DCI Station, is the Panel’s proposed name for the Route 606 
Station. Given that the DCI Station is just minutes away from the airport, the Panel suggested that 
the area near the station be developed into a convention space along with mixed uses as a way to 
attract both national and international audiences who may enter the region via Dulles Airport. This 
recommendation is rooted in a unique opportunity defined by the preexisting constraint on area 
residential development because of the noise from the airport, combined with the Panel’s vision 
that the Silver Line terminus be the County’s primary focal point for mixed-use and transit-oriented 
development. The Panel likened this recommendation to the recent development of a convention 
center at National Harbor in Maryland, though the Panel acknowledged that a convention center at 
the DCI station may not share the scale with the one in National Harbor, and would likely serve a 
smaller market. 
 
 

 Gaylord National Resort and Convention Center, National Harbor 

       
 
 
 
 
 
  

The DCI Station at Route 606 is just minutes from Dulles Airport, potentially connecting it to an 
international market. This, combined with the existing TREC designation, caused the Panel to 
recommend development of a convention center space around the station. Image source: 
https://www.eventbrite.com/e/namc-45th-national-conference-a-legacy-celebration-new-roads-
to-excellence-tickets-10395680761. 
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Blue Ridge Gateway Station 
 
The Panel suggested renaming the Route 772 Silver Line terminus as the Blue Ridge Gateway 
Station. This station would connect riders from throughout the Metropolitan Washington Region to 
the unique and agrarian experience of Loudoun County, including access to more than 35 wineries, 
historic properties, quaint bed and breakfasts, and the rural landscape. The Panel envisioned a 
wealth of opportunity for this gateway station – including the potential for Loudoun to boost its 
tourism economy by serving as a springboard destination for Washington-area wine connoisseurs. 
By positioning the Silver Line terminus as a gateway to greater Loudoun County, the Metrorail can 
serve not only commuters, but also leisure riders who are drawn to Loudoun’s unique assets.      
 
 
      Branding the Blue Ridge Gateway Station 

 
 
 
 
 
 
 
 
 

 

 
  

With strategic branding and careful attention to creating distinct destinations, Loudoun County can offer 
the region and its residents the best of both worlds—urban and rural. Image sources: 
http://www.loudounfarms.org/index.aspx?NID=134 (left); http://georgesmill.com/ (right). 
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Conclusion and Next Steps 
 
Loudoun County is at a key junction in time as its historic agricultural roots come face-to-face with 
state-of-the-art infrastructure investment. As plans for the Silver Line’s extension to Loudoun 
County continue to materialize, opportunities for the County to connect to the Metropolitan 
Washington Region and to realize its development potential will become a timely reality.  
 
Taken together, the TAP’s recommendations cultivate an approach that encourages close and 
careful study of the final two station areas along the Silver Line to determine each one’s particular 
opportunities. The Panel recommended developing a distinct and detailed character for each 
station through visioning, small area planning, branding and marketing, and the creation of a place. 
Through these efforts, the County can help communicate expected change to residents and 
manage expectations for both public and private sector investment. Accomplishing this will require 
zoning flexibility and consideration of market forces to determine which uses are most suited for 
the station areas over the interim- and long-term. 
 
The Panel understands that the County intends to use these recommendations as a means to 
identify areas for further analysis.  Some suggestions for deeper study could include any of the 
following: 

• Conduct best practices research for such topics as (1) developing greenfields into walkable 
urban places; (2) development surrounding airports; (3) zoning codes that foster walkable 
urban places; (4) successful development of a complete transportation network map; and 
(5) the formation and impact of Business Improvement Districts on newly created places. 

• Conduct a broad visioning effort that includes property owners, community members, 
public agencies, and other stakeholders to articulate and refine the shared goals for 
planning and development around the station areas. 

• Develop small area plans for the station areas, focusing primarily on the Blue Ridge 
Gateway Station, and secondarily on the Dulles Center International Station. 

• Analyze existing staff capacity and compare with the future capacity needs in order to 
anticipate new hiring needs, and to appropriately allocate planning resources and staff time. 

• Conduct a market study and best practices research on successful ways to brand newly 
developed walkable urban station areas. 

 
The Panel congratulates the County on investing in the Metrorail, but emphasized throughout the 
TAP that the goal of investing in Metrorail should not be to move people. Rather, the goal of 
investing in Metrorail should be economic development and enhancing the overall quality of life for 
residents – the means of which is moving people. The underpinning goals for station area planning 
should be the enhancement of the quality of life, and the economic development potential – which 
generates tax revenue – of the small amount of land surrounding the two stations.  
 
Through strategic visioning, embracing a paradigm shift in development towards walkable 
urbanism, and careful coordination, the Panel is confident that Loudoun County can maximize 
forthcoming development opportunities and create a lively and dynamic destination while 
maintaining the agricultural and suburban assets that residents of the County love today. 
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Prior to founding Argo, Mr. Perlmutter was a senior vice president of South Charles Realty and 
South Charles Investment, both subsidiaries of Bank of America. He was responsible for over 500 
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Mr. Brosnan has been the Planning Director for Arlington County, Virginia since 1988 and has 
worked in Arlington since 1977. He recently was appointed the Director of the Department of 
Community Planning, Housing and Development. Arlington County is recognized both nationally 
and internationally as one of the most successful examples of integrating transit with development. 
The Planning Division is responsible for guiding and regulating Arlington’s short and long-range 
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the Director of the Department of Community Planning, Housing and Development, Mr. Brosnan is 
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Washington Council of Governments Region Forward Coalition. He has also represented the State 
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Senior Fellow at Brookings Institution in Washington D.C.; and a Founding Partner of Arcadia Land 
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book is The Option of Urbanism, Investing in a New American Dream. He is the author of Strategic 
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Ed Contributor to the The New York Times, writes regularly for The Atlantic Monthly and numerous 
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With more than 35 years in development consulting, including the last five years as Founding 
Principal of Partners for Economic Solutions, Ms. Morrison has specialized in public/private 
partnerships, real estate advisory services, redevelopment strategies and economic impact 
analysis. Her work with major transit-oriented development (TOD) spans three decades, including 
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of Columbia, WMATA, Prince George’s County, Arlington County, the Northern Virginia 
Transportation Commission and the State of Maryland. 
 
Ms. Morrison worked with the Maryland Department of Transportation in structuring the 
public/private partnership for redevelopment of Baltimore’s State Center.  This major transit-
oriented development will replace a dated and sterile single-purpose office district with a $500 
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