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CPAM 89-01: Rural Land Management Plan
Amendment adopted January 2, 1991

The following changes should be made to the RLMP:
Page 156, #b.i: delete the following:

"The railroad at one time ran to Bluemont, but the right-of-way has been long
abandoned and the potential for recombining it west of Purcellville into a single
ownership is uncertain.”

Page 160, Chapter #2, VI.C.3:  add new #e as follows:

"The Northern Virginia Regional Park Authority, of which Loudoun County is a
member, has developed the Washington and Old Dominion (W&OD) Railroad right-of-
way as a 45 mile linear park for hikers, bicyclists and horseback riders. The County
should encourage the extension of the W&OD Railroad Regional Park and its multi-use
trail system from its present terminus in Purcellville, Virginia to its proposed terminus in
Bluemont, Virginia with a footpath extending from Bluemont to the Appalachian Trail.”
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PREFACE

The Rural Land Management Plan is an element of the Loudoun
County Comprehensive Plan, and contains policies and programs for
the County to implement in order to manayge development in the
rural areas and to conserve important agricultural and environ-
mental resources.

This document is the result of the efforts of the Citizens'
Committee for the Rural Plan, the Loudoun County Planning
Commission, the Loudoun County Board of Supervisors and the
County staff. The Board of Supervisors adopted this document on
November 5, 1984,

The essential elements of this Plan are summarized in the
first chapter of the document. For detailed explanations of the
provisions outlined in the Introduction, the reader should refer
to the appropriate following chapter.

Some of the terms used in this plan may be unfamiliar to
many readers and therefore, a glossary is included at the end
of the document.
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PREAMBLE

The citizens of Loudoun County recognize the value of the local
agricultural industry for the revenue base that it generates, for
the economic assets that it provides, for the aesthetic amenities of
its open land, for the quality of life that exists in and around
local farming communities, and for its food producing capability
which serves not only local citizens, but the population of the
region as well, It is the primary goal of this Plan to preserve and
enhance farming and farmland in Loudoun County by the most feasible,
effective and equitable methods available. All other goals of the
Plan are intended to help support this primary goal. Establishing
a future growth pattern that promotes farming and farm related
industries is the most important concern of this planning document.

- xii -
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CHAPTER ONE
INTRODUCTION AND SUMMARY OF PLAN

BACKGROUND AND PURPOSE OF PLAN

In October, 1982, the Loudoun County Board of Supervisors responded
positively to a request from the Planning Commission that the Board make
the formulation of a Rural Land Management Plan its top priority for long
range planning. The Commission's request and the Board's approval were
the result of a recognition that while most of the County's recent growth
has been taking place in a relatively compact pattern in the urban areas
of eastern Loudoun, there has been a significant amount of large-lot
rural development and land division in the County's major farming areas.
The large number of land divisions in the rural areas indicates a fore-
shadowing of future farmland conversion, as well as yreat uncertainty
among the owners of rural land.

The Planning Commission found that, in 1982, there were about 2,000
recorded residential lots in rural Loudoun, (approximately 20,000 acres)
and approximately 500 of these, totaling over 6,000 acres, were created
in 1982 alone. The County's population is projected to grow by nearly
fifty per cent during the 1980's, totaling 83,000 people by 1990. With
many of the western towns unable to absorb growth due to water supply
limitations, the trend toward costly, scattered rural development
threatens to continue and possibly increase. Such . a dispersed growth
pattern is contrary to current County goals as set forth in the Resource
Management Plan (RMP) due to the potential negative land use, environmen-
tal, transportation and fiscal impacts.

With growth pressure from the east of Loudoun continuing to mount as
the Tyson's Corner area expands, and with farmers facing hard financial
times due to depressed prices and rising costs, the uncertainty about the
future of Loudoun's agricultural industry, farming community and rural
landscape has greatly increased.

It was these and similar concerns which prompted the Planning Commis-
sion and Board of Supervisors to begin developing the Rural Plan for the
purpose of designing a set of policies and programs with which the County
can guide future rural land use changes, increase the opportunities and
choices of farmland owners, establish a healthy and affordable pattern of
growth in the rural areas, and conserve irreplaceable agricultural and
environmental resources.

In October of 1982, the Planniny Commission appointed a Citizens'
Committee to draft a Rural Plan, and the Commnittee held its first meeting
on Monday, November 4, 1982, The Committee then met every Monday night
through July 5, 1983, in an attempt to resolve the major questions that
face the County in its effort to manage future rural growth,.






Confronted with the mammoth task of resolving the fundamental issues
of growth and conservation, the 28 member Committee divided itself into
four subcommittees of about seven members each in order to study in greater
detail the issues and choices which faced them.

The Subcommittees were:

Agricultural

Residential and Commercial

Public Facilities and Transportation
Environmental

These four Subcommittees met separately for several weeks and then
reconvened as a whole committee to discuss their respective findings.
This pattern of work was repeated in three major cycles: first to formu-
late broad yoals; second to develop yeneral policy options; and finally
to refine policies and begin developiny specific proygram solutions.

During this lengthy and thorough process, the Committee jdentified
many points of agreement, hammered out points of compromise, and also
found many questions which it was not able to resolve during this time
period. Throughout these many weeks, the Committee heard comments and
suggestions from many members of the public, as well as representatives
of various County and State agencies.

On April 24, the Committee submitted an Interim Report to the Planning
Commission, a document which summarized its findings and points of inter-
nal disagreement. The Committee then created a special subcommittee made
up of nine members, which was charged with resolving the remaining issues
and points of disagreement, and refining the policy and program proposals
into a detailed set of planning recommendations.

The Special Subcommittee met each Monday night from April 18 through
June 13, and presented a draft plan to the full Committee on June 20.
The Committee made several revisions and completed the draft plan on July
11, 1983.

The Committee's draft was then submitted to the Planning Commission
which held public hearinys in September, and reviewed it during October
and November, making some modifications to the plan. The Commission
completed an amended draft Plan in December and then continued to refine
that document during the winter and spring of 1984. It was certified to
The Board of Supervisors on June 13, 1984, The Board adopted it on
November 5, 1984,

The Rural Land Management Plan is a plan for the rural areas of the
County, similtar in structure and general content to the area plans which
have been completed for the Leesburg and eastern Loudoun areas and, 1ike
the other Plans, is a component of the County's overall Comprehensive
Plan. It includes goals, policies and detailed proyrams which the County
will use to guide the location, timing and character of development in




. the rural areas. Generally, the policies and programs of the Rural Plan
. apply to those areas of the County which are not served by central water -
- and sewer facilities.

I. SUMMARY OF ISSUES

The issues concerning rural land uses and rural growth can be placed
in three major categories: Economic and Fiscal, Public Health and Safety,

and Social and Aesthetic Issues.

A. ECONOMIC AND FISCAL ISSUES

1.

Growth Rate, Pattern and Location:

Possibly the most significant issue is the question of whether
and how the County can guide the rate, pattern and location of
development, in the rural areas. This is an economic issue in
terms of the County's tax base and public service costs, and it
is also a social and aesthetic issue. The question is whether
the County's present planning goal of achieving a compact growth
pattern around towns and existing urban areas can become a
reality in the future.

Farmland Conversion:

As farmland is subdivided and new rural houses built, the
County's agricultural industry is further constrained, and
available resources further limited. This concern has economic
implications due to the fact that farming is a large and basic
industry for the County as well as fiscal implications in that
farmland is a local net tax revenue producer. A healthy ayri-
cultural industry requires a "critical mass" or minimum amount
of neighboring farms and farmland in order to support the
necessary suppliers, dealers and organizations required to pro-
vide farmers with goods and services.

Taxes:

In general, new residential.development requires more new ser-
vices than it pays for in new tax revenues. A dispersed growth
pattern is believed to cause higher tax rates due to higher trans-
portation and other service costs, and the tendency for it to
bring a demand for urban services into the rural areas.

Landowner Equity in Land and Protection of Rural
Property Values:

A fourth economic issue concerns the equity that owners of
large tracts of property have in their land and their desire to
protect and expand that value. For many farmers, their land is



their retirement fund, and while many wish to keep farming as
long as they are physically and financially able, they do not
want the government to take any actions that might substantially
reduce their property values, or inhibit their freedom to develc
their land, or their ability to sell their land to developers.

Zoning and Other Land Use Regulations

This issue is closely related to the issue of equity in that
zoning regulations and other restrictions on land use 1imit the

‘freedom of landowners in order to protect one from another. The

extent of the restrictions that zoning imposes is an issue throu
out the County, especially in the rural areas. A balance must b
struck between the public interest, the wishes of individual
landowners to ask the highest monetary return on their property
and use their land freely, and the rights of all landowners to b
protected from disruptive or dangerous land uses occurring next
to or near their own property. The possibility exists that the
value of land that is zoned for lower densities may be minimally
reduced or even enhanced in the long run, Zoning and subdivisio
regulations that affect the size and number of rural building
lots together with land preservation strategies designed to main
tain designated lands in permanent open space uses may increase
the demand for and value of the lots that are available.

Highway Funding:

The Commonwealth of Virginia owns and operates the County's
primary and secondary roads and the funding for major improve-
ments is very limited. With traffic loads on rural roads con-
stantly increasing, Loudoun County is in a difficult position
in terms of obtaining and preserving a safe and efficient trans-
portation system.

Cost of Housing:

More affordable housing, housing for the elderly, and elimi-
nation of substandard housing are important County goals althouy
the implications concerning the tax base and rural development
pattern raise other complex and conflicting issues such as con-
tinued scattered development and lower tax revenues.

State Enabling Legislation:

The County needs enabling legislation from the Virginia
General Assembly in order to implement some of the recom-
mendations contained in this plan. Can this authority be
acquired, and if so, how soon? Legislation was introduced in
both the 1984 and 1985 sessions, with the 1985 session producing
tegislation allowing Loudoun County to draft a local
TDR/ordinance for review by the General Assembly in 1986.



B.

PUBLIC HEALTH AND SAFETY ISSUES

l.

Water Supply and Quality:

This Plan establishes a goal of encouraging growth to take
place in and around existing towns in order to re-establish the
historic compact settlement pattern that would keep development
and service costs to a minimum and that would help reduce the
development pressure on rural farmland located away from the
towns. However, several of the County's towns have severe water
supply lTimitations which prevent them from providing significant
development opportunities. How can these constraints be solved?

On-site Sewage Disposal Regulations:

An alternative to large, sprawling rural residential lots is
new rural residential developments clustered into a corner of a
farm, thereby retaining a large block of contiguous land for con-
tinued agricultural activities. However, a major concern which
must be successfully addressed in order to make rural clustering
a viable development alternative is the safe and economical
disposal of sewage. Massed septic fields and small package
treatment plants are both possible solutions, but each brings
potential problems with it in terms of ownership, maintenance and
repair. If a proper and safe mechanism for on-site waste dispo-
sal can be established that will not become a risk to the public
safety or a burden to local taxpayers, cluster developments
could be viable alternatives to large-lot developments.

A related issue is the need for solutions to existing septic
system failures that are occurring in many of the County's
existing historic rural villages.

Road Improvements:

Many of the County's rural roads have serious capacity and
safety problems due to sight distance, road width and condition.
How can these problems be solved given current funding limitations?

Environmental Quality and Constraints:

The County has several environmental conditions which present
immediate or potential hazards to the public health and safety.
Development must be carefully controlled in these areas in order
to protect the lives and health of local citizens. These resources
which cause concern include:

e 100 year Flood Plains

e Steep slopes

e Diabase rock where quarrying/mining activities can
or do take place.



o Limestone geologic formations which present the
risk of sinkholes and groundwater contamination.

What limitations, regulations or guideiines should be applied
to development in these areas?

C. AESTHETIC ISSUES
1. Scenic Quality:

It can be assumed that most Loudoun citizens are both aware
and appreciative of the visual beauty that Loudoun County's
landscape possesses. Several of this Plan's yoals address the
desire to preserve this aesthetic quality. The issue that arises
from this desire 1is: nhow can the County promote and achieve the
preservation of scenic quality while still allowing development
to occur? This issue relates directly to the economic issue of
farmland conversion and rural growth pattern, discussed earlier.

2. Environmental Quality:

Aside from the health and safety aspects of environmental
resources, there are aesthetic aspects. Clean water and air,
diverse wildlife, and attractive and healthy natural vegyetation
all contribute to the pleasure and joy that local citizens get
from living in Loudoun. Again, the question is how can these
features be best preserved while still allowinyg growth to occur,
and how much should the use of land be regulated in order to
ensure that these resources are saved for the benefit of all of
Loudoun's current and future citizens?

1II. SUMMARY OF GOALS

The major goals as set forth in this Rural Plan are:

A. Proceed in spirit from the goals stated for agriculture in the
Resource Management Plan (RMP). The initial aims are:

1. To preserve and further develop the many benefits of an ongoing
agricultural industry and community for Loudoun County;

2. To do this by creating programs which reduce economic and other
pressures that cause land to be converted from ayriculture; and
also

3. To encourage farming practices that promote the conservation of
agricultural resources and avoid the pollution or degradation of
surroundiny communities.

B. In seeking these goals, the County should develop a range of optiona
programs that will enhance the economic viability of agricultural
operations in Loudoun County while maintaining the equity of farmian




C. Coordinate planning efforts with existing communities in the pro-
vision of public facilities and utilities. :

D. Protect the health, safety and welfare of citizens from potential
environmental hazards.

E. Encouraye land uses in rural Loudoun to be compatible with the
existing environmental resources, natural systems and scenic and
historic character.

F. Residential development should take place in close proximity to
existing towns and villayes where transportation, water and waste
problems can be efficiently and economically handled rather than
on important ayricultural lands or on environmentally sensitive
land such as steep slopes, potential water impoundment sites and
floodplains.

G. Promote a transportation system which causes the least neyative
agricultural, community, environmental, fiscal and social impacts.

(See the related sections of Chapter Two for a complete list of
the Rural Plan Goals.)

SUMMARY OF RECOMMENDATIONS -

A. THE BASIS OF THE STRATEGY

The fundamental purpose of the Rural Plan is to establish a
strategy of land use management for the County to follow in its
attempt to maintain the quality of life in the rural areas.

The County is attempting, throuygh its planning process, to
predict the possible negative impacts of growth and to mitigate
them through careful implementation of effective land use manage-
-ment policies, programs and regulations as set forth in the
various elements of the Comprehensive Plan.

- Based upon the yoals and policies established in the Resource
Management Plan and this plan, any such land use programs and regu-
lTations must meet several basic criteria in order for them to be

accepted and to be effective. These criteria include:

1. Any adopted programs must be within the authority granted to
the County by the Commonwealth of Virginia in order to be
implemented.

Loudoun County's land use regulatory and taxing powers are
severely limited by State Law and the Dillon Rule. This Plan
identifies the need to expand local authority to deal with
growth issues and problems.



2. A1l programs must be economical.

Strategies and programs proposed in the Rural Plan aim to
achieve maximum resource conservation as economically as
possible.

3. A1l programs must be equitable.

It must be recoynized that a serious economic injustice occurs
to all landowners when rural growth is not managed in a manner
which requires developers and new residents to pay substantially
for the costs that such new growth imposes on the local gyovern-
ment and existing local taxpayers.

4, A1l programs must neither severely diminish the market value
of rural land, nor excessively restrict the choices for
use or development that are now available to the Tandowner.

Owners of rural land in Loudoun have high expectations for
the potential future development value of their land, and
that value should not be substantially diminished due to any
actions on the part of local government.

In order to meet the above criteria, the strateqy selected is a
compromise between strong regulation or costly purchase programs, on the
one hand, or no regutation at all on the other.

This Rural Plan, therefore, establishes the following basic strategy
framework for managing future growth in rural Loudoun and for achieving
the goals set forth in the RMP and in this Plan:

e Provide additional land use choices to landowners by
creating new development options for rural land such
as clustered housinyg and by creating new but cost-
effective conservation options such as leasing of
easements and transtfer of development density.

o Rely heavily on the principle of offering incentives
to encourage landowners to choose to conserve their
land, rather than using regulations to force land-
owners to conserve their land.

The above two fundamental strategic principles serve as the basis
for all of the policies and program recommendations of this Plan, and are
intended to produce options for the landowner that will allow the owner
some immediate financial benefit, but which fall short of totally con-
verting the land to residential development.




B. THE REASONS FOR IMPLEMENTING THE RURAL PLAN

The reasons for managing rural growth and conserving rural land
resources are as follows:

The County's rural land resources possess various inherent values
which the local citizens have a desire and a right to preserve in
order to continue to receive the direct and indirect benetfits from
these resources.

1. The benefits from agriculture and ayricultural land include

a. The economic benefits from the income that is brought into
the County from the sale of locally produced yoods to buyers
outside the County these incoming dollars are turned over
several times in the local economy through the purchase of
local ygoods and services.

b. The fiscal benefits from the net tax revenues on agricultural
land, due to the very low public service costs associated
with open land: farmland is a net revenue producer for the
County government and helps offset the deficit caused by
residential uses.

Table 1 contrasts revenues and expenditures by the three major
land uses and shows that Loudoun County is financing residential
properties with the transfer of over $7.5 million from positive
balances generated by the Industrial/Commercial and Farm properties.

Table 1

COUNTY GOVERNMENT REVENUE AND EXPENDITURE
BY MAJOR LAND USES 1980-1981*

Industrial/
Residential Commercial Farm Totals

Revenue $39,244,278 % 6,580,280 $ 4,975,932 $50,800,490
Expenditure 46,833,971 1,751,187 544,178 49,129,331

Balance ($ 7,589,693) $ 4,829,093 § 4,431,759 § 1,671,159

* Issues and Options Report, page 109, November, 1982



C. Cultural penefits of strength, stability and diversity that
the ayricultural community provides for the County: farmers
are independent businessmen with close ties to the land and
to the County's cultural past. As the County urbanizes, the
social and cultural stability that members of the agricultura
community offer to the entire County, are valuable and
irreplaceable assets.

d. Potential lonyg-term benefits of agriculture: should the
costs of transportation continue to rise substantially, local
food producing resources could provide the long-term poten-
tial for keeping the availability of foodstuffs high due to
the close proximity of producers and consumers., It will be
to the benefit of the County and the region to keep as many
economic and agricultural options as possible available
during the uncertain times that lie ahead during the rest of
this century and into the next one.

2. The benefits from open space and a healthy natural environment
include

a. Clean air to breathe and clean water to drink.,

b. Lower costs for treating ground and surface water,

C. Direct and indirect financial benefits from another major
economic base gyenerator, the tourist industry, which depends
on the historic and scenic quality of the County,

3. The benefits of achieving a compact growth pattern include

a. Lower public service costs for schools, law enforcement and
other services due to the lower transportation and infra-
structure needs of a compact settlement pattern,

b. Less disruption of the farming industry and the natural
environment due to a reduced amount of intrusion of develop-
ment into the rural areas.

C. Less disruption of the rural landscape, the scenic and
historic resources, and the tourism industry.

d. Preservation of diversity in the natural environment.
C. SUMMARY OF RECOMMENDATIONS

1. General Strategy

To achieve its goals, the Rural Plan offers Tandowners a
broad range of voluntary options that will assist each Tandowner
in his or her individual requirement for short or lony-ranye
financial return on his or her real property including options
that will allow the landowner to conserve the land. The volun-
tary options are intended to enhance the development potential in
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existing urban areas as outlined by the Resource Management Plan
and area plans, while encouraging the retention of agricultural-
and open space land uses in the rural areas. (See Table 2, page 12
and Figure 3, page 13 .)

Summary of Policy Area Framework

This Plan establishes five geographically distinct Policy
Areas which will serve as the framework for applying the land use
programs and policies of this Plan during the next twenty years.
The policies for these areas are structured so as to encourage
growth to occur in the towns and urban areas while providing con-
servation options to landowners in the rural areas in an attempt
to discouraye development from occurring in a costly, scattered
pattern.

The five Policy Areas are defined as follows:
a. Urban Growth Areas (UGAs):

These are areas which have existing public utilities such as
sewer and water systems or are planned for such service
within the next twenty years. This Plan confirms the policy
of the Resource Management Plan to encourage growth in areas
with existing or planned public facilities in order to mini-
mize costs of providing these facilities in the future, to
~continue the historic growth pattern of Loudoun County and to
preserve the agricultural and open space areas. These areas
include the six largest incorporated towns, eastern Loudoun,
and portions of the Ashburn/Arcola/Pleasant Valley area to be
determined specifically by the Dulles Area Plan.

(Refer to pages 229 through 234 for specific recommendations.)
b. Rural Fringe Areas:

The Rural Fringe area is to act as a transition zone between
the densely developed urban areas and the low density rural
countryside. .

The Fringe areas are seen as appropriate locations for resi-
dential development at rural densities of one unit per three
to ten acres on septic systems. It is hoped that these areas
will absorb much of the rural residential development that
would otherwise occur in the more rural areas farther from
towns. The fringes are defined as those areas within one-
half mile of the five largest western towns (less the UGA),
the fringe surrounding the Town of Leesburg as defined in the
Leesburg Area Management Plan, and the Ashburn/Arcola/Pleasant
Valley area until such time as a detailed area plan is done
for that area.

- (Refer to pages 234 through 239 for specific recommendations.)
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C. Rural Village Areas:

These are fourteen of the rural villages in the County which
have some amount of public facilities and which might be
capable of absorbing a limited amount of new development.,

(Refer to pages 126 and 239 for specific recommendations. )

d. Agricultural Conservation Areas:

This area is defined as all land which is not included in the
three previous Policy Areas, and includes most of the County's
farmland. This area will be the location of the County's
major efforts to apply farmland retention programs and poli-
cies and to discourage any development which is not compatible
with existing agricultural activities.

(Refer to pages 42 and 243 for specific recommendations.)
e. Environmental Overlay Areas:

These areas occur throughout the County, overlaying the other
four Policy Areas and include important or hazardous natural
features such as floodplains, steep slopes and problem soils.
Various policies are recommended for these areas in order to
conserve the functions and value of natural systems and to
protect the public health and safety, and to tap the economic
development potential of those resources in a safe and prac-
tical manner.,

(Refer to page 186 for specific recommendations.)

Summary of Zoning And Subdivision Regulation Recommendations

a. Change the definition of “subdivision" to include all divi-
sions of land, regardless of the size of the new lots, in
order to better ensure that new rural development will be
adequately designed to prevent future road and traffic
problems, land use conflicts, erosion problems, public health
and safety problems and other land use impacts.

b. Limit the use of private access easements to clustered develop-
ments, ftamily subdivisions and historic sites only.

C. Establish a vo]untafy A-50 agricultural zone with a 50-acre

minimum lot size for those landowners who wish to have such a
Tow density agricultural zone for their land.

- 14 -



Establish a rural cluster provision for the existing A-3 and

A-10 zoning districts in order to give farmland owners a par- -

tial development option that would allow some residential
development but which would still preserve significant blocks
of farmland and open space.

Rezone existing lots of 10 to 15 acres from the A-3 to the
A-10 zoning classification.

(Refer to page 120 for detailed recommendations.)

Summary of Agricultural Conservation Recommendations

a.

Use-Value Taxation and Agricultural and Forestal Districts:

This Plan recommends that the County continue both the Use-
Value Taxation Program and the Agricultural District Program.
While both of these programs have weaknesses, they are seen as
valuable programs if the County can strengthen them with
stricter eligibility requirements, greater benefits to farm-
land owners and/or greater use restrictions (refer to paye 43
for detailed recommendations).

Transferable Development Rights (TDR) and Density Transfer:

This Plan recommends that the existing Density Transfer Pro-
gram be strengthened and expanded county-wide, and that the
County viyorously pursue State enabling legislation to allow
the implementation of a full-fledyed Transferable Development
Rights Program.

Under a Transferable Development Rights Program (TDR), the
County will designate sending and receiving areas for Develop-
ment Rights. The sending areas will be those areas which the
County wishes to preserve in-agricultural or open space uses,
The receiving areas will be those areas which have public
facilities and utilities and in which the County wishes new
development to occur. Landowners in the receiving areas
could buy TDRs (the "right" to develop a dwelling unit) from
owners of land in the sending areas. These TDRs would then
be applied to the land in the receiving areas, thereby
increasing the allowed development density on that land,
while causing a permanent easement restriction to be placed
on the land in the sending areas from which the TDRs were
sold.

Through Transferable Development Rights, a farmland owner
is able to receive some reasonable compensation for preserving
his farm for the future by sellinyg his development rights and

placing a restrictive easement on the farmland limiting future.
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development. A developer would purchase these rights and
use them within designated urban areas to increase the al-
lowable development density of his project over what the
zoning for the area now allows.

Thus the farmer is able to take advantage of increased land
values due to development pressures and in fact may use the
proceeds from the sale of development rights to buy more land
for a larger and more efficient farming operation,

Under a TDR Program, the developer must buy development right
in order to acquire higher density for his project. The unfa
past practice of creating a "windfall” by permitting a change
of zoning on the land is thus eliminated, but he should be
able to recoup his expenses by encountering far fewer costly
delays, legal expenses, and planning problems by not having
to go through a lengthy rezoning procedure. 1In addition his
public image will be enhanced by the fact that he is helping
to preserve the countryside at the same time that he is
developing the desiynated TDR Receiving areas.

[t is essential that a market for TDRS or conservation ease-
ments under the Density Transfer Program be created. Tnere-
fore, it is the strong recommendation of this Plan that the
present practice of giving increased density through proffers
(other than conservation easements) be severely restricted.
This should apply in all areas of the County. The County
should establish standards for subdivisions at the lowest
density which is legally supportable for the specific area.
These standards should state what public improvements must be
provided in order to obtain that density.

In the ordinance which implements a Transferable Development
Rights program, the Board of Supervisors will have a choice o
two alternative approaches.

The first alternative would be for the ordinance to commit
the County to granting additional density to a developer of
Tand in a designated receiving area if that developer offers
TDRs to the County.

The second alternative would be to allow the County to exer-
cise discretion when considering an offer of TDRs during a
rezoning procedures. Under this alternative, a developer who
wishes to rezone land in an urban growth area to a higher
density could acquire TDRs from land which meets the speci-
fied eliyibility requirements for conservation. The devel-
oper would present these TDRs (in the form of a conservation
easement on the land) to the County in addition to any other
improvements that the developer wished to proffer as part of
his rezoninyg application. In addition, the developer could
propose an alternative series of proffers which did not
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bility of the TDRs in relation to alternative proffers that

had been made. If the proposed zoning change was found to be

in accordance with the goals, policies and principles of the -
Comprehensive Plan, the County would then decide which series
of proffers to accept, and what additional density, if any,
would be in order. With either alternative, the amount of
density granted in return for TDRs would be predetermined by
the formula set forth in the adopted local TDR ordinance, but
it would also have to conform to the limits on maximum
density as set forth in the Comprehensive Plan. (This Plan
suggests an appropriate TDR density formula on page 51.)

Industrial development through a permitted small change in
floor area ratio may provide a market for development riyhts
as would new residential development. However, this Plan
1imits commercial density transfer.  Since there are already
hundreds of acres zoned for commercial use in inappropriate
locations, commercial density should only be increased in the
village areas by purchasing commercial density from another
property that already has such a zoning designation.

Many communities have adopted TDR Programs in recent years
without a structure and commitment to make them work and to
date have not had much success. Many other communities have
had remarkable success in reaching their more limited goals
through purchase of development rights but still found it not
politically or economically feasible to expand the program
because of the enormous amount of public funds required.

This Plan recommends a relatively simple administrative and
procedural framework for the TDR Program, in the hope that

with a firm commitment from the County, the program will be
acceptable and workable for both the buyers and sellers of

TDRs.

There exists a legal problem with a TDR Program in that in
Virginia, under the Dillon Rule, counties only have authority
that is specifically granted by the State Legislature. Thus
State enabling legislation will be required before a TDR
Program can be put into full-effect. However, this Plan
assumes that if there is a total commitment on the part of
the County to have a TDR Program, the Legislature will grant
the needed authority. In the meantime, the present Density
Transfer Program should be expanded to the maximum extent
permissible to conform with the goals and criteria of the
full TDR Program,

Density Transfer is implemented through the proffer mechanism
of the rezoning application process. It is legal now, and is
described in greater detail on page 47.

(See pages 46 to 54 for detailed explanation of TDR recom-
mendations.)
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C.

Leasing of Conservation Easements:

This Plan recommends that the County lease conservation ease-
ments (voluntary restrictions on non-agricultural development)
from holders of agricultural land. The leases would be for a
somewhat yreater amount of compensation to the landowners than
the present use-value tax reduction, the amount to depend on
the duration of the easement restriction.

The rationale for offering financial incentives for nondevelop
ment commitments is two-fold: farmland requires virtually
nothing in the way of County services (the farmstead excluded)
whereas residential development of the same land would usually
cost more in services than its tax contribution. The advan-
tage of leasing over use value is that the leases would be of
definite duration; the County can thus better predict its
future service burden.

Leases are a bridge to more lasting solutions, but will bene-
fit the County for a long time. Fixed duration leases allow
the County and the landowner to make an intermediate commit-
ment; the arrangement is not year to year, as with use-value,
but neither does it require a permanent commitment to preser-
vation. To ensure that the program includes only significant
agricultural operations, eligibility will be based on larger
parcels than under use-value.

The leasing of conservation easements is a particularly
important part of the plan in that it will assure landowners
that their actions to preserve farmland will be rewarded in
direct proportion to the commitment made. It is not meant to
replace land use tax assessment except for landowners who
choose to take advantage of the greater benefits of the
leasing program.

(See page 54 for a detailed explanation.)
Right-to-Farm Legislation:

To reduce the potential for nuisance suits and complaints
from nonfarm neighbors of farms in the Agricultural Conser-
vation Area, this Plan recommends that the County support the
existing State Right-to-Farm Act and, in addition, adopt
further policies which encourage agricultural uses in the
rural areas.

Agricultural Development:

New and significant mechanisms presented in this Plan
transcend the established and historic roles assigned to and
performed by the County Department of Planning, Zoning and
Community Development, the Agricultural Stabilization and
Conservation Service Office, and the Loudoun Cooperative
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Extension Service. The establishment of the position of
Agricultural Development Officer is recommended herein to )
ensure the successful implementation of the Plan. This posi-
tion would have, among others, the functions of serving the
County farming community in providing guidance, assistance
and encouragement in the understanding of and participation
in the several agricultural alternatives presented in the
Plan and of serving the Board of Supervisors in formulating,
recommending and presenting agricultural Tegisiative ini-
tiatives at the State level of government. The position of
Agricultural Development Officer would provide administrative
leadership for the County farm community similar to that pro-
vided by the Department of Economic Development for the
County's industrial and tourism community.

5. Summary of Public Facilities and Utilities Recommendations

a. To re-establish the historic growth pattern, the County will
encourage the location, appropriate timing of construction
and operation of public water and sewer utilities in and
around Urban Growth Areas.

b. The County shall assume a coordinatfng function with existing
incorporated towns in resolving public sewer and water problems.

c. The County shall establish a committee of primary policy
officials to discuss water and sewer questions with the
western towns with the view of providing a cost-effective
solution to current deficiencies.

d. In those rural areas where a group health hazard cannot be
solved by the individual homeowners involved, the Sanitation
Authority will assume a technical advisory role in determin-
ing an appropriate solution; the financial responsibility for
the new systems' construction and operation will be borne by
the users involved. :

e. Communal water and wastewater system approval shall meet State
Water Control Board and Loudoun County Health Department
standards.

(See pages 157 to 160 for detailed Public Facilities and
Utilities recommendations.)

6. Summary of Transportation Recommendations

a. General Recommendations:

i. New transportation improvements should be designed to
cause the least possible disruption of farms, existing
communities, existing land uses, historic sites,
buildings and cemeteries, as well as important natural
and scenic features.
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ii Dedication of road rights-of-way established in the
Comprehensive Plan will be a factor in all rezoning and
other development permit approvals.

b. Rural Road Recommendations:

. A high priority should be given to providing adequate
width and weight capacity on the County's secondary
roads and bridges for the movement of agricultural
equipment and products.

ii. A high priority should be given to the correction of road
hazards with special attention given to school bus routes.

1ii. The County will discourage implementation of any but the
most essential changes to roads which traverse scenic or
historic areas.
(See page 179 for detailed Transportation recommendations.)

7+ Summary of Environmental Conservation Recommendations

a. Mining Activities:

i. Prohibit uranium mininyg in Loudoun County until its
problems are resolved.

i1. Develop and adopt an effective resource recovery zone sec-
tion in the Zoning Ordinance.

b. Limestone Conglomerate Qutcrop Belt:

i. Promote general agricultural use and ]ow intensity develop-
ment on central sewer facilities while providing safe-
guards to minimize health hazards and environmental
degradation in areas of limestone geologic formations.

ii. Require that drainfields be located a minimum of 100 feet
from the low points of sinkholes (50 feet from their outer
edge), and that absorption trench bottoms and sides be at
least four feet from the limestone rock.

iii. Require geotechnical reports and engineered solutions
to problems in the limestone outcrop belt for all sub-
division proposals with lots less than ten acres in size,
proposals for waste disposal sites (including agri-
cultural lagoons and sludge holding ponds), and proposals
for large ponds.

¢. Land Use Changes:

Require the preparation of a detailed soil and geotechni-
cal study for proposed land use changes and developments
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in soil types identified as having poor and very poor
potential for development. Such reports shall generally
evaluate site conditions and recommend desiygn parameters
consistent with County policy.

d. Nonpoint Source Pollution:

i. Inventory and monitor the existing nonpoint pollution
levels and sources,

ii. Support State of Virginia efforts to monitor and limit non-
point source pollution.

e. Soil Conservation:

i. Continue to lessen the negative effects of erosion and
sedimentation through the Loudoun County Erosion and Sedi-
mentation Control Ordinance.

iji. Continue support for the existing memorandum of
understanding between the Loudoun Soil and Water
Conservation District and the Loudoun County Commissioner
of The Revenue that requires all applicants for use-value
taxation to cooperate with the District in an approved
conservation plan to decrease soil erosion. Review the
agreement in order to determine if it can or should be
strengthened.

f. On-site Sewage Disposal (Septic Systems):

Permit on-site sewage disposal only in those areas where
site and soil conditions are such that the on-site dispo-
sal system can be expected to function satisfactorily for
the life of the structure or until public sewer is made
available based on plans and projections contained in the
Rural Plan.

g. Solid Waste Disposal:
Permit solid waste disposal facilities only in suitable

locations as outlined; require regular monitoring of sur-
face and groundwater to assess pollution migrations.

h. Groundwater:

Maintain a data base on well-drilling activities in order
to monitor and predict groundwater quantity and quality.

i. Surface Water:
Identify and monitor the condition of potential water

supply/stormwater management impoundment sites for future
use,
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Jj. Land Forms:

1..

-i-i.

One hundred year floodplains, as identified on maps pre-
pared by the Soil Conservation Service and the Federal
Insurance Administration, shall be preserved in their
natural state except for uses permitted in the County
Floodplain Ordinance (agricultural, passive recreation).

Protect the public and environment from damages resulting
from improper building on mountain colluvial soils sub-
ject to slippage. Minimize damage to the environment and
the public by precluding development on steep slopes.

k. Vegetation:

1.

ii.

1ii.,

iv.

Encourage landowners to manage and maintain their woodlan
for multiple uses such as timber and firewood production,
wildlife habitat, stormwater runoff and soil erosion abat
ment, recreation and scenic quality.

Require harvesting plans with best management practices
to be approved by the County Forester of the Virginia
Division of Forestry before logging operations are to com
mence on woodlands of greater than 20 acres or 25% slopes

Require management plans for logging operations on wood-
lands of greater than 20 acres or 25% slope.

Require noxious weed control through the Commissioner of
The Revenue as part of land-use tax deferment. Tighten
enforcement and monitoring procedures.
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CHAPTER TWO

ANALYSIS GOALS, AND IMPLEMENTATION
RECOMMENDATIONS BY RESOURCE TOPIC

AGRICULTURAL RESOURCES

A.

**

BACKGROUND, ANALYSIS AND ISSUES

Loudoun County is rich in agricultural resources, in terms

~ of both the economic elements of production, and the cultural

character and long historical basis of the County's farming
industry. (See Figure 4, page .24 .) The County is blessed
with good agricultural soils, a mild, moist climate, a long tra-
dition of family farms, gentle topography, and good access to
farm markets and major population centers. The inherent quali-
ties of these basic resources have allowed for an evolving and
changing farm tradition. The County's agricultural industry is
now based primarily on corn, cattle and other grain production,
as well as substantial horse, dairy, vegetable and sheep opera-
tions. In the 1970's corn and soybean production increased,
(Loudoun was the leading corn producing County in the State in
1981)*, whereas the number of sheep farms and dairy farms has
decreased. There has also been a noticeable increase in inten-
sive specialty crops such as vineyards, Christmas trees and
vegetables. In general, the number of major middle-sized farms
has decreased, but per acre productivity has increased. About
228,000 acres were in farms in 1978, representing over two-
thirds of the County's total land area.**

Good farmland is usually nearly level, well drained, and
watered. These are the same characteristics which make land
attractive for development. As deve]opment begins to occur in
formerly rural areas, land values rise and property and estate
inheritance taxes increase. Under dual pressure from higher
taxes and tempting offers from speculators and developers, many
farmers sell their land. This process began in the early 1960's
in Loudoun County, when the Washington metropolitan area began
to spread westward. Sterling Park and Dulles Airport were the
first instances of large scale urbanization of the County's land

" base; the rate of development has continued to increase since

that time.

Interview with William Harrison, Loudoun Cooperative Extension Agent.
U. S. Census of Agriculture, 1978.
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As the number of farms in an area declines, important sup-
port industries (e.g., feed, fertilizer, grain dealers) begin to
leave due to insufficient business. New non-farm residents
require much higher levels of service from government (roads,
schools, utilities), and the tax burden increases due to the
necessity of providing these services. The aesthetic values of
open land, fresh air, and other amenities of rural living, which
make the County attractive to new residents, gradually decline.

Farmers as a group are also adversely affected by urbaniza-
tion because the process brings the potential for conflict be-
tween normal farming operations and the lifestyles of new resi-
dents.

The trends in agricultural land use and the farming industry
are somewhat ambiguous and thus require careful analysis in
order to accurately interpret the true implications of these
changes. For purposes of description and study, it is useful to
distinguish between the economic land use aspects of agriculture,
and the cultural/demographic aspects.

1. Trends In Land Use

Among the land use aspects, there are four major trends
evident in the changes in the overall agricultural land use
statistics for Loudoun County between the Agricultural
Census years of 1969, 1974 and 1978, covering the decade of
the 1970's. There are causes and at least partial explana-
tions for each of these trends. The following is an analysis
of the possible causes and impacts of the major trends:

First, the total number of acres in farms* in Loudoun
increased by about 7% between 1969 and 1978, and the acreage
planted in corn increased by about 90%, while the acreage in
pasture decreased by 16%.** Several explanations for these
trends can be identified. The increase in acres in farms
may be due to the fact that the county adopted the Use-Value
Taxation Program for qualifying farmland in 1974. This
gave an incentive for owners of idle or under-used farmland
to put it back into full production in order to gain the
local tax benefits. The increase in corn production and the
associated decrease in pastureland can be substantially
attributed to the increase in the price of corn. Between
1960 and 1971 average corn prices were relatively stable,

* pefined by the U. S. Census of Agriculture as any place
~from which $1,000 or more of agricultural products were
sold, or normally would have been sold, during the census
year,

** |y, S, Census of Agriculture, 1969, 1978.
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hovering around $1.25 per bushel. However, during the three
year period of 1972 through 1974, corn jumped to $3.22 per
bushel, and since that time the price has generally held at
or near $3.00 per bushel.* This sharp increase was due to
many factors, most being the result of national and inter-
national economic events., Corn has become a relatively
dependable cash crop for Loudoun farmers and, therefore,
they are planting more of their land in corn than they did
in the 1950's and 1960's.

Second, the average farm size in Loudoun decreased by
15%, between 1974 and 1978, after having risen continually
during the twenty years between 1954 and 1974. This reduc-
tion in average farm size relates strongly to the increase
in the number of smaller farms (less than 200 acres), and
the reduction in the number of medium sized farms (200-500
acres). The average farm size in Loudoun in 1969 was 285
acres, and in 1978 it was down to 241 acres. During this
period, the number of small farms increased, as did the
number of very large farms (1,000+ acres). This pattern
would seem to indicate that while more smaller, part-time
farming operations have been established, some farmers have
expanded into very large operations by renting cropland,
(see Figure 5, page 27 ), probably in an attempt to bene-
fit from economies of scale. The most dramatic change 1in
farm size was the increase in the number of small farms.
This trend is strongly correlated with a similar increase in
the number and percentage of part-time farmers, from 340
(49%) in 1974, to 455 (54%) in 1978.**

The causes of the changes in farm size and-principal
occupation of owners are difficult to isolate or prove.
However, some probable causal relationships can be iden-
tified. Increases in land costs and production costs have
pressured many farmers to rent additional cropland, expand-
ing the size of the farm in order to gain economies of
scale while, at the same time, these higher costs have made
it more difficult for the middle-sized and small farm to
survive as the sole occupation of the owner, thus causing
an increase in the number of small scale, part-time farmers.
Another possible cause of the increase in small farms is the
rising popularity of a rural lifestyle, particularly in

* Unpublished Report form the Virginia Department of Agricul-
ture and Consumer Services, Richmond, VA.
** U.S. Census of Agriculture, 1974, 1978.
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areas close to a large metropolitan area such as Washington, D.C.
Many retired or semi-retired people or others who want a part-time
or "weekend" farm have purchased smaller tracts of 10 to 100 acres
for purposes of hobby, recreation, investment, or income supple-
ment.

Third, although the total value of farm products sold has in-
creased during the last decade, the level of operating costs such
as farm machinery, labor, fuel, interest rates, and feed, has also
increased. In addition, the average value of farmland increased by
two and one-half times between 1969 and 1978. Such an increase in
Tand value is a decidedly mixed blessing to the farmer for while it
raises the gross market value of his property, it also makes it
more difficult to acquire additional land as well as serving as an
indication that the land is more valuable for development than for
farming. Total expenditures for farming operations increased by
105% between 1969 and 1978, while the total sales value of farm
products sold increased by 116%.* These data would appear to indi-
cate that farming in Loudoun is becoming more expensive, more pro-
ductive, and requires a great deal more in the way of capital
expenditures in order to successfully compete economically., Also,
it indicates that the overall rise in production expenses is nearly
keeping pace with the increase in crop production and gross revenue.
The County's 1981 Agricultural Survey showed that increased produc-
tion costs and lack of available labor were the most severe problems
facing local farming operations.,** Many of the important increases
in production costs are due to factors rooted in the national and
international economic system and are thus beyond Tlocal control.
Examples include the high cost of borrowing money, the increasing
cost of fuel and electricity, and the general reduction in the
purchasing power of the dollar due to inflation.

Fourth, the kinds of farming operations in the County have
changed with more vegetable farms, more beef cattle farms and
fewer dairy and sheep farms. (The number of corn producing farms
has remained constant during the last decade even though corn
acreage has increased). These changes indicate a change in produc-
tion economics for the varjous different operations. Dairies are
becoming less popular, probably due to labor problems and high
capital costs, while intensive operations such as vegetables are
gaining in popularity.

Derived from the U.S. Census of Agriculture.

Draft Loudoun County Agricultural Survey, Loudoun County
Department of Planning, Zoning and Community Development, 1981,
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These four major trends in agricultural economics and land
use: the increase in total cropland, cornland, farm acreage -
and number of large farms; the decrease in average farm size =
combined with a decrease in the number of medium sized farms; the
increase in the cost of land, money and other production factors;
and the changes in farm-types, together paint a general picture of
the direction in which the farming industry in Loudoun may be
headed, in terms of overall land uses.

Trends In Cultural and Demographic Aspects

Among the cultural and demographic aspects, there are several
trends which are of at least equal significance to the land use and
economic trends.

First, the average age of farmers has fluctuated during the last
decade, although it appears to have stabilized or possibly increased
only slightly in the last few years. According to the U.S. Census of
Agriculture, in 1969 the average age was 53.6, by 1974 it had risen
to 55.6 and then by 1978 it had dropped down to 52.6. The recent
County Agricultural Survey showed the average age of farmers to be
53.9, only a slight increase over 1978. The relatively high age of
Loudoun farmers may indicate a problem for the long-term viability of
family farms in that as these farmers reach retirement age, many will
sell their land. Such a prospect casts a great deal of uncertainty
on the future of medium-scale family farms in Loudoun.

Second, the non-farm population has increased substantially in
the rural areas of Loudoun County. This increase has apparently
contributed to an increase in the physical _conflicts between farming
activities and rural, non-farm residents. JExamples would include
complaints against farmers by neighbgripg”
machinery noise and pesticide spraying
dogs; traffic conflicts between heavy farm machinery and cars; van-
dalism; and trespassing on farm properties and cropland. ' In the
County's 1981 Agricultural Survey, farmers cited encroaching devel-
opment as the third most severe problem facing their farming opera-
tions behind operating costs and taxes, respectively. Conflicts
between farms and new residents will likely continue to be an ever
increasing problem in the County's agricultural areas. Future land
use policies and regulations should focus on these existing and
potential conflicts.

Third, there have been broad social and cultural changes
throughout the entire community. Opportunities for non-farm educa-
tion and employment are often more available and attractive to farm
children. The continuity of farm ownership and management from one
generation to the next is thus more Tikely to- be broken.
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3.

Analysis of Impacts of Trends

Some of the past and possible future impacts of all of these
trends include the following:

First, due to the increased price of land, money and other pro-
duction costs, full-time farmers are finding that in order to be
profitable, they must increase the scale of their farming operations
by leasing additional land. Generally, the 1land is too expensive
to buy for agricultural uses only, so they lease it with one, three
and, when possible, five year contracts from landowners who are
often sgeculators, not farmers (see Figure 6, page 31.) These
short-term agreements prevent the farmer from having the security of
knowing that he will always have enough land to farm in the future,
thereby further increasing the uncertainty of his business. The
larger farmers must compete with each other for the land which is
available for leasing. This further increases the uncertainty of a
farmer's land supply in addition to increasing the cost of produc-
tion by bidding up the rental price of good land.

Second, due to the increase in the total number of acres in crop
production, the danger of soil erosion .increases. In addition, the
increased competition among farmers to rent cropland tends to bid up
the rental price, thus contributing to increased total production
costs.

Third, the increase in average farm size and number of farms
indicates that both the small farms and very large farms are gaining
in number, while the middle-sized, “"family" farms are being squeezed
out. This trend may reduce the social and economic diversity of the
County's agricultural sector. It could also tend to cause an
increase in total farm productivity, however,

Fourth, any increase in the County tax rate contributes to a
further increase in farm production costs, putting further economic
pressure on farmers.

Fifth, the decrease in the number of sheep farms and dairies
also contributes to the lower diversity of farm types in the County.
This may be somewhat ameliorated by an increase in vegetable and
other high intensity farms.

Sixth, the lack of available labor and pressures for economies
of scale force further mechanization of farming, while at the same
time discouraging older farmers who may have to invest in new equip-
ment rather than using skilled farm labor,

Seventh, as discussed previously, the increase in the non-farm

rural population causes more land use conflicts and difficulties for
farmers in carrying out their farming activities.
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_ Eighth, the increasing age of farmers may increase the
likelihood that farmers will retire and be forced to sell
their land. It could, however, also mean that retired farmers
may choose to retain ownership and lease their land to younger
farmers, thereby increasing the farming opportunities for
these younger farmers.

Finally, and possibly most important, are the broad
cultural changes in the Tlocal society and economy. Increased
educational and employment opportunities for farm children,
increased exposure to mass communications, increased expec-
tations for higher, stable incomes and less physically
demanding work all contribute to a decrease in an interest in
farming among local young people, and thus reduce the prospects
for the future of farming in the County. A possible counter
trend which may be occurring is the “back to the earth" move-
ment in which many urban people are involved. This trend,
however, is generally for small farms, and may not be of
enough significance to strengthen the local industry of large,
mechanized farming operations.

It is clear from the foregoing analysis that all of the
trends, causes and impacts of changes in agricultural land
uses are interactive. To a large degree, the causal rela-
tionships are a "chicken and egg" situation where the impacts
of certain changes become themselves basic causes of still
other changes. This complex network of interacting factors
cannot be viewed as a static, linear, cause-and-effect chain,
but rather should be seen as a dynamic web of causal rela-
tionships.

Table 3, page 33 summarizes these basic trends, as well as
their probable causes and impacts.
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Table 3

AGRICULTURAL TREND ANALYSIS SUMMARY CHART

Probable Cause(s)

Potential impacts

Higher market value of farmland
as potential development land
Infiation

Increased mechanization has
raised costs such as fertilizer,
machinery, etc,

Increased energy costs; fuel,
chemicals, electricity

Higher tabor costs

Higher interest rates

No individual contro! over sales
price due to dependence on
national and international
economic, political and market
forces :

Littie or no coordination among

producers regionwide or nation-

wide

Produces economic uncertainty and
profit squeeze

More uncertainty about land avail-
ability on the part of farmers

increases difficulty for small
scale farms to produce adequate-
profit

Increases incentives for land
owner to subdivide and sell

Forces larger scale farming
operations in order to achieve
economies of scale

Forces more mechanization to in-

crease scale

Puts more stress on land and soil
due to short term leases, need
for constant maximum production

Prevents or deters new or young
farmers from starting up.

crease in fotal
‘acres of crop-
and

Establishment of use-value
taxation in 1974

Price of corn went up during
1970's

Number of farms went up during
1970's

Larger farms expanded to achieve
economies of scale

Increases erosion potential and
problems

Strain on soil fertility

Increase in competition and cost to
rent farmland for agricultural use

tncrease in total gross productivity

ncrease in farm
size, increase
in number of
farms

Increased popularity ot rural
life style

Increase in cost of land
Inflation & higher interest
rates, higher production
costs for all farms

Fewer mid-size farms survive

Agricultural community loses
diversity & strength

Could harm certain support
businesses, may help others

Could increase gross productivity
by encouraging more intensive
operations

crease in tax
rate, increase

in tax bill due
to higher assess-
‘ments on build-
ngs

Increased demand for county ser-
vices due to rise in young,
suburban population

Infiation

Growth pressure and real estate
speculation throughout D.C.
metro area

Increases total net farm produc-
tion costs, because taxes are
one of those costs

Encourages farmers to sell farm &
move or retire

Creates pessimistic view of farm-
ing future among local farmers

Encourages the further reduction
in mid-size farms & increase in
smail & part-time farms

Decrease in num-
~ber of dairies,
heep farms; in-
rease in number
f vegetable
~farms and corn
‘acreage

Production and capital costs for
dairies are very high, creat-
ing low return on investment,

Vegetables are more intensive,
therefore productive,

Corn has been a good cash crop,
during last ten years

Sheep are often killed by dogs,

More smaller and intensive farms,

Less diversity in the agricultural
sector of Loudoun,

More corn grown on land which may be
more suitable for other crops or
pasture,
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Trend

TABLE 3 (Cont!d,)

Probable Cause(s)

Potential Impacts

Social/Cultural:

1) Lack of available
| abor

Fewer farm children interested
in farming due to changing
opportunities and expectations

Higher, more competitive wages
of fered by other industries

Fewer people willing to do
physically demanding work

Encourages further mechanization,
and thus, larger scale farming,
and leasing of farmland by large
farm operators

Prevents mid-size farmer from
expanding his operation, unless
he can afford to mechanize

Encourages pessimism on part of
farmers

2) lIncrease in rurafl,
non-farm popula-
tion and in
neighboring
suburban counties

Regional popufation and employ-
ment growth due to expanding
high-tech industries and
government

Increased desire among people
for the higher "quatlity

Increases pressure on and conflicts
with agricultural activities
Increases need for schoois and
public facilities and thus
higher taxes

Increase in local market for

of life" often afforded by agricultural products
smal ler, more rurat communi- Increase in potential fiabor
ties sources
3) Increasing age of Fewer young farmers willing or increases likelihood that a farmer
farmers (age able to enter the farm businesq will sell-out and retire

appeared to have
been stable over
the 1970's, but
may rise during
the 1980's)

More retired or absentee "hobby"
or part-time farmers

Could mean more land will become
available for young farmers to
buy, but price is too high

Could increase sales of land to
developers/speculators, thereby
increasing farmiand rental and
uncertainty among farmers

4) Broad cultural
changes such as
increased oppor-
tunities for farn
children, differ-
ent aspirations &
expectations of
farm children,
increased popu-
larity of small
town/rural |living
exurban migratiod
rising expecta-
tions of farmiand
owners for fin-
ancial return
from selling for
development

Growth of Washington Metro area,
more jobs, people, opportun-
ities of all kinds

Increasing problems in urban
areas such as crime, living
costs, traffic, pollution

Increased mobility of local
citizens

Increased exposure to mass
communications

History of rapid growth in North-
ern Virginia since 1950

Fewer young farmers, agricultural
laborers, and agriculturally re-
lated businessmen

Increased conflicts between farms and
non-farm residents

Less emphasis on and awareness of
agriculture in schools and
other community institutions

Reduces the solidarity of the local
agricultural social community,
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g, Agricu]tur51 Issues

The major issues regarding agricultural 1aﬁdiUSé§‘1n the
County's rural areas include the following:

a. The Market Value of Rural Land and The Landowner's Equity

The value of rural Tand in Loudoun, particularly the
land with better agricultural soils, has risen steadily
during the past two decades, primarily due to its poten-
tial use for rural residential development using indivi-
dual septic systems. This increase in value has caused
difficulties for some of the farmers in the area, but at
the same time, very few landowners, including farmers,
are willing to accept any additional regulation that
might reduce that market value.

b. The Pattern and Rate of Rural Residential Development

During the past two decades, residential development
and land subdivision have occurred at a rapid and
increasing rate, due primarily to the market demand for
rural lots. While these residential lots have been sub-
divided and built upon, the towns and villages in rural
Loudoun where growth is encouraged to take place, have
experienced negligible growth due to inadequate public
utilities, particularly water. The resulting scattered
growth pattern is and continues to be contrary to
adopted County policy as set forth in the RMP and as
restated in this Rural Plan. This scattered pattern
tends to use up, convert or interfere with much larger
amounts of agricultural and open space land than would
the desired compact, nodal growth pattern.

c. The Future of Farming in Loudoun/The “Impermanence
Syndrome”

The average age of farmérs in Loudoun is in the mid
50's; the County's population has nearly tripled during
the past two decades with about 20% of the new residen-
tial growth occurring in the rural agricultural areas;
farmland values have increased dramatically during this
period due to the rising demand for large rural residen-
tial lots; the projections for future growth in the
County indicate that the population may almost double
again by the year 2000, and farmers in recent years have
experienced a difficult and uncertain economic climate
due to increasing operating costs, low product prices
and high interest rates. All of these factors raise
questions as to the long-term future of agriculture in
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Loudoun County, particularly the large scale, highly
mechanized grain operations that are prevalent in Loudoun
today. The continual subdivision of rural land into 10
acre building lots has created further uncertainty among
farmers as to their long-term prospects for being able

to continue farming in Loudoun. As land is divided due
to retirement of farmers, high market value, and con-
flicts with new adjacent residential uses, the feelings
of impermanence and uncertainty increase among local

farmers.

The Role of the County in Influencing Private Agricul-

Tura] and Rural Residential Tand Use Decisions

Having identified the above issues and concerns
regarding rural land use trends, the question which must
be resolved and which this Plan addresses is what should
be the County's role in attempting to effect the most
desirable rural growth pattern which will be in the best
interests of the majority of Loudoun Citizens during the
next ten to twenty years?

While there are limitations to the County's land use
regulatory powers, it does have the authority to imple-
ment a wide spectrum of policies and programs, ranging
from a strict regulation of rural land uses on the one
hand to a major compensation to landowners for imposed
use restrictions on the other hand. These two opposite
extremes of action, regulation and compensation form the
bounds within which the County must choose to act.

The County can also choose a combination of these
choices which would be a moderate, middle ground solu-
tion and which would be more acceptable to the urban
taxpayer who wants to retain low taxes as well as to
the rural landowner who wants to retain his options for
using his land. Such a combination of techniques is
the recommendation of this Plan.

In addition to land use planning policies and programs
that address the relationships and conflicts

between agricultural and non-agricultural uses, the
County currently implements many programs aimed at
providing direct technical and other assistance to farm
owners and operators such as forest management assis-
tance, agricultural research, agricultural education,
etc. Can the County better implement and manage those
programs in order to provide even more effective service
to the local agricultural industry?
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5. Current Agﬁiculturai Policies and Programs

taining to the County's agricultural resources (RMP, p. 237):

Goals: 1. Preserve the cultural, social, economitc, “
environmental and aesthetic amenities provided
by agricultural land use to both Loudoun
County and the region.

2. Promote land use and fiscal planning efforts
which help alleviate land use and economic
burdens on agricultural land so as to avoid
its premature conversion to urban, non-
agricultural use.

3. Encourage agricultural land use practices which
minimize environmental pollution.

Policies: The County will:

1. Establish and implement agricultural conser-
"~ vation programs designed to encourage the con-
tinuance of the agricultural economy and
culture of Loudoun County.

2. Strongly discourage non-agriculturally related
land uses in those areas designated prime
long-term agricultural land use areas
according to the Resource Management Plan,

3. Discourage the premature conversion of agri-
cultural land uses in areas designated secon-
dary agricultural use areas according to the
Resource Management Plan

4. Develop planning and zoning standards and
~“transition zones designed to reduce potential
conflicts arising from the proximity of agri-
culture to established urban areas and other
incompatible land uses.

(See page 43 for Agricultural Program
recommendations.)
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Programs:

The County currently implements, coordinates, funds and
manages various technical, educational, advisory and land
use programs aimed at promoting the continued strength and
vitality of the local agricultural industry. These programs
include the following:

1. Agricultural Advisory Committee:

The Agricultural Advisory Committee was established by
the Loudoun County Board of Supervisors in 1976 for the
purpose of advising the Board on all matters relating to
agriculture in Loudoun County. The Committee consists of
active farmers, conservationists, bankers, feed and
machinery dealers, and non-farm citizens. Members, who
serve three-year terms, meet monthly and submit annual
reports to the Board, in addition to other reports

deemed necessary. The Agricultural Advisory Committee
has been instrumental in promoting the Use-Value Taxa-
tion Program and in establishing Agricultural and Forestal
districts.

2. Agricultural Stabilization and Conservation Service:

The Agricultural Stabilization and Conservation Service
(ASCS) is an agency of the U.S. Department of Agriculture
which administers the Nation's farm programs (e.g., com-
modity, conservation, environmental protection, and
emergency programs). Programs are desiyned to support
production, to meet market demands at reasonable prices,
to protect farm income, and to offer incentives to farm-
ers to follow sound conservation practices. Programs

are administered in the field by State and farmer-elected
County committees.

Agricultural programs provide loans to establish a price
floor as a hedge against unfavorable market conditions;
make payments to farmers when crops are damaged by
disaster, when it is necessary to "set aside" land for
adjusting crop production, or when market prices fall
below reasonable levels; and share costs with farmers for
soil and water conservation. ASCS offers technical
assistance, including yields acreage maintenance for
farms, commodity loans, cost-sharing for conservation
practices, measurement services, Wool Incentive Payments,
and Milk Diversion Program,
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3.

Cooperative Extension Service:

The Virginia Cooperative Extension Service is a partner-
ship among County, State, and Federal offices working
together for the improvement of agriculture and for con-
servation of natural resources. These goals are
accomplished by dissemination of research-based tech-
nical knowledge and the promotion of the application

of that knowledge. Priorities are established and
programs are designed through the involvement of local
advisory committees and local Extension staff; this
allows tailoring of programs to best meet local needs.
Loudoun County's advisory committees were formed for

the areas of agronomy, farm management, dairy, live-
stock, commercial vegetables, horticulture, Gypsy Moth
control, and noxious weed control. The Cooperative
Extension Service also offers computer programs for use
in the areas of least-cost ratio development; livestock,
crop, and farm planning. Information on these and other
subjects is presented to the public through educational
seminars, newsletters, radio programs, farm and office
visits, and technical assistance programs,

Loudoun Agricultufa] Research Foundation:

The Loudoun Agricultural Research Foundation (LARF) is a
non-profit organization formed in 1984 for the purpose
of encouraging agricultural research and development in
Loudoun County. The Foundation is managed by a Board of
Directors, three members of which are elected annually,
with three additional members appointed annually by the
President.

Office of Natural Resources:

The Office of Natural Resources was established in
December, 1983 through reorganization of the Office of
the Soil Scientist, the Loudoun County Photogrammetric
Mapping Project, and the Loudoun Soil and Water Conser-
vation District support staff. 1In addition to other
responsibilities in natural resource management, this
Office serves the agricultural community through tech-
nical assistance programs (e.g., provision of Soil
Survey information, evaluation of agricultural soils on-
site with the Soii Conservation Service, and assistance
concerning the no-till program in cooperation with the
Soil and Water Conservation District). The Office also
provides: a) assistance to the Commissioner of The
Revenue on the application and compliance of the
Use-Value Taxation Program; b) Map products for the
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conservation farm plans developed by the Soil Conser-
vation Service for landowners within the Use Value
Taxation Program; c) development and dissemination of
locally-applicable agricultural research information
obtained through research plot experiments, field days
to observe results, test demonstrations, and an annual
report of results and observations; and d) staff support
to the Agricultural Advisory Committee, the Soil and
Water Conservation District, and other agriculture-
related committees.

Planning, Zoning, and Community Development:

The Department of Planning, Zoning and Community Devel-
opment prepares, coordinates and administers long-range
land use plans, zoning regulations, subdivision regula-
tions and other land development and. conservation efforts,
many of which relate to the local agricultural industry.
(Included among these are Agricultural and Forestal
Districts and zoning and subdivision regulations which

are discussed elsewhere in this plan,)

Soil Conservation Service:

The USDA Soil Conservation Service (SCS) was established
by Federal legislation in 1933 to provide technical
assistance to local conservation districts, Through a
memorandum of understanding, the SCS provides technical
staff support to the Loudoun Soil and Water Conservation
District (SWCD). Landowners who desire assistance enter
into a cooperative agreement with the SWCD, and in turn
receive on-farm technical assistance through the SCS to
solve land resource problems.

Major areas of technical assistance include the prepara-
tion of a complete conservation plan (problems are iden-
tified, cultivation or land-use changes based on soil
type are recommended, and specific conservation practices
are listed); and on-site assistance furnished by SCS for
layout, design, and construction of structural conser-

.vation practices and management practices (e.g.,

construction/management of farm ponds, drainage of wet
soils, erosion control, conservation tillage and crop-
ping systems.)
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8. Soil and Water Conservation District:

The Loudoun Soil and Water Conservation District, a
political subdivision of the Commonwealth of Virginia,
is responsible under State law for conservation work
within its boundaries. The SWCD is governed by a five-
member Board of Directors, two of whom are appointed by
the Soil and Water Conservation Commission and three of
whom are elected by the public, which provides Loudoun's
citizens with the opportunity to shape the resource
planning and conservation efforts within the County.

The District acts as a catalyst to conservation efforts
through memoranda-of agreement. Through such a memoran-
dum, a staff of conservationists carries out on-farm
technical assistance to district cooperators. Through
another such memorandum (with the Loudoun County Board
of Supervisors) the District is furnished office space
and utilities.

9, Virginia Division of Forestryi;

The Virginia Division of Forestry was established for

the prevention and investigation of all woodland and cer-
tain other open land fires, and for the protection of
woodland. The State provides technical advice to land-
owners concerning the establishment, management, and
harvesting of forest resources. The Division maintains
numerous research plots, from which information is devel-
oped (e.g., hardwood thinnings, walnut management). The
State also works closely with the ASCS to advise, initiate,
monitor, and map various technical practices (e.g., tree
establishment, hardwood thinning, site preparation,
fencing).

" B. AGRICULTURAL GOALS

1. Proceed in spirit from the goals stated for agriculture in
the 1979 Resource Management Plan (RMP). In summary of the
RMP, the initial aims are:

e To preserve and further develop the many benefits of an
ongoing agricultural industry and community for Loudoun
County;

e To do this by creating programs which reduce economic
and other pressures that cause land to be converted from
agriculture; and also '

e To encourage farming practices that promote the conserva-

‘tion of agricultural resources and avoid the pollution or
degradation of surrounding communities.
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2. Promote the development of adequate levels of the key ele-
ments of the farming system as the major land use and econo-
mic activity in the County - these elements being farmers
and their employees, land of the various classifications
required by different production systems, and the necessary
agricultural support services and industries.

3. In seeking these goals, the County should develop a range of
optional programs that will enhance the economic v1ab111ty
of agricultural operations in Loudoun County wh11e main-
taining the equity of farmland.

AGRICULTURAL IMPLEMENTATION RECOMMENDATIONS

The following policies and programs should be immediately
implemented by Loudoun County in order to carry out the Goals of
the RMP and this Rural Plan:

Policies

Loudoun County is blessed with some of the most productive
agricultural soils in the Commonwealth, evidenced by the County's
standing in agricultural production. These productive agri-
cultural lands have fostered a healthy, viable agricultural
industry, which is vital to the Loudoun County tax base and to
the quality of life of County residents. Therefore, the agri-
cultural policy of Loudoun County shall be to maintain the
opportunity for a continued, viable agricultural industry
through implementation of the following policies:

1. Protect the Loudoun County agricultural land base and main-
tain its availability for agricultural production through
the Use-Value Taxation Program, agricultural districts, den-
sity transfer programs, and potential new mechanisms such
as transferable development rights and other techniques or
programs as may be deemed appropriate by the County.

2. Provide the management resources, such as technical assis-
tance through government agencies, research, and agri-
cultural education proyrams to facilitate long-term
agricultural production.

3. Provide an ongoing review of the County's agricultural poli-
cies and programs in order to ensure that they are relevant
and effective. Such reviews shall be carried out by the
appropriate local agricultural committees, the Soil and
Water Conservation District, the Extens1on Service advisory
committees, the Planning Comm1ss1on and the Board of
Supervisors.,
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Continue éékicu]tura] educational programs and efforts.

Minimize the potential for conflict between agricu]ture_énd
other rural land uses through right-to-farm legisiation, -

appropriate setbacks, educational programs, appropriate

review of cluster subdivisions in agricultural areas, and
other appropriate land use controls.

Programs

1.

Use-Value Taxation ("Land Use") Recommendations

Use-value Taxation is presently being used in various
forms in 47 states, including Virginia. It has been in use
in Loudoun County since 1973. Basically, the program allows
qualifying land to be assessed and taxed at its use-value as
farmland or forestland rather than at its fair market value
as potential development land. This usually produces a lower
property value assessment and thus a lower tax bill for the
owner. The aim of the program is to reduce the tax burden
on farmers, thereby lowering their operating costs and
making it easier for them to continue farming and also to
institute an equitable property tax policy, recognizing
that open land does not require very many public services.
In rapidly urbanizing counties, the difference between use-
value and market value is often substantial.

In Loudoun County the typical market value of good
farmland is about $2,000 per acre, while the typical use-
value is about $400 per acre. Buildings and other structures
are not eligible for the program, so the total tax saving to
the farmer is about 50% (on the land itself, the saving is
about 75% to 80%). Approximately 200,000 acres of land are
under use-value taxation in Loudoun County, or about two-
thirds of the County's total land area.

Although Use-Value Taxation has met with some criticism
based upon various studies which cast doubt upon its effec-
tiveness in preserving farmland, farm owners in Loudoun
County have continually stated that for many of them use-
value is an essential part of their effort to remain in
business. They say it has provided many indirect benefits
such as opening up large amounts of absentee-owned cropland
for renting to local farmers in addition to the immediate
direct benefits of providing financial assistance to
farmland owners.

It is, therefore, the recommendation of this plan, that
the County continue to implement the Use-Value Taxation
Program.,
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2.

Agricultural and Forestal Districts Recommendations

Under state legislation enacted in 1977, Agricultural
and Forestal Districts may be established in local govern-
mental jurisdictions in Virginia at the request of land-
owners. Loudoun County currently has 14 Agricultural
Districts totaling over 80,000 acres, more than any other
County in the State. (See Figure 7, page 45.)

The formation of an Ag-District is voluntary on the part
of the landowners, and provides certain benefits and protec-
tions to the land within it. A minimum of five hundred
acres is required to form an Ag-District; it may be estab-
lished for four to eight years and may be renewed by the
Board of Supervisors. Qualifying land within the district
remains eligible for use-value taxation during the term
of the District; it is protected from nuisance ordinances
that might interfere with agricultural activities, is exempt
from special tax levies for utilities, and gains extra pro-
tection from the use of eminent domain. Tnere are, however,
no specific limitations on non-farm activities or on new
residential development that might cause serious interference
with the existing agricultural activities. '

While the provisions of the Ag-District law are not par-
ticularly strong, the voluntary formation of 80,000 acres of
districts in Loudoun indicates the presence of a very strong
farming constituency. This constituency should be nourished
and developed in order to enhance the professional, economic,
social and cultural solidarity of Loudoun County's farm com-
munity.

It is, therefore, the recommendation of this Plan that
Agricultural and Forestal Districts be renewed, if the land-

owners so choose but that upon renewal, the provisions for

protecting and preserving farming activities be strengthened

by amending the district ordinances to preclude subdivision

and development at greater than 25 acres per unit density

within the district during the four to eight year term of

the district. It is further recommended that Ag-Districts

be given advisory responsibilities for agriculturally

related issues; that each district of 5,000 acres or

more or combination of districts of 5,000 acres or more

elect officers and a managing board for a specific period

and that each district elect a member to the Agricultural

Advisory Committee which would address issues of County-

wide importance.
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3.

Transferable Development Rights/Density Transfer

Recommendations

d.

Transferable Development Rights (TDR)

The right to develop land is only one of the many
property rights which a landowner possesses when he
has a fee simple ownership interest in a parcel of
real estate. That "bundle of rights" includes the right
to access, air rights, water rights, mineral rights,
development rights and several others,

A Transferable Development Rights Program (TDR),
would take advantage of this existing legal concept. In
a TDR program, the County would designate receiving
zones and sending zones within the County. The receiv-
ing zones would be areas which are served or planned to
be served with central public utilities and where the
County's policy is to encourage growth to occur. The
sending zones would be areas of the County which have
valuable, irreplaceable land assets such as prime
agricultural soils. The landowners in a designated
receiving zone who wanted to increase their allowed
development density would be allowed to purchase devel-
opment rights from a landowner(s) in a desiygnated
sending zone, and transfer the development rights to
their land in the receiving zone, thereby increasing the
allowable density of their development tract.

The TDR concept appears to be the most logical, fair
comprehensive approach to growth management and farmland
preservation. TDR is based on the notion that new resi-
dential development brings in new residents who demand
additional public facilities and services, thus causing
an increase in the local tax burden on existing County
residents. In order to share these increased burdens
more equitably, a TDR program could require developers
to buy development rights from owners of designated
rural farmland, thereby contributing to the public pur-
pose of land conservation, as well as spreading both the
fiscal burdens and financial benefits of development
among county landowners. Farmland owners who wished or
needed to convert some or all of the development value
of their land into cash, could do so without having to
sell their land outright. They could sell only the
development rights, and retain the other rights to their
land and thus continue to farm. The developers would
benefit from the TDR Program by being able to greatly
speed up the rezoning approval process. The cost of
buying TDRs should be less than the cost of purchasing
the equivalent extra increment of developable land.
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In summary, a TDR program would cause new residents .. .
to contribute indirectly to the public purpose of rural -
land conservation as well as allow farmland owners the-
option of selling only the development rights of their.
land thus reaping the development value of it, while
still allowing them to continue to own and farm their
land or to sell it to another farmer at an affordable
price. A TDR Program would allow the "right to develop
land" to be transferred (sold) from designated rural
areas to designated urban areas, thereby, preserving
rural land while guiding development toward urban land.
The TDR process would be a voluntary, private trans-
action on the part of both buyers (developers) and
sellers (farmland owners).

In order to implement a TDR Program, however, the
County would need additional State enabling legislation
that would formally and legally recognize that the devel-
opment component of land ownership can be severed, sold
and placed on a separate and distinct parcel of land and
that any rezoning in a receiving zone can use TDR's as a
criterion for either granting a rezoning to a higher
density or for approving a subdivision on land that has
already been rezoned and designated as eligible to
receive TDR's.

Density Transfer:

An interim step to TDR is Density Transfer (or the
Proffering of Conservation Easements), a program first
adopted for use by the County in the Leesburg Area
Management Plan. Density Transfer is based upon the

concept that the County may grant density in the upper
ranges established in area plans if developers proffer
certain public facilities, road improvements and/or
other amenities. Such proffers are voluntary on the
part of the developer, and the amount of additional den-
sity granted is discretionary on the part of the County.

Higher density could also be granted in return for
the proffering of off-site open space for the public
purposes of historic, environmental and/or agricultural
preservation, If a developer voluntarily elected to
acquire a conservation easement on a parcel of land in a
designated conservation area and offered to convey that
proffer of easement to the County, the County could in
turn grant a higher density for the developer's Tland
which lies within the receiving area. Such an off-site
proffer would, in effect, be a proffer of an open-space
resource to the County in order to compensate the public
for reducing the existing open-space resources on the
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development site. The level of density granted would

be directly proportional to the quality and quantity

of the donated conservation easement., Such a proffer of
a conservation easement and the resultant higher density
could be considered a "Density Transfer" from a site
which the County has designated as a priority for
conservation to a site which the County has designated
as a priority for development. The developer would not
be required to hold fee simple title to the site upon
which the conservation easement is placed.

Density Transfer can be implemented during any
rezoning process in the urbanizing areas of the County,
using the proffer system, and could be instrumental in
helping to guide new development into designated areas
adjacent to urban centers or within existing urban cen-
ters, while at the same time saving hundreds of acres of
land over a period of several years. This will only
occur, however, if the County's area plans provide the
proper incentives to developers in terms of allowed den-
sity ranges specified in the Plans. However, it is
essential that the County be very specific and firm
about allowing the highest densities only in return for
the proffers of conservation easements. Although it
may not provide the effectiveness and strength of
implementation that a full-fledged TDR Program would
allow, Density Transfer, or the Proffering of Conser-
vation Easements, is legal in Virginia and can be imple-
mented county-wide immediately. Therefore, this Rural
Plan establishes the County's commitment to seek enabling
legislation for TDR, but in the meantime, vigorously seek
to encourage use of the Density Transfer Program.

The fundamental difference between Density Transfer
and TDR is that under a TDR Program, the County would be
in a stronger position to actually require developers to
buy easements in order to achieve the maximum allowable
density than is called for in the County's Comprehensive
Plan.

Legal Questions

Because certain aspects of a TDR Program are not
clearly authorized by the State Code, it appears that
the County must seek and obtain enabling legislation in
order to implement TDR.
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i,

iii.

iv.

Therefore, the County shall implement the Density
Transfer Program 1mmed1ate1y, and at the same time beg1n
a serious effort to acquire authorization to 1mp1ement a
full-fledged TDR program.

The specific areas which need to be addressed in the
new legislation include but may not be limited to:

Intensification of Use Based on TDR:

New legislation is needed to specifically establish the
use of TDRs as a unique justification for allowing a
reasonable increase in density. The reasonableness

of an increase in density in designated areas must be
established according to the public benefit achieved

by concentrating urban development for a more efficient
and economic provision of public services and facilities.

TDR Land Trust:

In order to ensure that a market is present for TDRs, the
County may need to establish and fund a Land Trust which

can receive, buy, hold and sell TDRs in order to balance

supply and demand forces, and to facilitate TDR transac-

tions.

New legislation may specifically authorize the County to
use a bond issue to fund such a Land Trust if the County
so desires. At a minimum, an agency would have to be
authorized for the administration of functions relative
to the acquisition and enforcement of the conservation
easement that embodies the transferred development
rights. Although administrative costs are not expected
to be high, the expenditure of public funds for these
purposes must be authorized as well.

Severing TDRs from the Land:

While a partial ownership interest in land, such as an
easement, is already recognized by State law, the ability
to actually detach the development right from the land
and vest it in another entity for the purpose of grant-
ing increased dens1ty should be formally authorized by
the State.

Conditions or Limitations on Use of TDRs:

In designing an effective TDR Program and in order to
conform to good land use planning principles, the County
may desire to establish reasonable limitations or con-
ditions on the use of TDRs. The enabling legislation
should clearly provide such authority,

- 49 -



v. Allocation of TDRs:

The development rights which may be severed from the
sending area will have to be quantified by some formula
or zoning regulation. The enabling legislation should
give the County the authority to establish a method

of allocation, and to recognize some residual develop-
ment potential that could remain in the fee estate while
still satisfying the conservation and preservation
objectives of the program. This is not, however, a
valuation of the development rights. The fair market
value of the development rights allocated for a sending
area should be determined in the market place.

vi. Recordation:
There must be a recordation of all TDRs alienated from
the fee estates. This element should be identified as a
requirement in the enabling legislation.

vii. Town Involvement:
In order to assure consistency with the goals of the
Plan to encourage development in and around towns,
incorporated towns within the County should be authorized
to implement TDR provisions.

d. Provisions for TDR and Density Transfer

Once the necessary enabling legislation has been ac-
quired to permit the full and proper use of TDR, the County
shall implement a TDR program. In the meantime, the County
shall implement a County-wide Density .Transfer Program.
Both of these programs shall have the following provisions:

i. Sending and Receiving Areas:

The sending area for density transfer and TDRs shall
generally include all of the land located in the Agri-
cultural Conservation Area and the Rural Fringe Area

- as designated in this Plan, with the exception of the
lTand lying within the Broad Run and Occoquan watersheds
which is not zoned A-3 or A-10.

The receiving areas shall include the Urban Growth
Areas and all Rural Fringe Areas as designated in this
Plan and other area plans. (The specific boundaries
of the Urban Growth Areas will be defined by specific
area plans.)
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ii.

i1i.

iv.

Transfer Rates/Density Transfer Formula:

Density may be transferred from a rural sending tract at-.
the same density rate as the present existing zoning '
district calls for (i.e., one unit per three acres for
A-3 land, one unit per acre for R-1 land, etc.)

excluding 100 year floodplains and land of 25% or

greater slope, and giving no density credit for existing
dwellings. However, in no case shall it be less than

one for six acres. However, land of 25% or yreater
slopes shall in no case be assigned density credit.

Eligible Land for Sending:

Tracts of land which are made up of contiguous (abutting)
parcels of land containing a total area equal to or
greater than 50 acres in size, which have an existing
residential development density of no greater than one
dwelling unit per 25 acres, which are -located in the
Agricultural Conservation Area or Rural Fringe Areas
around the towns, or are within the Broad Run or
Occoquan watersheds and zoned A-3 or A-10, are eligible
for a conservation easement and density credit transfer
or TDRs.under the Density Transfer or TDR Program. The
choice to sell (send) development rights/ conservation
easements shall be totally voluntary on the part of the
landowner. Land which is already under permanent con-
servation easement will not be eligible for sending TDRs
or transferring density.

Eligible Land for Receiving:

Parcels of land in the Urban Growth and Rural Fringe
Areas which are being rezoned to a "PD" zone (or its
equivalent) and are otherwise designated for development
by the County's Comprehensive Plan, are eligible for
higher density under the Density Transfer or TDR Program.,
The amount of density placed on a given site shall be in
conformance with the appropriate area plan.

Provisions and Restrictions of the Conservation
Easement:

tand in the Agricultural Conservation or Rural Fringe
Area which is placed under easement as part of the
Density Transfer Program shall be subject to various
specific provisions that will be contained in the ease-
ment document. These restrictive provisions shall be
based upon the following yeneral principles:
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vi.

vii.

(1) Further subdivision of the property is prohibited,

(2) Timber management shall be in accord with sound
management plans subject to approval by the
Virginia Division of Forestry.

(3) Grading, blasting, mining or earth removal shall
not alter the major topographic aspects of the
property and shall not interfere with agricultural
uses.

(4) No building, structure or mobile home shall be
built on the property other than:

e farm buildings or structures;

e tenant house(s) for full-time farm
employees;

® necessary private drives or trails for the
two items above.

(5) Nothing in the deed of easement shall be construed
to convey a right to the public of access or use
of the property. The owners shall retain exclusive
right to access and use.

(6) The deed of easement shall be established in perpe-
tuity.

(7) A residual density of not more than one unit per 50
acres, less existing dwellings, would be provided
in the terms of the easement.

(8) The easement provisions shall pertain to the entire
parcel or parcels from which density is trans-
ferred, and all allowed density credit on the
entire parcel(s) shall be transferred at once.

Density Transfer and TDR:

Density transfer within the proffer system will be con-
tinued even if a full-fledged TDR effort is enacted.
Developers in urban areas may proffer off-site easements
designed to secure trails, future park sites or lands of
environmental or historic importance.

Public Purpose:

The public purpose of a Density Transfer or TDR
Program shall be to encourage efficient development
and to conserve important agricultural, historic,
scenic and environmental land resources, particularly
farmland.
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Both the Commonwealth of Virginia and the County of
Loudoun have adopted policies which firmly establish the
public purpose of agricultural, historic, environmental
and open space conservation. The Commonwealth has estab-
lished these policies in several places in the Code of -
Virginia, including: :

Section 10 - 159 : "It is hereby declared to be the public

policy of Virginia that the preservation
of open space lands is in the public
interest and is to be encouraged."

Section 15.1 - 1507: "It is State policy to conserve and pro-

viii.

iX,

tect and to encourage the development
and improvement of its agricultural and
forestal lands for the production of
food and other agricultural and
forestal products. It is also State
policy to conserve and protect agri-
cultural and forestal lands as valued
natural and ecological resources which
provide essential open spaces for clean
air and aesthetic purposes.”

The County has established its own related goals and
policies in the Resource Management Plan (RMP) and other
area plans, including this Rural PTan., (Refer to page 41)

Easement Grantee:

The County of Loudoun shall be the primary recipient and

.holder (grantee) of conservation easements established

under the Density Transfer or TDR Programs. The Virginia
Qutdoors Foundation may also act as recipient and holder
of easements under this program, on property it deems to
be compatible with the provisions of its land acquisi-
tion policies.

TDRs for Commercially and Industrially Zoned Property:

Commercial TDRs may be transferred from land which
js already zoned for commercial use but which is undevel-
oped. Industrially zoned land may receive TDRs, based
upon a formula which will establish the relationship
between allowed Floor Area Ratios of industrial buildinys
and acres of rural land.
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It is, therefore, the recommendation of this plan that
the County immediately enact a County-wide Density Transfer

Program, with the provisions defined above, and immediately

seek State enabling legislation that would allow Loudoun

County to implement a program of Transferable Development

Rights (TDR) with the provisions defined above in order to

create a more equitable development process that would allow

reasonable development in the urban growth areas while pre-

serving rural agricultural areas.

Conservation Easements Recommendations

a. Leasing of Conservation Easements:

Under the provisions of Virginia's Open Space Land
Act of 1966, as amended, the County may acquire open
space easements on land for periods of no less than five
years. The County would pay an annual fee to the land-
owner which would be roughly equivalent to a small
additional property tax reduction, over and above that
grahted from use-value taxation., Such short-term
easements ensure that the land will not be divided or
developed during that time, thereby providing the County
with a tangible value in return for the compensation
paid to the landowners who choose to take part in the
program.

The leasing of easements would be a voluntary

- program, offered as an alternative to use-value taxa-
tion. It would require the landowner to commit his
land to open space uses for a longer period of time
than does the use-value program, but would also offer
him a slightly greater monetary reward, in recognition
of the fact that open land pays for more than its of
local taxes.

The leasing concept is seen as a short-term,
interim solution to farmland retention, one which would
"buy time" for the County until more permanent solu-
tions such as TDR could be fully implemented. A
leasing program, while being a short-term solution,
would at least provide a contract guarantee to the
County from the Tand-owner, that he would not develop
his land for the duration of the lease agreement
(either 5, 8 or 16 years). The County would, in
effect, be buying term "development insurance" at a
relatively low cost (approximately $5 per acre per
year). A leasing program would be voluntary to
qualifying landowners.
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It shall be the County's policy to encourage the reten-
tion of farmland by means of a Conservation Easement Leasing
Program organized under the following policies and with-the
following provisions: ' T

Policy Provisions for Leasing Easements

o It shall be the policy of Loudoun County to grant benefits
to local farmland owners at a rate which is proportional
to the degree and extent to which they commit their land
to agricultural or open space uses.

e A program of leasing of conservation easements can serve
the farming community with the basic tradeoff beinyg a
more effective tax break than use-value in return for a
temporary easement prohibiting development.

Program Provisions for Leasing Easements

e In Rural Fringe and Rural Village Areas:

Parcels of 25 acres or more which are in agricultural use
are eligible for granting five or eight year conservation
easements on the land to the County in return for annual
payments equivalent to an 80% or 85% reduction in the
local property tax on the land under easement. Such
leases would be in lieu of use-value taxation.

e In the Agricultural Conservation Areas:

Parcels of 25 acres or more which are in agricultural use
are eligible for granting five, eight or 16 year conser-
vation easements on the land to the County in return for
‘annual payment equivalent to an 80% reduction in the
Tocal property tax bill on the land under easement for
the five year lease, 85% reduction for the eight year
lease and 90% reduction for the 16 year lease. Such
leases would be in lieu of use-value taxation.

(See Table 4, page 56 for a summary of leasing provisions.)
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Table 4

SUMMARY OF PROVISIONS FOR A LEASING OF CONSERVATION EASEMENTS PROGRAM

PROV I SIONS

Eligible Land

Restrictions

Reimbursement

Rol1back

Withdrawal

Other
Provisions

Other
Provisions

Proposed .
Starting Date

LEASE PERIOD
_OF 8 YEARS

LEASE PERIOD OF
5 YEARS

Al'l parcels currently
in Use-value program,
equal to or greater
than 25 acres, located
in the Rural Fringe,
Rural Vvillage, or
Agricultural Conserva-
tion areas, and zoned
A-50, A-10, A-3 or R-1,

(Same as 5 year
provisions)

No subdivision or non-farm
development, no rezoning
to higher density, during
term of Lease,

(Same as 5 year
provistons)

85% reduction

A sum equal to 80% of
Tn tax bill on

owner's County property

tax bill on the leased the leased tand,

land will be paild to
landowner each year,

(Same as 5 year
provisions)

5 years, upon termination
and non-renewal of lease,
(Rollback need not be pald
if, after the lease ex-
pires the provisions of

the lease are complied with
for a period equal to the
lease period involved,)

(Same as 5 year
provisions)

Extremely |imited pro-
visions for withdrawal,
including, option upon
death of the landowner;
100¢ rollback with an-
nual Interest penalty.
The lease shall be en-
forced by "specific
performance requirements,

1) Lease may be renewed
at end of 8 year term,
with Rolliback "Rol led-
over,” unless County
plans for the site
have changed,

(Same as 5 year
provisions)

(Same as
5 year)

2) Leased land may not
continue in Use-Value
program during transi-
tion period, but soil
conservation plan still
required

3) The leasing program could 8 year deed
be most efficiently moni- restriction
tored through requirement
of a temporary (5 year)
deed restriction, recorded
in the County Land records.,

January 1, 1985

LEASE PERIOD OF
__16 _YEARS

All parcels currentiy
in Use-Value Program
equal to or greater
than 25 acres, located
In the Agricultural
Conservation areas, and
zoned A-3, A-10 or A-50

(Same as 5 year provisions)

90f reduction in tax bill
on the lesed land,

4 years, upon termination
and non-renewal of lease,
(Rotiback need not be paid
if, after the lease expires,
provisions of the lease are
complied with for a period
equal to the lease period
involved,)

(Same as 5 year provisions)

(Same as 5 year provisions)

(Same as 5 year)

16 year deed res-
triction

January 1, 1985
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Conservation Easement Sale or Donation:

In addition to the County leasing short-term consér- -

vation easements from landowners who choose to par-
ticipate, rural landowners should have the additional
options of either selling or donating permanent conser-
vation easements through the County's Density Transfer
Program. If such permanent easements are established on
rural agricultural or forestal land, the County should
adopt a policy of continuing the Use-Value Taxation
program for lands under permanent easement, regardless
of whether Use-Value is provided to other properties.

It is, therefore, the recommendation of this plan that

the

folTowing conservation Teasing program package be put

into

effect immediately:

Program/

Effective Reduction
in Property Tax Bill
Option to Land Under Lease Method

Use-VYalu
Taxation

5-Year Lease 80%

8-Year Lease 85%

16-Year

e 75-80% (approx.) Tax deferred under

existing State program

Lease

Lease

Lease 90%
Lease

I
I

(Only one of these program options shall be available for

an

y single parcel of land at any given time.)

To encourage easements on larger tracts, it is recom-

mended that land with an easement restriction on 100 con-

ti

guous acres or greater would be eligible to receive an

annual lease payment of a viable percentage, with a mini-
mum of 20% of the tax paid on purely agricultural ‘
buildings being used for farming.
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The conservation easement lease would be made to the
Tandowner from the County so as to compensate the land-
owner on an annual basis to the extent of reimbursing 80%
to 90% of his local property tax bill on the land under
easement in return for his commitment to keep the land
open and undivided for a period of 5, 8 or 16 years.

Right to Farm Recommendation

The Virginia Agricultural and Forestal Districts Act con-
tains language which prevents localities from enforcing nuisance
ordinances against farmers within an Ag-district. In addition,
the State General Assembly in 1981 passed the Right-to-Farm Act
which offers some additional measure of protection to farmers.

It is, therefore, the recommendation of this Plan, that the
County carry out the following policies and actions:

® Amend the Subdivision Ordinance to provide that all new sub-
division plats for land within agricultural districts, agri-
cultural conservation areas and A-3 zoning districts contain
a statement on the plat that specifies that agricultural and
forestal uses are the preferred land use activity in those
areas.

o Actively enforce any ordinances which prohibit actions that
disrupt farming activities, such as leash laws, trespass
laws, etc.

] Support the concept that as long as Best Management
Practices and accepted farming procedures are used in
agricultural activities, the farm operator shall be pro-
tected from nuisance complaints.

¢ Support the provisions of the Virginia Right-to-Farm Act.

Agricultural Industry Development Recommendations

Many of the problems and needs of the local agricultural
community involve elements which do not solely consist of
land use concerns per se. Tasks and responsibilities which
need to be carried out include:

a. Further the promotion of agriculture and agri-business
as an industry in Loudoun County;

b. Educate the non-farm public about the importance of the
agricultural industry;
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c. Advise the Board of Supervisors on agricultural policy
and State and local legislative needs; 7

d. Explain, promote and monitor the provisions of the Rura1,,;
Land Management Plan; '

e. MWork closely with existing Federal, State and local agbi-
cultural agencies;

f. Disseminate pertinent agricultural information;

g. Advise the Agricultural Advisory Committee.

It is, therefore, the recommendation of this plan that
Loudoun County initiate a comprehensive agricultural indus-
trial promotion and education effort, including the estab-
Tishment of a full-time Agricultural Development Officer
to act in an educational, promotional and advisory capacity
to the Tocal farming community, the public and to the
Board of Supervisors.

7. Voluntary Agricultural Zoning Recommendations

Establish a voluntary A-50 zoning district. This
district shall have a minimum lot size of 50 acres and will
have fewer permitted uses than the A-3 district. The pur-
pose of the A-50 district will be to encourage agricultural
uses and to afford protection from use conflicts for land-
owners who wish to carry out farming activities and want to
have a lower development density for their land. Such a
zone may also provide extra protection from nuisance suits
against farming activities.

It is, therefore, the recommendation of this plan that
the County Zoning Ordinance be modified so as to include an
A-50 Agr1cu1tura1 Zone with the general provision of a 50
acre minimum lot size. A

CONCLUSIONS REGARDING AGRICULTURAL CONSERVATION RECOMMENDATIONS

The preceding policy and program recommendations for con-
serving agricultural land and promoting the continued viabil-
ity of the local agricultural industry in Loudoun County
are based on the recognition that the County is not willing
or able to implement the strongest available conservation
measures such as reducing allowable development density or
purchasing land, due to concerns about preserving land values
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and keeping public expenditures to a minimum. Therefore, the
recommendations in this plan are voluntary, optional programs
that may provide the rural Tandowner with additional choices for
property management and cash return on investment in addition to
the present choice of conventional subdivision. Although these
programs cannot be expected to be as powerful, effective or as
certain as would stronger regulatory or financial programs,

they represent a fair and equitable compromise which should be
capable of producing some reasonable success in achieving

the long-term conservation goals of the County's Comprehensive

Plan.
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1. RESIDENTIAL RESOURCES

A, BACKGROUND, ANALYSIS AND ISSUES

A critical concern expressed throughout the Rural Plan is the
issue of continued economic viability of farming in the County
balanced against constant pressure for subdivision of rural proper-
ties for residential development. The proximity of farming and
adjacent residential subdivisions leads to land use conflicts that
should be reduced or avoided. Therefore, the residential section of
this plan includes techniques which will protect the farmer and rural
landowner's equity yet still allow and encourage Loudoun County's
farming industry to coexist with residential development.

The broad purpose of the Rural Plan is to provide the policy
basis for future County rural land use decisions. The basic para-
meters of Residential Policy for the Rural Plan are defined in the
adopted Resource Management Plan (RMP). The RMP policy for rural:
Loudoun County has, in general terms, attempted to balance concerns
regarding urbanization in the rural areas (subdivision activity)
with the long-term interests of farming (equity value and agri-
cultural activities). The residential section of this Rural Plan
provides the detailed land use policies and programs that will
encourage residential development in existing towns while still
allowing some development in the rural areas in order to maintain
the landowners' equity in their land.

The principal emphasis of the Residential Section will be on the
Rural Fringe, Rural Village and the Agricultural Conservation Policy
Areas (see Figure 3, page 13). Urban Growth Areas will be established
in detail by Area Plans which will require further special study by
the County through its long range area planning process.

The adopted growth management policy for the County is clearly
set forth in the RMP. The RMP states that in areas where community
utilities and facilities exist, residential growth will be promoted.
Conversely, if areas do not have or are not planned to receive
public facilities, growth will be discouraged through zoning,
designated utility policies and other regulatory actions. For rural
planning purposes the capacity for future residential growth lies
within the towns and villages or areas within the immediate influence
of the towns and villages. The Rural Plan identifies those areas
where utility capacity exists and where substantial growth could
occur, as well as less developed areas which do not have utilities
and which should be maintained in agricultural uses.

The RMP describes the land use future of the County by defining
Resource Management Areas based on sewer capacity (RMP, p. 212).
The overall yoal is to promote the optimum land use pattern for the
entire County which would "...encourage the clustering of residential
and employment uses and which (would) conserve valued agricultural
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and environmental resources." (RMP, p. 209). The Rural Plan pro=
vides the specific land use recommendations that will help implement-
this goal. e

The Resource Management Areas included in the RMP are now seen
as the foundation on which the Rural Land Management Plan will base
its land use recommendations. Thus, the Land Use Policy Areas of
the Rural Plan will augment and refine the definitions of the Resource
Management Areas defined in the RMP and will offer specific land use
guidelines for future development and conservation of rural land
resources in Loudoun County (See Summary of Recommendations, Chapter
Three.)

The framework of the Land Use Policy Areas takes into account
common or similar natural resources, manmade features, development
patterns, opportunities and constraints and local community charac-
teristics.

The implementation of the Rural Land Management Plan will be
carried out primarily through the County's land development process
of zoning and subdivision review. Zoning practices will follow the
articulated guidelines in the adopted policy areas to promote the
land use practices that will best accomplish Loudoun County's rural
land use goals. In addition, other programs such as Use-Value Taxa-
tion, density transfer, transferable development rights and the
‘Six-Year Plan for Secondary Roads will be implemented within the
framework of these policy areas. (See Table of Contents for speci-
fic page references.) '

Existing Zoning In The Rural Area

The existing residential zoning pattern in the rural area was
established by a comprehensive rezoning in 1972 by the Loudoun
County Board of Supervisors and was based generally on the County's
1969 Comprehensive Plan (See Figure 8, page 64.) 1In 1979 that
Plan was superseded by the adoption of the County's current
Resource Management Plan (RMP). The existing zoning has not been
. Changed to specifically reflect the policies of the RMP, but in a
very general way it reflects the basic premise of the RMP that
growth should occur in and around the established towns and
villages. The great predominance of residential zoning
(approximately 85%) is A-3, with a three acre minimum lot size. The
higher densities (R-1, R-2, R-4 districts) are located around the
towns and within the village areas. Table 5, page 65 and Table 6,
page 66 offer statistical breakdowns of the zoning districts within
the County.
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Table 5

PPROXIMATE TOTAL ACREAGE IN EACH ZONING DISTRICT IN RURAL LOUDOUN - -

(Includes the Ashburn/Arcola/Pleasant Valley Areas)

Approx.
Potential-

Joning _ Major Total Dwelling

pistrict Allowed Use Acreage Percentage Units
A-10 Ag-Residential 1,135 a. « 3% 100
A-3 Ag-Residential 256,300 a. 77.6% 60,000
L (3 acres per unit)

-1 Residential 30,524 a. 9.2% 17,000

; (1 unit per acre)

R-2 Residential 1,378 a. A% 1,600

. (2 units per acre

R-4 Residential 233 a. 0.07% 500
(4 units per acre) ’

. PDH-24 Residential/Mixed 381 a. 0.1% 400
PDH-30 Residential/Mixed 71 a. .02% 300
PD-CH Commercial 73 a. .02% NA
c-1 Commercial 933 a. 0.3% NA
PD-1IP Industrial 7,285 a. 2.2% NA
‘ (Industrial Park)

® PD-GI Industrial 1,283 a. 0.4% NA

(General Indust.)
[-1 Industrial 1,251 a. _0.4% NA
300,847 a. 91% 80,000 d.u.

The existing zoning would allow far more growth to occur than
is needed to provide flexibility and fair opportunities for landowners.
If built out at the maximum theoretical allowable density, the
existing zoning in the rural areas as estimated above could absorb
an additional 80,000 dwelling units, or approximately 232,000 addi-
tional people.*

* Assumes: 30% of land either undevelopable or already developed;
2.9 persons per household.
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Table 7

RESIDENTIAL BUILDING PERMIT SUMMARY

1977 - 1984
YEAR
JURISDICTION 7
1977 1978 1979 1980 1981 1982 1983 1984

TOTAL PERMITS 901 738 465 341 383 705 1,172 1,373
EASTERN LOUDOUN 577 344 186 119 226 586 864 966
TOWNS

Leesburg 112 177 110 91 52 27 135 210

Hami {ton 2 5 1 3 5 -

Purcelivitle 1 1 2 2 2 2 14

Lovettsville 5 4 7 13 3

Middleburg 1 5 1 1 10 6

Round Hill 2 1 1 1
SUBTOTAL 120 190 11 95 61 28 163 239
DULLES NORTH 2
ADJACENT TO TOWNS

Leesburg 3 15 12 6 7 6 2 1

Hami | ton 19 22 16 9 1 10 7 20

Purcellville 5 1 2

Lovettsvilie 2 1

Middleburg 1 5 1 5 2 1

Round Hill 1 1 1
SUBTOTAL 31 3 32 15 13 16 12 3
VILLAGES 3 1 0 0 0 2 3 1
RURAL LOTS 160 150 113 93 76 63 114 131
FARMS OVER 50

ACRES 10 10 17 19 8 10 16 10
DISTRIBUTION

E. Loudoun 64.03% | 46,618 | 40,008 | 34.50% | 59.,00% | 83.12% 73.72% | 70.35%

Towns 13,314 | 25.74% | 25.20%8 | 27.,77% | 16 .00% 3.97% | 13,912 | 17 ,40%

Adjacent 3.,44% 5.828| 6.90%| 4.38%| 3.00% 2.26% 1.02% 1.67%

Rural 17.75% | 20.32% | 24,30% | 27.48% | 20,004 | 8.,93%| 9.81% 9.61%

Farms 1.10% 1.35% 3.60% 5.55% | 2.00% 1.41% 1.28% 72%

Villages 33% .13% 0 o 0 .28% «25% «25%
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Table 8
RURAL LOT SIZE: 1977-1984
Lot Size 1977 1978 1979 1980 1981 1982 1983 1984
0-9.9 ac. 73 62 43 43 27 27 56 52
(45,.6%) (41.3%) (38,1%) (45,7%) (35.,5%) (42.9%) (48.7%)
10-19,9 ac. 77 75 54 38 37 28 47 59
(47 .5%) (508 ) (47 .8%) (40.4%) (48.7%) (44.4%) (40.9%)
20-29.9 ac. 5 11 8 8 8 6 8 15
( 3.1%) ( 7.3%) ( 7.1%8) ( 8.5%) (10.5%) ( 9.5%) (6.9%)
30-49.9 ac. 5 2 8 4 4 2 4 6
( 3.1%) ( 1.3%) ( 7.1%) ( 4.3%) ( 5.3%) ( 3.2%) (3.5%) :
Over 50 ac, 10 10 17 19 8 10 16 10
Acreage in
Rural Lots 1,537 1,560 1,320 931 850 705 1,168 1,485
(Total: 8,071)
Total Rural
Lots 160 150 113 93 76 63 131 132
(Average) (9.6ac,) (10,4 ac,) (11,68 ac,)(9,.,9ac.) (11,18 ac)(11,19ac)(10,06ac)(11,25ac)

Potential rural development was estimated in 1981 to be 2,450
available lots with approved septic fields.* The average annual
number of rural lots developed from 1977 through 1984 has been 112.
Therefore, the rural lot supply represents. approximately 20 years of
building activity in the rural area. 1In 1982, 408 ten-acre, or
greater, lots were processed by the Zoning Administrator for access

easements.

Many others were, no doubt, divided on paper.

The

County had no very accurate way of estimating their number if they

had sufficient road frontage.**

recorded until

Furthermore, they may have been
divided on paper, but not tested for percolation and will not be

such time as the owner wishes to sell them.

Draft Residential Development Activity Report and research done
in the Loudoun County Department of Environmental Health, 1981

With the adoption of the new Subdivision and Land Development
Ordinance in November 1984, numbers of new rural lots can be more
accurately determined.
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It has been evident for the past two decades that eastern Loudoun
is the focal point of residential growth. However, analysis of
building permits reveals that rural development is not only geographi-
cally scattered, but represents a significant proportion of the
County's yrowth (See Figure 9, page 71.) The areas adjacent to
the towns have not been growth areas, in contrast to County poli-
cies. While it may at first appear that people would prefer proxi-
mity to a town with its urban conveniences, the popularity of the 10
acre lot is clearly evident.

The only towns which have had a significant amount of develop-
ment close by are Leesburg and Hamilton. Leesburg otfers both sewer
and water; of Hamilton's major adjacent subdivisions, Hamilton Acres,
a three-acre lot subdivision has town water only but Hamilton
Terrace and Hamilton Knolls have both town water and sewer. The 10
acre lot is the most popular rural lot size, probably because it is
the easiest division for the farmer in terms of regulations and
review,

3. Rural Population:

In 1980, Loudoun County's total population was 57,427 people,
made up of 18,653 separate households and approximately 19,742 separate
dwelling units. Approximately one-third of the County's total popu-
lation was located in the rural portions of the County, as defined
in this Plan. (See Figure 10, page 72.)

The County's population is projected to grow at a rate of
between 4.2% and 3.5% annually during the 1980's, bringing the total
population to 82,944 by 1990. Approximately one-third of this
1990 population is expected to locate in the rural areas, bringing
the rural population up to over 27,000 people.

The projection shown in Table 9, page 33 indicates that Loudoun
County will grow at an average annual rate of approximately 2,609
people and reach a population of 82,944 by January 1, 1990.
Following this "“Trend" projection formula the County's population
will double by the year 2002. The table can also be used to indi-
cate the average number of new houses which would need to be built
to accommodate this increase in population. The per household popu-
lation of the County as a whole was shown as 3.08 in the U.S. Census
Local Official Review List (part 1) of July 22, 1980. In the
following projections, the figure 2.95 was used for new households,
assuming that the national household figures continue to decline.
New households formed in Loudoun are generally larger than old ones,
A nominal vacancy rate just above 3% has also been used in the
following projections.
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Table 9

LOUDOUN COUNTY

POPULATION GROWTH: 1980-1990
PROJECTION BASED ON TREND*

(Jlﬁ?rl) Population Growth Rate Additional Population-
1980 56 ,852%* 4.2% 2,388
1981 59,240 4.2% 2,488
1982 61,728 4.2% | 2,592
1983 64,320 4.2% 2,702
1984 67,022 4.2% 2,815
1985 69,837 3.5% 2,444
1986 72,281 3.5% 2,530
1987 | 74,811 3.5% 2,619
1988 77,430 3.5% _ 2,710
1989 80,140 3.5% 2,804
1990 ~ 82,944 - -

*Based on Virginia Department of Planning and Budget projections
and the 1980 Census.

**The April 1, 1980, Census total of 57,427 was back dated to

January 1, 1980, by a rate of one-quarter of a year's growth or
1%. ‘
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It is possible that economic conditions may improve markedly in
the 1980's and that County population growth may be higher than
anticipated by the State's Department of Planning and Budget. Table
10 betow constructs a population growth based on growth rates of
5.1% per year in 1980 to 1985 and 4.4% from 1985 to 1990. Growth
would average approximately 3,357 people per year and would double
by 1997.

Table 10
LOUDOUN COUNTY

ABOVE TREND PROJECTION

ig;ﬁ?rl) Population Growth Rate Additional Population

1980 56 ,852* 5.1% 2,899
1981 59,751 5.1% 3,048
1982 62,799 5.1% 3,203
1983 66,002 5.1% 3,366
1984 69,368 5.1% 3,537
1985 72,905 4.4% 3,208
1986 76,113 4.4% 3,349
1987 79,462 4.4% 3,496
1988 82,958 4.4% 3,651
1989 86,609 4.4% 3,810
1990 90,419 - -

*The April 1, 1980, Census total of 57,427 was back dated to
January 1, 1980, by a rate of one-quarter of one year's growth
or 1%.
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Table 11 is based on less favorable economic conditions lead1ng B
to a lower growth rate than that anticipated by the Department of
Planning and Budget and is the basis for the "Below Trend" estimates
According to this projection formula, population in the County. wou]d
double by the year 2008. -

Table 11

LOUDOUN COUNTY

BELOW TREND PROJECTION

(Jlﬁ?rl) Population Growth Rate Additional Population
1980 56 ,852* 3.4% 1,933
1981 58,785 3.4% 1,999
1982 60,784 3.4% 2,066
1983 62,850 3.4% 2,137
1984 64,987 3.4% 2,210
1985 67,197 2.8% | 1,881
1986 69,078 2.8% 1,934
1987 71,012 2.8% 1,989
1988 73,001 2. 2,064
1989 75,045 2.8% 2,101

1990 77,146 - -

*The April 1, 1980, Census total of 57,427 was back dated to January 1,
1980, by a rate of one-quarter of one year's growth or 1%.
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4. Incorporated Towns Analysis:

Demographic data for the County's incorporated towns is
shown in Table 12: :

Table 12

DEMOGRAPHIC DATA FOR
TOWNS IN LOUDOUN COUNTY

1980

1980 Est. 1983 Number of  Average Persons

Town Population  Population Households Per Household
Leesburg 8,357 8,778 3,214 2.60
Purcellville 1,567 1,609 595  2.63
Middleburg 619 631 270 2.29
Lovettsville 613 639 212 2.89
Hamilton 598 613 224 2.67
Round Hill 510 522 170 3.00
Hillsboro 115 - 41 2.80

The five largest western towns have varying degrees of growth
potential based on existing public sewer and water availability,
zoning, roads and other public facilities. The principal deter-
minant of additional residential growth is public sewer and water.
Without those essential services, none of the towns can expand to any
significant extent.

Purcellville, Round Hill and Hamilton all have water system
problems while Lovettsville has difficulties with its sewer system.
Hillsboro* has no sewer system. Middleburg is the only town
without significant utility constraints. Other major factors that
should be examined in more detailed area plans for each town are the
need for road improvements, existing and future school demand and
appropriateness of existing zoning, A

Following are summaries of the basic land use features of each
of the towns. (Note that all of the data are approximate in terms
of land area and utility flows.)

* Hillsboro, although it is an incorporated town, is treated as a
village where the policies and programs of the plan apply, due to its
small size and inherent physical constraints on future growth.
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Hamilton

Size: ’ 152 acres . }
1980 Population: 598 =
1983 Population: . 613

(estimated)
Number Dwelling Unifts: 221

(1980)

Existing Zoning (acres):
(in Rural Fringe)
Residentlial: 2,647 acres (mostly R-1 outside of
corporate limits)
Nonres idential: 26 acres
Floodplain: 300 acres
public Utilities: .

Sewer - ,08 MGD* total capacity; .034 MGD
avallable capaclity, 224 available con-
nections, 1,181 estimated total popula-
tion based on totatl capacity,

Water - .2 MGD total capacity; .096 MGD
avallable capacify, 523 available con-
nections, 1,959 estimated total popula-
tion based on total capacity,

Size of Rural Fringe
Area: (estimated) 1. Gross - 2,973 acres (4.4 square miles)
2. Developable (less developed land and
tloodptains) - 1,853 acres

Key Development |ssue - Problems with reliable well yields;

— — 100YEAR FLOODPLAIN
——  MAJOR ROAD

s ons eme PROPOSED RURAL FRINGE
—cwwe EXISTING CORP LIMITS

NY - R-2
////// R-1
M I-1
e PD-CH

- COUNTY BOUNDARY NORTH
O ¢ :
1 A-3 L

ONE MILE ™ o —
—

The area withln the Hamlliton town limits is very small (152 acres) but the Rural
Fringe adjacenf to the town could allow for signiticant development of the surrounding
area |f water capacity were improved, Otherwise, only a limited number of resldential
dwelling units could be approved. Any zonling changes will require water capacity
Improvements,

*  MGD Is "Milllon Gallons per Day" . o Figure 1 1
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Leesburg

Slze: 2,621 acres (7,101 as of January 1, 1984)
1980 Population: 8,357

1983 Population: 8,778

(estimated)

Number Dwelling Units: 3,210

(1980)

Exlsting Zoning (acres):
(In Rura! Fringe)

ResIdentlal: 9,081 acres (mostly R-1 outside of
corporate |imits)

Nonres identiatl: 669 acres

Floodplaln: 3,471 acres

Public Utilitles:
Sewer - 1.3 MGD total capacity; .16 MGD
(1.36 MGD with proposed expansion) avallable
capaclty, 10,240 total population (21,212
wlth proposed expanslon)e
Water - 2.5 MGD total capaclty; 1.37 MGD
avallable capaclty, 22,368 total popula-
. tlon.
Slze of Rural Fringe
Area: (estimated) 1. Gross = 13,221 acres (20.66 square
mlles)
2. Developable (less developed land and
floodplaln) - 9,262 acres

Key Issues - Sewer plant operating at 90% of capaclty; expansion
necessary to concur wlth new water
plant (2.5 MGD capaclty) and to
accommodate addltlonal growth.

———  100-YEAR FLOODPLAIN

——— MAJOR ROAD

menes PROPOSED RURAL FRINGE

emmeeme EXISTING CORP LIMITS

sescccsces CORP. LIMITS EFFECTIVE
JANUARY 1, 1984

NN R-2

117070 R-1

I I-1
[e—3 PD-CH
== COUNTY BOUNDARY
O c-1
L1 A-3
NORTH
o] 1

> f
Refer to the adopted Leesburg Area Management Plan for recommondations. Flgure 1‘
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Lovettsville

Size: 536 acres

1980 Population: 613 I
1983 Population: 639

(estimated)

Number Dweliing Units: 213

(1980)

Existing Zoning (acres):
(in Rural Fringe)
Residential: 3,968 acres (mostiy R-1 outside of
corporate limlts)

Nonres idential: 0 acres
Floodplain: 555 acres
Public Utitities: Sewer - 0,92 MGD tota! capacity; .052 MGD

avallable capacity, 255 available connec-
tions, 1,318 estimated total population
based on total capacity.

Water - .14 MGD total! capacity; .109 MGD
avallable capacity, 602 available connec-
tions , 2,277 estimated total population
based on total capacity.

Size of Rural Fringe
Area: (estimated) 1. Gross - 4,523 acres (7,07 square miles)

2. Developable (iess developed land and

floodplains) - 3,274 acres

Key Development Issue - Possible problems with sewer and water
systems, These may restrict immediate
growth potential,

N

‘ \(,
— —— $00-YEAR FLOODPLAIN \
emm—=  MAJOR ROAD \ /7
o= PROPOSED RURAL FRINGE \ l%
s aem EXISTING CORP LIMITS 1

NN R-2 / \ \
1111111, R-1 ~, 7 \\_‘ ‘
W I-1 /
Ce—J PD-CH
—— - COUNTY BOUNDARY
c-1 NORTH
i A-3
ONE MILE

Sewer and water systems need improvements before substantial
additional growth can be anticipated, The amount of R-1 zoning is
extensive around the town limits and the Rural Fringe would not .
Include this entire area, Untl!{ the sewer system is upgraded, no Flg‘ure 13
upzoning of these R-1 districts Iis recommended
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Middleburg

Size: 38 acres
1980 Population: 619
1983 pPopulation: 631

(estimated)
Number Dwellling Units: 278

(1980)
Existing Zoning (acres):
Residential: 2,302 acres (mosTly R-2 outside of
corporate |imits)
Nonres idential: 0 acres
Floodptain: 213 acres

pPubllc ytitities:

Sewer - .135 MGD total capacity; .034 MGD

available capacity, 118 available

connec-

tlons, 811 estimated tfotal population based

on total capacity

Water - . 12 MGD total capacity; .,021 MGD
avallable capacity, 70 avallable connec-
tions, 783 estimated total population

based on total capacity

size of Rural Fringe

Area: (esfimafed)> 1. Gross - 2,515 acres (3,93 square miles)
2. Developabie (less developed area and

floodplain) - 1,995 acres

Key |ssue - Existing utilities sufficlent for moderate growth; water
system upgrading necessary it significant additional

growth to occur,

s emm  EXISTING CORP LIMITS

)

— —— 100YEAR FLOOOPLAIN / \\ s \
e MAJOR ROAD w. ]}
=== PROPOSED RURAL FRINGE I'4 \ ~. RTE. \89

seesssssse CORP. LIMITS EFFECTIVE

JANUARY 1, 1984 :
NN R-2 \‘/.l:"‘—\
SI11111 R-1 - . .
m—— I-1 %\\\./
& PD-CH

— e em e COUNTY BOLINDARY
O c-1
1 A-3
NORTH
ONE MILE
—_—)

A harmonious mix of residential and agricultural areas should
be encouraged in the fringe area by encouraging clustering, and a
ngreenbelt" between the future Urban Limit Line and the Fringe,

Figure 14
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Purcellville

Slze: 1,220 acres

1980 Population: 1,567 S
1983 Population: 1,609 S
(estimated)

Number Dwelllhg Units: 591

(1980) .

Existing Zoning (acres):
(in Rural Fringe)
Resldential : 5,091 acres (mostly R-2 outside of
corporate limits)
Nonres ldential ; 136 acres
Floodptaln: 533 acres
Public utilities:

Sewer - 5 MGD total capacity; .247 MGD
avallable capacity, 664 available connec-
tlons, 3,256 estimated total population
based on total capaclty

Water - Unknown, 132 available connections,

2,236 estimated total population based
on total capacity ‘
Size of Rural Fringe
Area: (estimated) 1. Gross - 5,760 acres (9 square miles)

2, Developable (less developed land and

floodplains) - 4,675 acres

Key Development issue - Minimal amount of water connections
avalilable; long-term water supply solu-
100 YEAR FLOOOPLAIN tion necessary. [
MAJOR ROAD - =l -~ :
PROPOSED RURAL FRINGE o ~
EXISTING CORR LIMITS \—-7.%-—' It NG
CORP. LIMITS EFFECTIVE

JANUARY 1, 1984 '\é

- 4
Ri / \\t "\/"\!.,_,c _/// ) \\C:\/
I-1 3 ’V A _
PD-CH : , : ( ‘

COUNTY BOUNDARY 7
c-1 3

llville has large acreages of R-1 and R-2 zoning with a very
5 amount of A-3 zoning In the Fringe area, Increased density
be allowed, dependent on the sewer and water capacity, Water

ements are critical, ) Figure 15
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5. Rural Village Ana]ysis

There are many small communities of clustered residences, reli-..
yious, educational and commercial facilities which form vital social
groups and which exist outside of Loudoun's incorporated towns as
crossroad hamlets or villages that were developed around a railroad
depot, a railroad resort, or were associated with a church, store
or a once important miil. These small hamlets and villages fre-
quently exert a geographical place name influence well beyond their
physical boundaries and are considered to offer many positive
social, aesthetic and practical benefits.

Current County policies favor a moderate growth trend for villages
if the overall goals of farmland preservation, minimized capital
improvements, and cost effective public services can still be
achieved. Specifically, the RMP favors-the "sensitive development"
of villages which would respect "environmental village patterns"
(RMP pages 225 and 226). The Plan furthermore suggests that
“commercial uses of a small scale personal service and convenience
character are encouraged" although both residential and commercial
development “should further the County's commitment to the preser-
vation of its historic sites and structures" (RMP, page 226). While
the RMP would encourage the location of such “small scale community
services as elementary schools, community centers or fire/rescue
stations" in the villages, the Plan recognizes that capital expen-
ditures should be planned on a County-wide basis (RMP, page 227).
The RMP, furthermore, commits the County to alleviating transpor-
tation safety hazards, discourages the creation of highways near the
villages and allows the development of small packaye wastewater
treatment plants if they are environmentally compatible and located
where they are necessary to meet health standards (RMP page 226).

A preliminary inventory of major villages suggests that some
~could sustain moderate growth which would not project the County
into major new capital improvements nor excessive operating costs.
Several of the villages and hamlets contain a nucleus of public
facilities and demonstrate considerable new signs of a vital social
life. On the other hand, these same communities typically lack one
or more important public facilities, such as an assured water
supply or waste water disposal system. While some villages might
be expanded without generating unusual public service costs,
“substantial expansion may run counter to the community goals of the
villages themselves, and of this Rural Plan and the RMP itself, The
~actual ability of villages to accommodate growth should be deter-
mined in future "mini" area plans.

Following are sketches of certain villages which may be capable
of accommodating expansion.
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Hi]lsboro:

Hillsboro is an incorporated town of 41 dwellings, a post ,
office, church and elementary school and some 120 people but with
many of the characteristics of a rural village. It is a Historic
District, listed on the State and National Registers. The town has
public water system which may need considerable upgradinyg, but
cach dwelling must rely on private septic percolation fields for
stewater disposal. This is difficult because the community shares
gap of the Short Hill range with the North Fork of the Catoctin
eek with its associated wet soils and floodplain. Route 9, an
terial road, bisects the town and is an important commuter 1ink
tween West Virginia and the Tysons/Washington, D. C., employment
nters. Increasing commuter traffic flows and close proximity of

e dwellings to Route 9 will make appropriate adjustments to the
ad very difficult. :

The Town of Hillsboro in part functions more like a village than
town since it is so small in area and population.

Route 9 may be the greatest challenge Hillsboro will face in the
ture. Floodplain to the south and steep slopes to the north of

e Town would preclude growth in those directions. Future mini-

2a or expansion plans will need close Town/County cooperation
garding development to the east or west. The layout of such new
@dcvelopment will need to be sensitive to Hillsboro's historic

: iracter.,

Size: , 60 acres
1980 Population: 115
1983 Population: 117
(estimated)
Number Dwelling Units: 41
(1980)
Existing Zoning (acres):
Residential: R-1 62 acres
Nonresidential: None
Community Facilities: Elementary School, Churches, Post Office,

Convenience Shopping.
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Aldie:

Aldie is a village with some 40 dwellings and 120 residentS'WﬁTéh
is located on Route 50, an arterial road. It is a County-designated

National Registers. The community is served by a small water utility
but soil conditions may preclude future individual wastewater -
disposal by means of septic fields. The village grew up around an
early 19th century mill and has become very conscious of historic
preservation design considerations. The community possesses a basic
complement of schools, ballfields, a volunteer fire station,
shopping, a post office and several churches.

The County zoning in and around Aldie would allow approximately
200 R-1 single-family houses, and 60 acres of R-2 single-family
dwellings. The approximately 22 acres of C-1 zoning is largely
undeveloped in that use. In Aldie, as in most villages, a portion
of these lands could not be developed due to floodplains or steep
slopes.

With the advent of 1-66, traffic increases on Route 50 will
necessitate the eventual creation of the Aldie - Middleburg Bypass.
The location of such a major land use determinant should be designed
to protect the historic character of the village, assist flow on
Route 50 and serve any new developments in and around the village.
Additional residential development will probably require both the
expansion of the existing public water system and a package waste-
water treatment plant, and this may require residential development
at a greater density than the existing R-1 zoning. Cluster develop-
ment may also be appropriate, especially if the tourism function
could be maintained and enhanced with green buffers. The existing
C-1 zoning could be developed as a mixed use project of shops and
residences to promote the historic villaye character.

1983 Population: 120

(estimated)

Number Dwelling Units: 40

Existing Zoning (acres):
Residential: R-1 200 acres

R-2 60 acres

Nonresidential: C-1 22 acres

Public Utilities .
Available: Water - privately owned system,

.014 MGD capacity, 38 connections
capacity, available for 15 - 20
additional connections

Community Facilities: School, fire station, post office,
churches, shopping, ballfields
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Aldie Mountain: .

Aldie Mountain is a community of some 50 dwellings and 150
residents. The community is located on Routes 631, newly
rebuilt 764 and 780 whicH are gravel surfaced. The community
nestles in a small topographic saddle of the Bull Run Mountain
range. This is in marked contrast with the generally flat and
unwooded countryside both east and west along Route 50. Aldie
Mountain is an older rural community that. has been the focus of
housing rehabilitation programs. It is very closely knit and is
also very self-sufficient. Thin soils underlain by rock and
consequent high groundwater tables render it very difficult to
identify sanitary percolation fields.- Zoniny in Aldie Mountain
is A-3. A moderate amount of residential development can be
anticipated where the soil conditions allow.

The small village of Aldie Mountain should continue to be a
focus of housing renabilitation assistance. The County antici-
pates that some additional percolation fields may be found in
the area and thaf the community will expand. No change in
the existing A-3:zoning is recommended, though A-3 clustering
may assist some families to remain in the community.

1983 Population: 150

(estimated)

Number Dwelling Units: 50

(estimated)

Existing Zoning (acres) A-3

‘Capital Facilities: None
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d. Arcola

Arcola is a rural village located just west of Dulles Airport
and just north of Route 50, in southeastern Loudoun. It has
approximately 40 houses and about 120 people.

The village has a community center, a post office, fire and
rescue facilities, a ygeneral store, at least one church and a
number of vernacular victorian residential structures.

The projected noise zones for Dulles Airport overlay the
village and constitute a major issue in terms of future residen-
tial development in the village.

In general, the soil has poor percolation characteristics
which Timits new development on septic fields. The area does not
have central sewer, and although it is in the upper Broad Run
watershed, the existing sewer line is about 4 1/2 miles from the
village.

The zoning “in and around the village is predominantly R-1,
although there are approximately 25 acres of C-1 (general
commercial) and about 58 acres of R-2 (Residential at 2 units
per acre).

1983 population
(estimated): 120
Dwelling Units: 40
Existing zoning
(estimated):
Nonresidential: C-1 25 acres
Residential: R-2 58 acres
_ R-1 Remainder
Public Utilities
Available: - Sewer - not at present,
central facilities not in
close proximity.

Water - not at present,
central facilities not in
close proximity.

Community Facilities: Community Center, Post

Office, Fire and Rescue,
Shopping, Church.
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e. Ashburn:

Ashburn is a turn-of-the-century village which grew around a
rail stop of the W&0D railway. It is a relatively well-preserved-
example of a rural victorian village and has many of its original
structures. It has a range of commercial and institutional uses
which support approximately 60 houses and about 180 people.

Ashburn is in relatively close proximity to Route 7, eastern
Loudoun and the sewer trunk line which runs to Dulles Airport.
It is therefore in the direct path of projected future urban
growth. A major issue facing Ashburn is its architectural and
cultural future and preservation in light of the expected modern
planned developments that will likely be built around it.

1983 population

(estimated) : 180

Dwelling Units: 60

Existing Zoning

(Approximate):
C-1 36 acres
PD-IP 60 acres
R-2 250 acres
R-1 Remainder

Public Utilities: Sewer: None at present,
central facilities in rela-
tively close proximity.

Water: None at present,
central facilities in rela-
tively close proximity.

Community Facilities: Elementary school, post
office, fire station,
shopping, other commercial,
churches, W&0D regional
linear park.
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Bluemont :

Bluemont 1is Loudoun's westernmost community and a former
railroad resort village of about 50 houses and 150 residents.
The community is located a short distance from Route 7 to which
it is connected by paved secondary roads, Routes 734 and 760.
Septic field failures are common in the area.

The village possesses a community center, some playing
fields, shopping and a post office, The community and
surrounding residents have hosted a cultural festival for a
number of years and have recently expanded cultural events to
Leesburg and eastern Loudoun, It was recently Tisted on the
State Register of Historic Landmarks.

Current zoning in and around Bluemont includes nearly 100
acres of R-1 land and 10 acres of R-2. The approximately 14 acres
of C-1 zoning is largely undeveloped in that use.

Major population expansion in Bluemont will probably require a
package wastewater treatment plant with a possible wastewater
discharge into Butchers Branch of the Catoctin Creek. The County
anticipates that, were a package wastewater treatment facility
authorized, capacity for the existing residences with failing septic
fields would be included in the plant design. If central sewer and
water were available, then the zoning density might be increased.
Otherwise, the existing R-1 and R-2 zoning should remain. Bluemont's
vital cultural music and arts festival may grow in the future and
may need additional facilities. The County should seriously consider
the value of such a tourist investment in terms of its overall
financial commitments. The existing C-1 zoning in Bluemont might be
developed as a mixed use of residential and commercial functions if
this would enhance the historic character of the village.

1983 Population: 150
(estimated)

Number Dwelling Units: 50
Existing Zoning (acres):

Residential: R-1 100 acres
R-2 10 acres
Nonresidential: Cc-1 14 acres

Public Utilities
Available: None
Community Facilities: Community center, ballfields
post office, shopping.
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g.

Lincoln:

Lincoln is a small village with historic Quaker roots and with =
nearly 60 dwellings and 170 residents. It is included in the S
Goose Creek Historic Cultural and Conservation District. The com-
munity is closely associated with both Purcellville and Hamilton
by Routes 722 and 709. The village possesses an elementary school
and ballfields, several religious buildings, convenience retail
and postal facilities. Soils in the area are generally good for
septic field installation and for wells. There are nearly 390
acres of R-1 zoning in and around Lincoln, about seven acres of R-2
and three and one-half acres of commercially zoned land.

1983 Population: 170
(estimated)

Number Dwelling Units: 60
Existing Zoning (acres):

Residential: R-1 390 acres
. R-2 7 acres
Nonresidential: Cc-1 3.5 acres

Public Utilities
Available: None
Community Facilities: Elementary school, ballfields, post
office, churches,
convenience shopping

Existing zoning corridors of R-1 and R-2 extend from Hamilton and
Purcellville to Lincoln. As a consequence, mini-area planning efforts
should be directed to encouraging clustered residential development
away from Routes 722 and 709 and camouflaging new development from
the road with intervening year-round vegetative screens, berms and

the like.

Given the relatively well-drained soils in and around Lincoln,
the County should anticipate that the existing R-1 and R-2 zoning
districts will eventually be developed. (See page 120 for
relevant recommendations.)

Traffic movements through Lincoln on Route 722 may increase with
growth in the Mt. Gilead/North Fork area. Road and sidewalk
improvements should respect the special qualities of the village.
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h.

Lucketts:

Lucketts is a community located on arterial Route 15 with
perhaps two dozen dwellings and two “grandfathered" mobile home
parks with more than 50 mobile homes. Each of the mobile home parks
uses its own package waste water treatment facility because of
higher density and poor percolation characteristics of the soil.

The village possesses a modern elementary school and an adja-
cent community center (the former school building). The community
supports a volunteer fire station and convenience shopping.

Much of the 580 acres of R-1 zoned land in and adjacent to
Lucketts is undeveloped as is the nearly 70 acres of R-4 land. The
village possesses about three and one-half acres of C-1 zoned land
which is also largely undeveloped.

The existing R-1 zoning along Route 662 northeast of Lucketts
is not in character with the carrying capacity of the soils or the
character of the land. The existing R-4 zoning district in Lucketts
may not be congruent with the carrying capacity of the land and could
not be developed with private percolation fields.

In fact, subsoil limestone necessitates major caution in the
design of any expansion to Lucketts. The operation of the two
existing package sewage treatment plants in Lucketts would need to
be considered in relation to any proposal to build a possible third,
as would connections to them from existing area dwellings with failing
drainfields and health problems. Route 15 is an interstate roadway
and has considerable traveling activity. Consequently, plans and/or
proposals to develop residential or commercial uses in and around
Lucketts should avoid multiple access points and unnecessary vehicle
movement friction on Route 15. Expansion of Route 15's carrying
capacity should be coordinated with a thorough study of safe vehicu-
lar and pedestrian movements to and from the school, community
center and local convenience shopping.

1983 Population 210

(estimated) :
Number Dwelling Units: 74 (50 trailers).
Existing Zoning (acres):

Residential: R-4 70 acres
: R-1 580 acres
Nonresidential: C-1 ~ 3.5 acres
Public Utilities _
Available: None (two private package sewer
plants exist)
Community Facilities: Elementary school, community center,

fire station, convenience shopping
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Neersville/Loudoun Heights:

This area is a linear community of about 70 dwelling units

and 210 people which has developed in a spread out pattern along a
paved secondary road, Route 671. The community is relatively iso-
lated from the remainder of the County and this appears to have stim-
ulated the growth of social institutions such as a volunteer fire-
emergency rescue service, a community center with day care functions
and ballfields. Convenience shopping functions have located not in
the Neersville area itself but rather at the northern and southern
ends of the valley near Routes 340 and 9. Zoning in Neersville is
all A-3, while zoning near Route 340 includes 170 acres of R-1 and

18 acres of C-1 land, mostly undeveloped.

Route 671 which Tinks Route 9 with Route 340 is the essential
public facility of this linear rural agricultural community. The
County anticipates that no major rezonings or other public utilities
will be developed in the present A-3 zoned valley yet single-family
residential growth will continue. Future growth should take care
not to impede traffic flows on Route 671 and could be set back from
the road for visual reasons. This may be best accomplished by com-
bining dwelling access points on common access easements. Existing
R-1 zoning in and around Loudoun Heights may need to be developed at

a lower density which would be controlled by the percolation character-

istics of the soil.

1983 Population: 210
(estimated)

Number Dwelling Units: 70
Existing Zoning (acres):

Residential: A-3
Nonresidential: None
Public Utilities
Available: None
Community Facilities: Fire station, ballfields, community

center, convenience shopping
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j.

Paeonian Springs:

Paeonian Springs is a former railroad vacation village with some
80 dwellings and 230 residents. The community is located between .
Routes 7 and 9 just west of Clarke's Gap. The village has serious
water and wastewater disposal difficulties due to its topographical
location and the age and construction of its individual home wells
and percolation systems. The village possesses playing fields and
postal facilities. Much of Paeonian Springs 200 acres of R-1 zoned
land and 75 acres of R-2 zoned land is undeveloped while the village
also has some seven acres of currently unused C-1 zoned land where
there once was some minor commercial activity.

Paeonian Springs may need a small package treatment plant to
solve its existing wastewater problems. The community was sub-
divided into small lots many years aygo and many of its roads are not
up to highway standards while others were never built. Solving
the wastewater and road deficiencies, perhaps with a public/private
partnership, may provide Loudoun with a number of lower cost,
smaller building lots.

1983 Population: 230
(estimated)
Number Dwelling Units: 80

Existing Zoning (acres):

Residential: R-1 200 acres
: R-2 75 acres
Nonresidential: Cc-1 7 acres
Public Utilities
Available: None -
-Community Facilities: Ballfields, post office
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K.

Philomont:

Philomont is a community with nearly 50 dwellings and 150 resi-
dents which is spread out along Routes 630, 730 and 734 in the o
heart of the southern Loudoun Valley. The community has experienced
some growth despite the six to eight miles distance to Route 7 and
Route 50 along paved Routes 690, 611 and 734.

The soils in the area will permit lower density (three to seven
acres per lot) on individual septic systems; however, underlying
rock formations have raised concerns about water quantity. The com-
munity possesses local convenience shopping functions as well as
postal service. Philomont's location and soils have precluded devel-
opment at current zoning which includes over 90 acres of R-1 zoned
land, 20 acres of R-2 and 6.5 acres of C-1 zoned land.

Philomont is a growing village in the Loudoun Valley. It has a
volunteer fire company which is a benefit to the local and rural
community. Continued growth on private well and septic percolation
fields should avoid adding traffic flow frictions to Route 734 by
clustering entrances where appropriate. Continued growth along
Route 734 may require eventual improvement to this road and new
houses should be set back from it to avoid future traffic complica-
tions. There may also be a need for additional recreation facili-
ties for the village and surrounding residents.

1983 Population: 150

(estimated)

Number Dwelling Units: 50
Existing Zoning (acres):

Residential; R-1 90 acres
» R-2 20 acres
Nonresidential: c-1 6.5 acres

Public Utilities
Available: None
Community Facilities: Post office, fire company, local con-
venience shopping
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St. Louis:

St. Louis is a village of about 50 dwellings and 150 residents and
is connected to Route 50 by means of paved Route 611 near Middleburg.
Soils in the area are unsuitable for septic drainfield percolation
and the community possesses a new central wastewater treatment plant
operated by the Loudoun County Sanitation Authority. There is a
concern about well water quantity because of subsoil rock formations
below the area. The village possesses an elementary school with its
associated playing fields, and a church.

St. Louis has some 290 acres of R-1 zoned land, much of which is
outside the sewer service area of the Sanitation Authority's plant.
The village has nearly 100 acres of R-2 zoned land and 20 acres of
C-1 zoned land which are largely unused in terms of development
potential.

The St. Louis community has a wastewater treatment facility
capable of supporting a population several times laryer than the
existing 150 residents but private sources of fresh water are unre-
liable. The community could expand six-fold if a secure water supply
were available. This expansion might considerably alter the social
and economic situation of the village. There are large areas of R-1
and R-2 zoning districts within the sewer service area which could
be developed as clusters with greenbelt buffers on the periphery of
the A-3 zoning districts.

1982 Population: 150
(estimated)
Number Dwelling Units: 60
Existing Zoning (acres):
Residential: R-1 290 acres
R-2 100 acres
Nonresidential: C-1 20 acres

Public Utilities
Available: Sewer - .086 MGD, capacity of 375
total units, 938 total population, no
central water plant
Community Facilities: Elementary School, ballfields, church
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m.

Taylorstown:

Taylorstown is a crossroads village which is a County desig-
nated Historic Cultural and Conservation District also listed on- -
the State and National Registers and which grew up around an
early 19th century grain mill. Located at the intersection of
Routes 665 and 663, the community relates geographically to
Point of Rocks and Frederick, Maryland. The village is situated
between the Catoctin Ridge and Catoctin Creek. Poor percolation
of soils exists in this area. The community of some 30
dwellings and 90 residents has a country store but the 150 acres
of R-1 zoned land and four acres of C-1 land have not been much
developed. :

Continued residential development on private well and septic
percolation fields could continue. Development in the R-1 zoning
districts in and around the village should be clustered if possible
to promote a sense of place. The present pattern of communal
private access easements up the Catoctin Ridge slopes reduces
the number of entrances onto Routes 663 and 665 though the maxi-
mum permitted $lopes of these easements may need to be established.
The curve alignment on Routes 663 and 665 may need be reviewed
and modified in any mini-area plan.

1983 Population: 90
(estimated)

Number Dwelling Units: 30
(1980)

Existing Zoning (acres):

Residential: R-1 150 acres
Nonresidential: C-1 4 acres
Floodplain:

Community Facilities: General Store
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n., Waterford:

Waterford is a village of 91 dwellings and approximately 210
residents., It is one of a handful of villages in the United States -
which has been designated a National Historic Landmark. It is also
on the Virginia Register of Historic Landmarks as well as being
listed on the National Register of Historic Places, and is a
Loudoun County Historic and Cultural Conservation District. It is
in the Center of the Catoctin Agricultural District, and the land
up to the very edge of the village is actively farmed.

Waterford has a long history of demonstrated concern for
historic preservation by the residents and by the Waterford
Foundation, a nonprofit corporation organized in 1943 for the pre-
servation of Waterford, to which the great majority of residents
belong.- Extensive use has been made of preservation easements,
both of buildings and farmland in the Waterford National Historic
“Landmark District.

Waterford was once an incorporated town and possesses many of
the physical and organizational elements of a town, including
active citizen participation in the Waterford Citizens'
Association. The village possesses an elementary school with
playing fields, convenience shopping facilities, a post office,
three churches, and a number of structures owned by . the Waterford
Foundation and used for cultural and community purposes.

The Loudoun County Sanitation Authority operates a wastewater
treatment plant in the community with an unused capacity of approxi-
mately 40,000 gallons per day. This facility was opened in 1978
strictly to correct severe health hazards and to serve existing lots.
Waterford is largely zoned for residential uses. Within the
village are approximately 41 acres of land zoned R-2 and three and
one-half acres of C-1. Immediately adjacent are approximately 310
acres of land zoned R-1. (An Area Plan for Waterford is currently
in progress.) '

1982 Population: 210
(estimated)

Number Dwelling Units: 91
(1980)

Existing Zoning:
Residential: -1 310 acres

-2 41 acres

-1 3.9 acres

oL

Nonresidential:
Public Utilities
Available: Sewer -~ .058 MGD, 195 total
units, 459 total population,
water - none
Community Facilities: School, ballfields, churches, con-
venience shopping, civic association,
Waterford Foundation, annual fair
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6. Residential Issues

a, Rural Residential Issues:

i.

ii.

Location and Pattern of Development:

The trend in Loudoun County is for rural residential
development to occur in a haphazard, scattered pattern
on large (3 - 15 acres) lots which have soils that can
support on-site sewage disposal systems (septic field
systems). (See Figures 32 and 33, pages 115and 116 .)
This scattered development pattern tends to convert more
land than is needed for residential use, to create yse
conflicts between existing agricultural activities and
residential activities and to cause a more dispersed
settlement pattern which can be more costly to provide
with public services. Use conflicts can be a major
source of disturbance to farmers and can raise the level
of uncertainty on the part of the farmer and increase
the pressure to restrict, move or cease farming opera-
tions,

On-Site Waste Disposal and Groundwater Supply:

Rural Residential development takes place without the
benefit of central utilities, thus requiring the use of
septic drainfields for sewage disposal, and on-site
wells to tap subsurface drinking water reserves. As
rural dwelling units proliferate, the risk of ground-
water contamination from failed drainfields increases,
particularly in areas with limestone conglomerate

geologic formations. Reduced well yields are also a

possible result of increased rural development levels,
The County Health Department is currently undertaking an
ongoing compilation of well-drilliing data, for purposes
of monitoring the County's groundwater supplies.

Rural Roads:

As rural residential development continues, the rural
secondary road system is subjected to increased levels
of traffic. 1In many cases, only a relatively few new
houses on a rural road can increase the traffic volumes
beyond design capacity and substantially reduce the
level of service that those roads provide to local resi-
dents, State funds for Highway improvements are in
short supply, and therefore, increased rural residential
development can be expected to cause reductions in the
future level of service on many rural roads,
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iv. Development Value of Rural Land:

Rural land in Loudoun County that has adequate.road
frontage and permeable soils has potential for conver-
sion from farming or forestal uses to residential uses.
At least one-half of the market value of such land is -
due to its development potential. Therefore, if regula-
tory, environmental or facility constraints T1imit devel-
opment potential on a given unit of land, the market
value of that land could be reduced. Such reductions,
if any, would be dependent on the particular charac-
teristics of a given parcel, but it could be assumed
that most owners of large tracts of land would not want
to see any reduction in the value of their land. (It
should be noted that some regulations and other con-
straints can cause an increase in market value due to
the benefits of protection such constraints may bring.)

v. Desire for a Rural Lifestyle:

It appears that much of the growth pressure that bears

on Loudoun's rural land is due to the local and regional
demand for rural building lots and a “"country" Tifestyle.
That market demand is not expected to greatly diminish

in the future, although the continued increase in rural
residential development may possibly reduce the quality
which has brought new rural residents to the area in the
first place. :

b. Town Residential Issues:
j. Town Development Goals and Desires:

It is current County policy, as set forth in the RMP, to
encourage new development to take place in and around
existing towns and urban settlements., This policy is
subject, however, to the policies adopted in future
detailed area plans, with comment from the towns them-
selves,

ii. Town Utilities:

With ‘the exception of Leesburg, all of Loudoun County's
incorporated towns have at least some constraints on new
development due to limited water supplies or sewage
treatment capacities. Regardless of any desire to grow,
these utility constraints must be removed in order for
any substantial amount of new development to occur.

c. Village Development Issues:

The RMP thesis that village development throughout the
County would preserve farmland and reduce public capital
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d.

improvement and operational costs cannot be accepted on an
unqualified basis from the point of view of road improvement
costs or of water treatment installation costs. It is also

“ questionable that village growth would necessarily reduce

development pressure on surrounding farmland conversion
since the two housing markets are distinctly different.
Furthermore, it is possible that improved transportation
from village nodes to the arterial roads and improved shop-
ping and community facilities in the villages themselves
might actually stimulate farmland conversion in the area
surrounding the village.

Given this analysis it would appear that the most prudent
course of action is to examine each village expansion proposal
on a case by case basis, identifying road and capital facility
and operational cost impacts. Taking the RMP overall policy
of citizen-responsive government with the reality of limited
staff, the challenge of encouraging each village to generate
"a land use management plan which will set specific guide-
lines for the future" would necessarily have to be done on a
Timited basis and probably would be best developed for those
villages which are the most likely subjects of expansion or
where an actual proposal has been made.

Village expansion which requires the expenditure of
public funds would necessarily cause the County to compare
the cost and public benefits of this expenditure in terms of
countywide goals and comparable outlays. It is possible
that in some circumstances an otherwise worthwhile project
might not receive County encouragement and/or funding given
Loudoun's Timited fiscal means. By the same token, it might
be that other County goals and policies would encourage the
expenditure of such funds, e.g., refurbishing the community
centers of Bluemont or Lucketts in order to enhance their
festivals and cultural programs. Of course it would remain
a private sector option to proffer roads and such facilities
as fresh and wastewater plants or other facilities at the
time of a village expansion proposal.

Rural Residential Cluster Issues:

There are several issues associated with rural cluster devel-

opment., These are:

i. Potential Land Use Conflicts:

Concentrations of tightly grouped houses in the midst of
a farming area may increase the land use conflicts between
residential and agricultural activities due to farm mach-
inery noise, spraying of chemicals, vandalism, dogs, etc.
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ii. On-Site Sewage Treatment:

Modified or clustered septic systems and/or package
treatment plants may be necessary on some sites in order
to achieve a compact cluster of houses on small lots.
The maintenance and repair of these systems, as well as .
the risk of ground and/or surface water poliution, is a
potential problem of rural cluster development,

iii. Rural Growth Rate and Pattern:

Cluster developments may allow a greater gross density,

and more intensive development on land that currently has
very little or no road frontage, and may allow lower devel-
opment costs due to reduced road costs and smaller lots,
and therefore could become a stimulus of rural growth,
which would be contrary to the goals and policies of both
the RMP and the Rural Plan.

jv. Impact on Public Roads and Other Facilities:

An increase in population would require the construction
or significant improvement of such-public facilities as
roads and schools. However, since the density of this
population would always be very low, the cost effective-
ness of such improvements would be lower than in a
densely populated area such as in and around the towns.,

v. Private Roads:

The maintenance and repair of private roads by homeowners
associations of only 8 to 20 owners could create funding
and administrative difficulties.

vi. Interaction with TDR Program:

If clustering is a more attractive option than selling
TDR's or transferring densities it may interfere with or
reduce the effectiveness of the TDR/Density Transfer
program, '

The above analysis identifies the fundamental pros and cons of
rural cluster zoning. While there are several potential problems
associated with rural clusters, they would nevertheless offer the
opportunity to guarantee relatively large blocks of permanent open
space in rural areas.
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B.

RESIDENTIAL GOALS

1. Manage rural residential development so as to achieve a growth
pattern that will be compatible with the County's agricultural
base, natural integrity and visual order,

2. Residential development should take place in close proximity
to existing towns and villayges where transportation, water
and waste problems can be efficiently handled rather than on
important agricultural lands or on environmentally sensitive
land such as steep slopes, potential water impoundment sites
and floodplains.

3. Preserve the attractive rural character and unique quality of
life of Loudoun County by the use of aesthetically pleasing,
efficient and environmentally sound design for new residential
development.

4. Promote the environmental integrity of Loudoun County to ensure
that the unique features of the County are preserved, including
open space and air and water sheds surrounding concentrated
residential development.

5. Housing opportunities should be available to all segments of the
County's population.

RESIDENTIAL IMPLEMENTATION RECOMMENDATIONS

1. Zoning and Subdivision Regulation Recommendations

Based upon the preceding goals and analysis, it is the
recommendation of this plan that the following modifications
and additions be made to the County's land development ordinances:*

a. Change the definition of subdivision of land to include all
divisions of property, so that all such divisions are sub-
ject to public review and minimum standards. This will help
ensure that all building lots meet the standards that are
necessary for good planning and protection of the public
health, safety and welfare,

b. Amend the Subdivision Ordinance so that private access ease-
ments are no longer allowed except for clustered develop-
ments, family subdivisions and historic sites.

c. Establish an A-50 zoning district which will be available
on a voluntary basis (refer to Agricultural Recommendations,
page 99).

d. Establish a rural residential cluster provision for the A-3

and A-10 zoning districts. The cluster provision is des-
cribed in detail on page 122.

* Some of the following provisions have been incorporated in the
new Subdivision and Land Development Ordinance.
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e. Rezone to the A-10 zoning classification land which has been ..
divided into lots of 10 to 15 acres in size as part of a
major division of a tract that was greater than 50 acres
prior to that division,.

f. Refine the subdivision and/or zoning requirements and stan-
dards for three-acre lot subdivisions in order to better
ensure that such residential developments are more com-
patible with agricultural land uses.

g. Allow the combining of existing lots in towns and villages
for the purpose of acquiring access to existing sewer facil-
ities. This policy shall apply only to lots created prior
to 1972.

h. Refine the Historic District Overlay section of the Zoning
Ordinance to ensure adequate property inspection and code
enforcement, and to amend the boundaries of the County's
Historical Cultural and Conservation Districts to coincide
with the State's corresponding Historic Districts. Landowners
within the new expanded boundaries should be allowed to be
excluded from the district if they so choose.

i, Establish a countywide method of determining the hous-
ing density of a residential development, designed to
allow the density of a development to be accurately and
consistently measured, and for the densities of different
developments to be fairly and objectively compared.

The County's method of determining and defining residential
development is a variation on the concept of "net" density,
and follows a specific formula for calculating the density
of any residential or mixed-use development, as follows:

[ e e e e

1) Total Tract Area
less: a) 100 Year Floodplain

b) Proposed Commercial and Office Areas

¢) Industrial Areas

d) Slopes 25% or Greater

equals: Net Residential Land Area
\ 2) Total Residential Units, as Proposed
+ Net Residential Land ‘Area

l = Proposed Residential Density of
Project (Development Density)

r
|
|
|
|
|
|
|
|
n
|
|
|
|
|
|
|
|
|
|
|
\
|
|
|
|
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J. Require all subdivision plats in the A-3, A-10 and A-50
zones to include a statement to the effect that agricultural
land uses are the preferred uses in these zoning districts.
(See Agricultural Recommnendations, page 42 for more detail,)

Rural Cluster Development Recommendations

If new rural residential development is designed so as to
cluster the houses together on small Tots on a corner of the
site, rather than scattering them over the entire site on
10 to 15 acre lots as is usually done, larger blocks of con-
tiguous residual open land could be saved during the rural
development process. This residual land would be put under
a permanent open space easement and be available for con-
tinued agricultural uses.

Clustered development could be encouraged as an addi-
tional development option for farmers and rural land owners.
It would likely produce a land use pattern that would con-
tain more large blocks of farmland or other open space that
could be sold or leased to a farmer, thereby creating permanent
opportunities for various kinds of agricultural activities;
however, the residual tracts of open space would likely tend to
be about 50 acres in size, which is smaller than the typical
farm parcel of 100 or more acres that exists now. While there
are many issues regarding rural clustering that must be resolved
(refer to page 118) the following principles are offered as
rural cluster recommendations:

In order to give rural landowners the cluster development
option, while still protecting the County from the negative
impacts of rural cluster development, it is the recommendation
of the Rural Plan that clusters be allowed for the following
purposes and under the following conditions:

a. Purposes:
i. Rural Fringe/Rural Villages:

In the Rural Fringe and Rural Village Areas, the
purposes of a Cluster Development provision are:

* To preserve the Took or scenic quality of rural
Loudoun as farmland is converted to residential
land uses.

o To channel rural residential lot purchases into
certain portions of the County adjacent to towns,
thus relieving the conversion pressure in other
areas of longer term agricultural activity potential.
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b

o To preserve some larger blocks of land (e.g., 50
acres minimum) which would be suitable for some
types of intensive farming or institutional uses.

o To assist the development of rural parcéls which
are currently not readily developable due to
limited road frontage.

e To reduce the development costs and uncertainties
of converting farmland to residential uses and
thus to achieve the greatest economic return from
farmland conversion.

o To discourage conventional grid divisions in R-1 and
R-2 zones.

ii. Agricuitural Conservation Areas:

In the agricultural conservation areas, the pur-
poses of a cluster development provision are:

e To preserve the core of a farm operation in those
cases of estate settlement or financial reversal in
which a farm's assets (potential house lots, farm-
land, farmhouse, barns) must be equitably divided
among creditors and/or heirs,

e To assist a farmer in financing a farm project, e.g.,
irrigation, greenhouse, with the sale of only a
small portion of the farm.

o To establish a permanent low density residential
pattern in the County's agricultural areas, with

large blocks of contiguous open land under easement
that can continue to be farmed.

Locations:

Cluster developments will be allowed throughout the
rural areas; however, certain provisions will vary according
to which policy area the cluster is located in. :
i. Rural Fringe and Rural Village:

e Density: ten acres per unit with full subdivision
review or three acres .per unit using TDR/Density
Transfer in Rural Fringe only,

e Review and Approval: Subdivision process.

e Package Treatment Plants: Permitted by Special Exception.
Must be privately financed.
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e Initial Tract Size: Minimum of 50 acres.

e \later Line Extensions: Clusters may be served by
water lines extended from incorporated towns, by Spe-
cial Exception and Commission Permit.

e Clusters must be within an existing village or within
the Rural Fringe. 1In Rural Village Areas, clusters
shall be within the existing villages, as designated
in this Plan, yet such development shall be sensitive
to the integrity of designated historic areas.

e Private, "Class III" roads are allowed, but must be
owned and maintained by homeowners.

ii. Agricultural Conservation Areas:

In the Agricultural Conservation Areas, cluster
developments must adhere to the following requirements:

e Density: 25 acres per unit

e Review and Approval: Subdivision

e Package Plants: Prohibited

) Initial Tract Size: 50 acres minimum

e No Central Water or Sewer

e "Class III Roads," owned and maintained by Homeowners
Density:

In the rural fringe and rural village areas, density
may be a maximum of ten acres per unit, but may be up to
three acres per unit in the Fringe Areas only if TDRs are

used.

In the Agricultural Conservation Area, the maximum allowed
density for cluster development is twenty-five acres per unit.

Lot Size/Site Coverage:

In the Rural Fringe and Rural Village Areas, minimum lot
size is 40,000 square feet (one acre) and maximum site
coverage of lots and roads is 25% for l0-acre density, and 50%
for three-acre density.

In the Agricultural Conservation Areas, the minimum lot

size is 40,000 square feet (one acre) and the maximum site
coverage for lots and roads is 10% for 25-acre density.
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Development Pattern Recommendations

Review and Approval Process:

In the Rural Fringe, Rural Village Areas, and Agricul-
tural Conservation Areas, cluster development applications
must go through the full subdivision review process.

Residual Land/Easements:

Residual land must be a contiguous block in a single
parcel and must be placed under a permanent easement which
restricts uses to agricultural and/or open space uses., The
County shall hold the easement.

Parcel Size:

The minimum original parcel size required in order to
qualify for a cluster development is 50 contiquous acres in
a single legally recorded property parcel.

On-Site Waste Disposal:

- In the Rural Fringe and Village Areas, package wastewater
treatment plants will be allowed by Special Exception. Such
plants will not be permitted in the Agricultural Conservation
Area.

Septic systems will be subject to Health Department
requirements, review and approval.

Roads:

A minimum of 600 feet of existing state road frontage on
the original tract will be required in order to carry out a
cluster development in the Rural Fringe and Rural Village
Areas; and 50 feet will be required with Agricultural
Conservation Areas.

Only one road access to the existing state highway will
be allowed for every 100 acres of the cluster development
site.

A1l internal roads may be privately owned and maintained
through a Trust Fund agreement by the homeowners, but must
meet the minimum standards equivalent to a Class III road.

a.

Rural Growth Policy: i

The County will encourage a growth and land use pattern {
that will conserve farmland by promoting residential and ﬂ
commercial/industrial growth to locate around those towns in i
Loudoun County that have necessary public facilities, rather |
than locating in the rural agricultural areas. i
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b. Rural Development Guidelines:

® Allow farmers to maintain equity in property, by provid-
ing additional land use options.

® Promote higher density development in towns with adequate
public facilities and utilities. -

¢ Promote rural, low density residential development in
rural fringe areas.

® Encourage cTustering at a density of one unijt per three
acres in existing R-1 Zoning Districts.

C. Transferable Development Rights/Density Transfer:

Initiate a program that reflects Loudoun County's need
to protect agriculture with incentives to transfer develop-
ment rights. Rural Residential development should be seen
first as a function of the TDR/Density Transfer program with
defined sending and receiving areas. (See page 48 for
detailed recommendations,)

d. Distinct Identity of Existing Towns/Villages:

Maintain the existing visual identity of towns and
villages by preserving green, open space areas between
them. Establish a permanent “Greenbelt® area of parkland or
other preserved open Space as a visual buffer between
Purcellville and Hamilton, Purcellville and Round Hill and
Purcellville and Lincoln in order to protect the individual
identities of the three towns and the village of Lincoln,
Such buffers are a hignh priority in these areas and may be
accomplished by easement purchase, donation, transfer of
density credits within a given tract, Density Transfer from
the rural areas, TDR or residential or institutional
cluster,

4. Rural Village Recommendations

The RMP policies regarding village growth should be modi fied
in such a way that the County would allow appropriate expansion
in and around existing villages so long as such growth did not
project the public sector into costly expenditures or conflict
with other basic County Planning goals. It is thus the County's
policy to: '
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Allow a moderate amount of new, harmonious residential develop-
ment and rehabilitation within and in close proximity to
existing villages where transportation, water and waste problems
can be efficiently and effectively handled without causing the
County to make major investments for new public facilities.

To this end the County will need to create a village devel-
opment review and plan amendment procedure in which to analyze
these communities and their growth options in an open manner
with community representatives. This analysis of expansion pro-
posals would evaluate them in terms of a number of factors which
would include:

a. Public facility adequacy and improvement costs/benefits.
(A summary such as that shown in Figure 31, page 113,
should provide the basis for such evaluation.)

b. Harmony with the physical, historical and social conditions
of the village. (The visual and cultural identity of
villages should be preserved.)

c. The environmental constraints and opportunities of the area.

- d. Other County goals and policies as set forth in the
Comprehensive Plan.

The basic recommendation of this plan regarding future devel-
opment in and around rural villages is that villages are the
County's third priority location for growth, following the Urban
Growth Areas and Rural Fringe Areas. The County recognizes that
some villayes are more capable of supporting new development than
are others. In addition, the County would prefer to see moderate
amounts of compatible development in village areas than in the
Agricultural conservation Areas. All rezonings or major devel-
opment proposals will be evaluated in terms of the location,
public facilities, compatibility of scale and design, environ-
mental constraints and County goals. Villages which have a full
complement of public faciilities, services and infrastructures
will generally be considered the most suitable for new development.

Major rezonings and/or special permits will be approved or
granted only if it can be shown that such development will not
require major public expenditures for new facilities, that the
transportation system can safely handle any projected traffic
increases caused by the new development, that the scale and
design of the project is compatible with the existiny architec-
tural fabric and that the impact on the local agricultural
industry will be minimal. A user study should be undertaken
prior to approval of any new central utility plant within a
village to ensure that there is a need for the plant and that
all existing and new potential users will connect upon comple-
tion of construction of the plant/system.
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Dwelling unit types, desiyns and site plans should relate to
the existing character of the village. Single-family attached
and detached duplex and multi-family units will be allowed. The
important development criterion is to maintain the historic
development pattern and identity of the villages while achieving
a mix of housing types. An important priority for the rural
villages will be to rehabilitate substandard structures to pro-
mote the historic character of the area. County housing objec-
tives will be met if existing low and moderate income housing is
rehabilitated to provide housing options for many existing
County residents.

Rural Residential Development and/or Rural Land Conversion

Recommendations

For owners of rural land who wish to convert all or a por-
tion of their landholdings into cash, or who wish to obtain the
maximum financial benefit and Towest carrying costs on the land
prior to liquidation, the County offers several options in addi-
tion to existing ones. While each option is acceptable, the
County would prefer some options over others. The County's
priorities for rural land liquidation/conversion options on the
part of the landowner are expressed in order of preference as
follows:

a. First Preference: Sell or Donate Conservation Easements or TDRs

The County would prefer that Landowners donate or sell
permanent easements on their rural land as part of the
Density Transfer or TDR program recommended in this plan,
Because easement/TDR sales will depend somewhat on the
demand for them in the development market, it is possible
that not all landowners who qualify and wish to sell their
easements will be able to do so at any given moment,
However, the County would -urge that owners sell their
easements/ TDRs whenever a buyer can be found. For those
owners who can benefit by donating their easements, the
County would strongly encourage that option as well,

b. Second Preference: Lease Conservation Easements to the County

Owners of qualifying rural Tand may lease short-term
conservation easements to the County in return for a reduced
tax bill, This would provide the owner with a greater finan-
cial benefit than Use-Value Taxation provides, but would not
require permanent liquidation.

c. Third Preference: Sell to Long-Term Agricultural Buyer
The County would prefer the landowner to sell to a buyer

who intends to keep the land open and/or in agricultural
use in the future.
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Fourth Preference: Rural Cluster Development

I1f the landowner chooses not to exercise the easément
options, or sell to an agricultural buyer, the next preferable

option would be to develop a rural clustered development., A =

compatible institutional use would be preferable to a resi-
dential use. If a residential cluster is developed outside
the rural fringe area, a maximum density of one unit per 25
acres is recommended, with a minimum lot size of 40,000 square
feet, with 90% of the original tract remaining in permanent
open space use,

Fifth Preference: Ten-Acre Lot Division

Ten acre lot division is an option which the County pre-
fers would not occur at all, but which is often desired or
otherwise selected by the owner as his best option., Ten
acre and larger lots tend to use inordinate amounts of land
and cause other negative impacts, They do, however, pre-.
serve a relatively low overall density in the rural areas.

Sixth Preference: Subdivide into Three-Acre Lots

The least preferred option would be for the landowner to
divide his property into three acre lots. Wnhile this option
still preserves a relatively low density, it causes in-
creased disruption to the farming industry, landscape and
traffic pattern, and preserves the least amount of rural
land over the long-term,

Vel

oy =
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COMMERCIAL RESOURCES

A. BACKGROUND, ANALYSIS AND ISSUES

1.

Current Land Use Pattern

The rural portions of Loudoun County, including the
unincorporated villages, do not have extensive commercial
development. Existing uses fall into three categories:
general stores, automobile service stations/garage facili-
ties and motels. A general survey of land uses and business
records found 14 general store/grocery and seven automobile
service or garage facilities in the planning area outside
the incorporated towns. There are also three motels. Most
of the general stores, such as Partlow's Grocery in Aldie,

~are located in villages. The automobile service uses are

often located in conjunction with the general stores.
Exceptions to this generally desirable pattern of local ser-
vice and automobile/commercial uses in villages are the
Waterford Texaco/yeneral store commercial uses on Route 9
outside Paeonian Springs, the Sweet Spring Country Store on
Route 9 near the West Virginia line and the Lineberry Store
at Route 9 and Route 671. In addition, the access roads to
Harpers Ferry, Routes 671, 340 and 15 south of Point of
Rocks bridge (Myersville) have multiple commercial uses such
as auto body and general stores.

A survey of business license records and County Assessor's
files found no other retail commercial uses in the rural un-
incorporated areas outside of villages except for the Hil1
High Orchard operation adjacent to Round Hill, Carlyle and
Anderson west of Hamilton, and used car dealers immediately
east of Hamilton. Waterford also contains several seasonal
commercial craft sales stores and antique shops, as well as
a hardware store and grocery store. Aldie has several an-
tique and craft shops and a general store/gas station. Tne
Little Rock Motel near Lucketts and Weona Villa near Round
Hill are examples of legal nonconforming uses which cannot
be expanded,

The current commercial land use pattern in rural Loudoun
very closely approximates the growth management policy of
the Resource Management Plan (RMP) which states that Rural
Residential Areas (as well as Agricultural and Environmental
Resource Management Areas) “are not proper locations for
employment land uses, and that personal service and con-
venience retail centers to serve rural residential areas
will be located in Village Centers.”

Current Zoning Pattern

While the County's growth management policy would en-
courage most commercial uses to locate in the incorporated
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towns, a review of the zoning records indicates that many
village areas have ample land zoned for additional commer-
cial uses. However, the developed and undeveloped commer-
cial areas in the villages are zoned C-1 (General Commercial),
the County's Teast restrictive retail zone. Table 13, a
summary of commercially zoned property, when compared to an
estimate of developed areas, indicates a 12-fold potential

for additional commercial expansion although some of the C-1
zoned land cannot be developed because of soil percolation
problems.

Table 13

RURAL LOUDOUN LAND ZONED AND DEVELOPED FOR COMMERCIAL USES

Estimate of Acres

Area Acres Zoned C-1 Developed or Used
Taylorstown 5.0 0.25
Waterford 3.9 3.9*%
Loudoun Heights 18.0 1.50
Gilberts Corner 25.0 0.50
Unison 1.0 0.00
St. Louis 21.0 0.00
Airmont 1.0 0.30
Philomont 6.5 0.50
Bluemont 14.0 0.25
Aldie 22.0 0.50
Lincoln 3.5 0.25
Lucketts 3.5 0.25
Myersville 27.0 1.00

Total 151.4 8.80

3. Special Commercial Uses

The Loudoun County Zoning Ordinance permits many commer-
cial land uses by Special Exception in the Agricultural
Districts. These uses include commercial stables, kennels,
guest farms and ranches, plant nurseries and a broad range
of commercial recreational uses. Such uses are distributed
across the rural portions of the County.

* Only 3.0 acres in actual Commercial use, .9 acres are in residen-
tial uses,
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4.

Current Policy

The RMP states that Rural Residential and Agricultural
Resource Management Areas "are not proper locations for
employment land uses and that personal service and con-
venience retail centers for some rural residential areas
will be located in the Village Centers.” (p. 224, RMP) The
RMP also states that “the County will encourage the develop- = _
ment of sufficient retail space to serve the existing and
projected residential population of the County and adjoininyg
service areas. These new commercial/retail centers should
be designed to function as service facilities located away
from major primary roads in order to ensure the free flow of
traffic, without numerous traffic signals and congestion.”

(p. 209, RMP) This policy should be retained.

The Zoning Ordinance also spells out locational criteria
for such uses, which emphasize land use compatibility with
surrounding uses and preservation of agriculture. Following
the policies of this Plan, such uses should be located in
the Urban Growth Areas or within or adjacent to villages
whenever possible, in lieu of in the Agricultural
Conservation Areas,

Commercial Issues

The current commercial land use pattern generally
approximates the pattern recommended by the RMP. However, a
very large area of C-1 zoned land is potentially developable-
in the village areas and near crossroads such as Gilberts
Corner. Therefore, the County's rural commercial policies
and programs must address issues such as the capacity for
expansion of existing commercial uses in existing commercial
zones and the necessity or desirability of creating new com-
mercial use locations as well as the need to modify the
current C-1 zoning regulations to reflect the need for com-
patibility of commercial with other uses in rural and
village areas.

a. In most villages and crossroads in the planning area, the
vacant C-1 zoned property is-many times more extensive
than the C-1 developed property. In most cases, the
existing C-1 zoned property would allow for a two to
ten-fold expansion of commercial uses, assuming drain-
field capacity is available (package treatment plants in
rural areas are discouraged except to correct health
hazards.) In some cases substantial increases in the
use of this commercially zoned property could aid in the
development of a more clearly defined village center,
while in other cases such commercial development could
result in land use conflicts with residential property

- 133 -



and strip or ribbon development along highways.

How should such commercially zoned land be managed?
Should C-1 regulations be amended to prevent such poten-
tial traffic problems and use conflicts? Should the
County grant requests for additional C-1 zoning in 1ight
of the current surplus?

b. The current C-1 zone may not be an appropriate district
to foster the coordinated development of rural village
commercial uses. The wide range of uses permitted and -
lack of site planning requirements may be both unnec-
essary and undesirable in rural Loudoun. Most of the
existing C-1 zoned property could be rezoned to a new
rural or village commercial district which could require
greater setbacks and more lenient parking requirements
and coordinated highway entrances than now permitted or
required by the C-1 zone. In addition, uses such as
general stores and gas pumps could be authorized as
part of the district, perhaps in conjunction with adja-
cent or overhead residential use. :

Should these or similar amendments be made to the
C-1 zoning regulations?

¢. The C-1 District permits private airports, auto body
shops, natural resource extraction, borrow pits and
motor freight terminals. These uses, if located in
village centers, could produce serious land use
conflicts with existing residential uses.

Shoutd such uses be allowed in rural commercial
zoning districts?

B. COMMERCIAL GOALS

1. Commercial uses should take place in close proximity to
existing towns, villages, airports and other urban areas and
in coordination with proposed residential development,

2. Commercial uses in the rural areas should be compatible with
the County's agricultural base and visual order while pro-
viding employment opportunities for the County's citizens.

C. COMMERCIAL IMPLEMENTATION RECOMMENDATIONS

Loudoun County's growth management policies encourage the
location of most rural commercial uses in the towns and villages.
Adequate zoned land exists in the rural village and crossroads
areas to accommodate foreseeable local commercial needs,
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1. New Commercial Areas Recommendations

al

New commercial zones should be established or existing
zones extended only under the following conditions:

1'.

ii.

iii.

iv.

vi.

vii,

A clear need exists for additional local commercial
services and the existing commercially zoned pro-
perty is not suitable for development due to access,
topographic soil conditions or character of nearby
land uses.

The new commercial zoning would promote the develop--
ment of a more clearly defined community center for
the village area.

commercial density is transferred into the Village
area from an existing commercially zoned site in an
Agricultural Conservation Area or Village Area.

Generally, special permit uses should be focused in
Urban Growth Areas adjacent to towns and villages,
not in Agricultural Conservation Areas.

No further new C-1 zoning should be granted. In
order to expand C-1 zoning on a given site, the
allowed commercial density of another site must be
transferred to the new site through Density Transfer
or TDR rather than granting additional general com-
mercial zoning. Only sites located within or adja-
cent to existing rural villages or towns may receive
such transferred zoning density.

The County will establish a new rural commercial
zone with more specific and restrictive use cri-
teria to ensure compatibility with adjacent existing

~uses. Such a zone shall be located only in or adja-

cent to existing villages and towns as a proven
need arises.

The County will encourage the transfer of density
from existing C-1 zoned land in scattered rural
agricultural areas to village areas. These TDRs
shall become the new rural commercial zone upon
transfer into the Village.

New Commercial Zoning District Recommendations

As indicated in Section 1l.vi above, a new zoning district
should be developed specifically for rural village commer-
cial uses. In addition, specific uses such as general
stores, automobile service uses, and other retail personal
services should be permitted in that zone, while many
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Special Exception uses now allowed in C-1 should be

deleted. Such a district could also waive the paved parking
Tot requirement for uses requiring less than 15-20 spaces,
For example, provision of a site plan could be required only
for structures over 5,000 sq. ft. or involving more than
15-20 parking spaces.

The new rural commercial zone must contain criteria to
test potential land use conflicts with adjacent existing or
planned uses. New commercial uses in the Agricultural
Conservation Areas must be directly agriculturally related
and will be allowed only by Special Exception in the A-3
zone with no actual rezoning to commercial. The A-3 zone
should be modified to allow agriculturally supportive
commercial uses, such as ethanol fuel distillation, grain
mills, farm produce markets, food processing, and farm
equipment storage and repair, all by Special Exception.
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IV. INDUSTRIAL RESOURCES

A. BACKGROUND, ANALYSIS AND ISSUES

1. Existing and Potential Industrial
Uses in Rural Loudoun

Aside from many agricultural activities which have
Characteristics that are similar to general industrial uses,
rural Loudoun is not highly developed with nonfarm industries,
The majority of Loudoun's industries have located in urban
areas where central utilities exist and which have good road
access. Some have located in rural areas, however. Examples
of these include rock quarries, furniture and cabinet manu-
facturers, saw mills, grain mills, regional utility facili-
ties and construction companies, including equipment storage
and warehousiny. There are also a number of rural home
occupation uses, but these are generally small scale and of
a lighter nature, such as technical consultants, graphic
artists and machinery repair services, and are not con-
sidered to be true industrial uses in terms of zoning
requirements and potential land use impacts.

Loudoun County has approximately 14,000 acres of
industrially zoned land, which is sufficient for expected
industrial growth well into the next century. However, a
good deal of this zoned land is located in urban or
urbanizing areas, rather than in long-term rural areas.
Many of the industrial uses which are now located in the
rural areas are best suited for location in much less popu-
lated areas because of the environmental impacts that they
produce, or because, in cases such as mineral extraction,
the use must be on a site which contains the natural
resource that is being tapped. It is important, therefore,
‘that the County institute policies and mechanisms whereby
industrial uses that are best suited for location in rural
areas with low population densities can, in fact, do so,
However, it is essential that new or expanded industrial
uses occurring in the rural areas should be located,
designed and buffered so as to prevent undue conflicts with
existing or projected adjacent agricuitural and residential
uses (refer also to Natural Resource Recommendations, page
208)

2. Industrial Issues

There are several key issues associated with future
industrial uses in the County's rural area:
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a. Location:

New industrial uses should be located in areas which

~ offer the best opportunity to avoid conflicts with = -
existing or planned residential, agricultural and insti-
tutional uses. :

How can this objective best be achieved?
b. Use Conflicts:

Many of the industries which locate away from population
centers do so in order to avoid use conflicts with non-
industrial uses. Loudoun's rural areas, however, have
significant amounts of residential development and are
‘projected to absorb more in the future, thereby present-
ing the prospect of increases in use conflicts as indus-
trial uses move into the rural areas.

How can these conflicts, be prevented and/or mitigated?
c. Environmental Impacts:
Many of the rural industries produce impacts that dis-
rupt the natural environment and which can cause harm to
the health, safety and welfare of nearby residents. An
example is noise and vibration from mineral extraction
activities.
How can these negative impacts be prevented?
d. Traffic Impacts:
Some industries require movement of heavy vehicles and
machinery. These kinds of traffic loads can interfere
with the movement of automobiles to and from rural
residences.

How can safe and efficient traffic patterns and
movements be assured?

e, Zoning Changes and Permits:
There is not a great deal of industrially zoned land
in the County's rural areas except that adjacent to
eastern Loudoun and the Route 28 corridor,

Should the County encourage or allow the establish-
ment of more industrially zoned land in the rural areas?
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B.

INDUSTRIAL: GOALS

1.

Industrial uses should take place in close proximity to
existing towns, villages, airports and other urban areas
and in coordination with existing and proposed residential
development.

Industrial uses in the rural areas should be compatible with
the County's agricultural base and visual order, while pro-
viding employment opportunities for the County's citizens.

INDUSTRIAL IMPLEMENTATION RECOMMENDATIONS

1.

2.

The County will encourage new industrial uses to locate on
land which is already zoned for such uses.

The County will allow the expansion or establishment in the
rural areas of only those industrial uses that are or can be
made compatible with existing adjacent agricultural and
residential uses, and those that are designated for the
future in the County's Comprehensive Plan.

The County will establish a Natural Resource Extraction
Overlay Zoning District in order to prevent conflicts be-
tween extraction activities and residential uses. (Refer to
Natural Resource recommendations, paye 211)

The County shall prohibit uranium extraction activities and
any similar activities which present a serious and uncertain

risk to the public health, safety and welfare. (Refer to
Natural Resource recommendations, page 211)

In order. for a new industry to locate in the rural area, it
must be given a zoning change, or a special permit if it is
not a "by-right" use in the A-3 zone. Policies for granting
such permits must be adopted.
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V.

INSTITUTIONAL RESOURCES

A.

BACKGROUND, ANALYSIS AND ISSUES

A wide range of institutional uses are located across the
rural Loudoun landscape. These uses include private schools,
Cemeteries, community centers, churches and similar specialized
uses. All community centers are appropriately located in or
near villages and towns. Most churches are also located in the
Urban Growth Areas or villages. In general, these special
institutional uses should continue to locate in the Urban Growth
Areas or villages in the future in order to take advantage of
better access, population concentration and to generally reduce
land use conflicts with agricultural and low density residential
uses.

Exceptions to the general rule of institutional use con-
centration in villages and towns are the several private
schools, academies and recreational camps. Notre Dame Academy
and Foxcroft School, private boarding schools, are located
northeast and north of Middlebury, respectively, on Routes 626
and 611. These are well established and maintained schools and
are very compatible with the surrounding areas. Other institu-
tional uses of this nature include Camp Potomac Woods on Route
662 in the Lost Corner area east of Lucketts, the Glaydin School
and Camp between Routes 663 and 673 south of Taylorstown and
Camp Hiyh Road on Route 763 on Goose Creek. The private camps
and schools are generally appropriate low intensity uses in
the very low density areas of the Potomac Shore, Catoctin
Mountain and Goose Creek, respectively,

A new type of institutional use is represented by the Voca-
tional Industrial Clubs of America (VICA) Center north of
Lucketts. This type of national association conference center
seems to be a compatible land use and employment center for
areas near village centers and towns in Urban Growth Areas.
Such conference and training centers require good road access,
coupled with a relatively secluded locale.

The major issues involving institutional uses in the rural
areas are:

1. What kind and size of institutional uses are compatible with
other existing and projected rural land uses?

2. Where should new compatible institutional uses be located
within the rural area?

3. What level of access is necessary or should be required to
serve new institutional uses?
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4. Should package sewage treatment plants be permitted to serve
new or expanded institutional uses? If so, under what
conditions?

" INSTITUTIONAL: GOALS

1. Institutional uses should be located in close proximity to
existing towns, villages, airports and other urban areas and
in coordination with proposed residential development.

2. Institutional uses in the rural areas should be compatible
with the County's agricultural base and visual order, while
providing employment opportunities for the County's citi-
zens.

INSTITUTIONAL IMPLEMENTATION RECOMMENDATIONS

1. New institutional and commercial uses (by Special Exception)
in the Agricultural Conservation Areas must be of a nature
and scale that is compatible with the applicable agricul-
tural conservation goals of this Plan and the RMP.

Such uses would include moderately sized private schools or
similar educational or research facilities such as those now
existing in the rural areas, private recreational camps,
small conference centers, and religious facilities including
churches and camps. No institutional uses should be signi-
ficantly larger than those now existing unless they are
located on major arterial roads such as Route 15 and Route
7, and then only with adequate set-backs, buffers and
1imited access. Uses which present the risk of serious
environmental impacts, traffic problems, or other safety or
public health hazards shall not be permitted.

2. New institutional uses {and expansions) should be located on
sites which have good, safe access to State roads, with
larger scaled institutions limited to major arterials. New
uses ‘should also be located on those soils which have lower
potential for agricultural productivity as defined by the

- County.* The preferred location for institutional uses in
the rural areas is the Rural Fringe Policy Area.

3. Package sewage treatment plants for institutional uses
should be allowed only by Special Exception, and should be
sized to serve only the needs of the institutional use itself,

Interpretive Guide to Soils and Geology for Planning in Loudoun
County, Virginia, Richard Weber, 1979.
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VI.

PUBLIC FACILITIES AND UTILITIES

A.

BACKGROUND, ANALYSIS AND ISSUES C

Adequate quantities and qualities of public facilities and
utilities are necessary to support medium to high density devel-
opment (yreater than one dwelling unit per acre) and therefore
may be used to encourage and guide development to occur in those
locations which would best meet the County's land use goals and
policies. Generally, very few public facilities and utilities
are actually located within the rural areas. For purposes of
economy and practicality, most are located in towns and unincor--
porated urban areas where the population density is great enough .
to economically support the installation, maintenance and
expansion/extension of such facilities.

One of the County's most important planning policies is to
encourage new public facilities and utilities to continue to be
located in existing communities in order to help achieve the
broad growth management goal of a compact growth pattern, The
major pub11c facilities and utilities which are central to the
County's land use planning and growth management effort and which
are addressed in this section of the Rural Plan are: wastewater
treatment, water supply, schools and recreation., Transportation
facilities are addressed in a separate section on page 162.

Although the County's rural areas have very few public
facilities, the Rural Plan must address the issues involving
facilities and utilities in order to generally determine where
new ones should and should not be located so as to help rein-
force the County's broad land use and fiscal goals.

1. Wastewater Treatment and Water Supply

The following major issues and problems regarding water
treatment and supply in the towns, villages and rural areas
have been identified:

a. Wastewater Treatment:

i. Public systems owned by the Towns and County are
generally in good condition and have adequate capa-
city to serve additional growth.

ii. Several rural villages and communities have problems
with failing septic systems which could present a
potential public health hazard. These include
Bluemont, Hillsboro, Aldie and Paeonian Springs.
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b. Water Supply:

i. Severe problems, such as insufficient quantity,
poor quality and outmoded, failing distribution
systems exist in the Towns of Purcellville, Round
Hi1l, Hamilton, Lovettsville and Hillsboro,

ii. The County has ample supplies of clean surface
water to solve the Town's problems. Principal
issues are capital cost and institutional control.

C. Analysis of Town Sewer and Water:

In order to.accomplish the County's goal of encour-
aging growth in and around Towns and villages and to
ensure residents of good quality water in sufficient
quantities, it is imperative that the water supply
problem be solved, particularly for the three Route 7
Towns of Hamilton, Purcellville and Round Hill. Fol-
Towing is a Tist of all towns and villages with either
central sewer or water systems, a brief summary of
their individual problems and an estimate of the addi-
tional yrowth that each system can support:

Hamilton:

i. Sewer - Sufficient capacity to approximately
double existing population (1,181 total).

ii. Water - Rated capacity* could theoretically almost
triple existing population (to 1,959 total). This
may not be the case, however, due to the frequency

~of well repairs and unreliability of flows.

Purcellville:

i. Sewer - Sufficient capacity to increase population
by about one and half times (to 3,256 total
including hookups outside Town limits).

ii. Water - Rated capacity for 132 additional connec-
tions (to 2,236 total). The yield of the springs is
extremely variable and actual capacity has not been
determined.

* "Rated Capacity" refers to current capacity 1limit established by
the State Health Department.
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Round Hill:

i. Sewer - Sufficient capacity to increase population
approximately two and one-half times (to 2,133
including hookups outside Town limits).

ii. Water - No additional connections available (800
existing population including hookups outside Town) .
Problems include water rationing during dry years
because of poor yields of springs and outmoded

‘distribution system with small lines that often
freeze, inoperable valves and poor quality due to
age of pipes.

Lovettsville:

i. Sewer - Capacity exists to double present popula-
tion (to 1,318 total). Possible problems with
system infiltration,

ii. Water - Rated capacity to increase current popula-

‘ tion three and one-half times (to 2,277 total).
Information concerning current well yields is not
available and there are problems with sediment in

the lines.
Middleburg:
i. Sewer - Available capacity to increase existing

population by about thirty percent (to 811 total).

ii. Water - Well systems have sufficient yield to add
25% to present population (to 783 total).

Leesburg:

i. Sewer - Projected expansion to 2.5 MGD will allow
for an approximate doubling of existing population
(to 21,212 total).

ii. Water - Same as for sewer.
Summary of Water and Sewer Issues:
i. Growth Management Policies
In order to achieve a balanced and compact growth
pattern, the County seeks to encourage new develop-

ment to occur in and around existing communities,
particularly incorporated towns and other urban
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2.

areas which have central utilities. However, except
for Leesburg, the towns have various deficiencies in
their public utilities which preclude or restrict
the potential for new growth.

ii. Location and Scales of Utilities

The expansion or extension of central utilities
could have positive and/or negative impacts on
surrounding rural lands, depending upon the location
and size of such improvements. Decisions regarding
Tocation of new plants or lines should be made so as
to reinforce the goals and policies of the RMP and
this plan.

iii. Financing and Ownership
Who should fund, own and operate new expanded

utilities? (See page 157 for Water and Sewer
recommendations)

Rural Community Elementary Schools

The rural community school has been an integral feature
of agrarian America and in Loudoun these schools were once
within walking distance of every farmhouse. The rural
school often served as a village or community center as well
as the vehicle for transmitting a cultural legacy from one
generation to the next. While new and large 720+ student
elementary schools may feature specialized instructors and
equipment, the small rural school has the ability to treat
each child as an individual both in terms of his family and
as a member of the immediate rural or village community.

The influx of non-rural residents in western Loudoun is
due in part to the appeal of rural society's personal way of
life., The rural school forms part of this culture and
offers the possibility of drawing new residents into contact
with their farming neighbors, thereby leading to greater
understanding and identification with the local community.

It is, however, more costly to operate small schools and
this is especially true if the small schools attempt to
duplicate the specialized instructional program and staffing
patterns of a consolidated facility. In addition, current
demographic patterns of older farmers with grown children
and the immigration of older, established families with high
school or college age children have resulted in sharp reduc-
tions of elementary school children in the rural areas.
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The Loudoun County School Board has attempted to cut these
higher - mainly personnel - costs by flexible consolidation
of teaching and administrative positions, the use of school
children's parents to teach arts, crafts and/or music and by
investigating further elementary school consolidation.

Figure 34, page 150, shows the community elementary
schools and their location, and Table 14 shows the aggregate
size and occupancy- characteristics.

Table 14 studies the effects of continued growth in the
Rural areas in terms of elementary school seat demands. The
calculation assumes that existing dwellings will stabilize
in terms of current student generation while new homes will
generate slightly higher rates of elementary school children.
The two elementary school generation rates of .22 and .33
students per household are decidedly lower than the .55
which the 1980 School Census found in the more urbanized

areas.
Table 14
WESTERN LOUDOUN ELEMENTARY SCHOOL SEAT DEMAND
IN 1995 WITH TREND GROWTH |
Elementary Elementary*
School Seat  School Seat  Excess
Households Demand Supply Seats
1980 6,710 1,476 2,738 1,261
1980-95(New) 3,500 1,153 2,738 --
1995 10,210 2,629 2,738 109

Table 14 suggests that Loudoun County will not need to
build additional elementary schools for the forseeable
future if growth continues at the present rate and if ele-
mentary school children generation rates do not increase
dramatically.

* Arcola, which will fall within the purview of the Dulles South Plan
is excluded from the calculation.
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The issues surrounding the rural community schools thus
center on the question of higher unit costs, individual stu-
dent attention and community focus versus institutional spe-
cialization.

A further question involves the elementary school child
generation rate which might be associated with new -
possibly clustered - housing in the western portion of the
County. Would such homes generate mostly high school stu-
dents as do the farmettes or would they produce a wider age
spectrum of youngsters? Another question involves the issue
of the community school as a village focal point, Would
retention of the community school assist the County in its
promotion of concentrated new development and thereby pay
for itself in terms of non-educational community benefits
and lowered County service costs?
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3. Recreation:
a. Active Facilities:

The County's Department of Parks and Recreation
manages many active recreation facilities in the towns
and villages through-out rural Loudoun. The following
table summarizes those active recreation facilities
which are publicly available to the citizens of rural
Loudoun:

Table 15

ACTIVE RECREATION FACILITIES

School Recreation Facilities:

Total School Park

School Acreage Acreage Facilities

Aldie Elementary 7 1 1 Basketball Court

1 Soccer Field
Arcola Elementary (New) 15 1 1 Softball Field
Ashburn Elementary 23.85 2 1 Softball

1 Basketball
Banneker Elementary 19 1/2 1 1 Softball

1 Basketball
Blue Ridge Middle 35.9 3 2 Soccer Field

1 Basketball

1 Softball
Broad Run High 40.0 2 1 Baseball Field

1 Softball
Emerick Elementary 11.7 1 1 Soccer
Hamilton Elementary 11.3 3 1 Baseball

1 Tennis Court

1 Softball

2 Soccer

1 Basketball
Hillsboro Elementary 5.9599 1 1 Softball

1 Basketball

* Source: Loudoun County Department of Parks
and Recreation,
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School Recreation Facilities: (Cont'd.)

TABLE 15* (Cont'd.)

ACTIVE RECREATION FACILITIES

Total School Park

School Acreage Acreage Facilities
Lincoln Elementary 9.6 2 1 Soccer
1 Tennis
1 Baseball
Loudoun Valley High 36.3 5 4 Tennis
1 Softball
1 Baseball
Lovettsville Elementary 15 3 1 Baseball
1 Softball
2 Soccer
Lucketts Elementary 15.5 1 1 Football
1 Softball
Lucketts Community 5 5 1 Baseball
Center
Middleburg Elementary - 3.4 ) 1 Softball
Middieburg property . 99.5 39 2 Baseball
2 Soccer
2 Tennis
Round Hi1l Elementary 15.5 5 2 Baseball
2 Soccer
1 Softball
1 Tennis
Waterford Elementary 10.6 2 1 Soccer
1 Softball
1 Tennis

Other Recreation Facilities:

Community Center Facilities

Loudoun Valley Community Center - 5 acres, tennis court, basketball
court, playground, baseball field, gym, classrooms.

*ovettsville Community Center - 8 acres, 2 lighted tennis courts,
baseball field, picnic shelters, basketball court, playground, gym,
classrooms.

*  Source: Loudoun County Department of. Parks and Recreation
**  Qwned by County
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TABLE 15 (Cont'd.)

Community Center Facilities (Cont'd.)

*** Middleburyg Community Center - six acre park, amphitheatre, softball
field, multi-purpose room, classrooms.

* Arcola Community center - twelve acre community park, tennis court,
baseball field, basketball court, playground two soccer fields, small
gym with classrooms,

** Lucketts Community center - eight acre community park with baseball
field, small gym with classrooms.
County Parks
** Mercer Park - largest county operated outdoor facility; thirty-nine
acres includes lighted playing field, small fishing pond, large pic-

nic shelter, two tennis courts, little league baseball field.

*** Purcellville Firemans Field - three acre complex with one lighted
baseball field.

*** Neersville Rescue Squad Field - three acre complex with one baseball
field.

* Hillsboro Community Center - small area containing one tennis court.

An analysis of the adequacy of recreational facilities in the
rural areas should logically focus on the Loudoun Valley west of tnhe
Catoctin Ridge, because facilities for the areas surrounding Leesburg
and Dulles Airport have been or will be studied in more detail as
components of the plans for those particuiar areas.

During the last several years, the western Loudoun Valley has
captured about 25% of the County's total residential growth ,***x*
Assuming that this trend will continue during the time frame of this
plan, the current and future needs for active recreation can be
summarized in very approximate terms as indicated in the following
tables 16 and 17, page 155.

* Owned by County :
** Owned by School Board
*** Privately Owned _
**** |oudoun County Department of Planning, Zoning and Community Development
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Table 16

FACILITIES SUPPLY CRITERIA

Facility per

Facility Population
Athletic Fields 1 per 1,500
Tennis Courts 1 per 2,000
Basketball Courts 1 per 500
Swimming Pools 1 per 10,000
Community Centers 1 per 15,000

Table 17

SUPPLY AND DEMAND FOR '
ACTIVE RECREATION FACILITIES IN WESTERN LOUDOUN

Difference:

Additional
Existing Projected Facilities
1984 1990 Needed by
Facility © Facilities Needs 1990
Athletic Fields 35 16 --
Tennis Courts 13 24 11
Basketball Courts 8 . 48 40
Swimming Pools 0 2 2
Community Centers 4 2 -

If the western valley is analyzed as a whole, current shortages
in basketball and tennis courts can be identified, along with an
apparent overall surplus of athletic fields. -

Based on the trend population projections for the County as a
whole, and assuming that western Loudoun will account for 25% of new
residents, an increase of approximately 6,523 people can be expected
for the western valley, This would mean an increase in the total
population of western Loudoun from 17,562 in 1980 to 24,085. That
level of population would require approximately 16 athletic fields,
12 tennis courts and 48 basketball courts., As with the present
situation, the supply of athletic fields appears adequate, but

additional courts would be needed. Any new facility construction
should be tailored to the demands of the residents in specific areas

-
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of western Loudoun, however, rather than based on overall supply

and demand estimates presented here, Surveys may be a useful device
to determine actual demand in specific areas, while the projected
needs shown in this plan simply provide a general indication of
potential future demand. For example, in a rural area like western
Loudoun, the demand may be relatively higher for athletic fields as
compared to basketball courts, thereby requiring a customized
adjustment of the supply criteria by which adequacy of facilities is
measured. Such a situation would mean that supply and demand in
western Loudoun is better balanced than these tables would imply.

b. Passive/Low Intensity Facilities:

The passive or low intensity recreational facilities
located in the rural areas include:

i. The Washington and 01d Dominion Trail, a regional
lTinear park owned and maintained by the Northern
Virginia Regional Park Authority. The trail runs
along the bed of the abandoned W&0D railroad line.
The right-of-way has been acquired by the Park
Authority from the County line to Purcellville. The
railroad at one time ran to Bluemont, but the right-
of-way has been long-abandoned and the potential for
recombining it west of Purcelliville into a single
ownership is uncertain.

ii. The Appalachian Trail, part of the National Park
system, runs along the County line at the top of the
Blue Ridge.

iii. In addition to these public recreational facilities,
there are a few private passive recreational facili-
ties such as Camp High Road on Goose Creek and Camp
Potomac Woods north of Lucketts.

c. Issues:

The major issues regarding active and passive
recreation in the rural areas are:

i. What will be the future demand by rural residents for
active recreational facilities such as ballfields
during the time frame of this plan, and should needed
facilities expansions be located in the rural areas
or in Urban Growth Areas and Villages?
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ii. What amount of passive recreational land will be
demanded by all County residents during the time frame
of this plan, .and how shall this land be acquired and
managed?

(Refer to page 160 for Recreation recommendations)

(Refer to Natural Resources Section, page 187 for ana-
lysis and recommendations for Tandfills and water
impoundments)

B. PUBLIC FACILITIES AND UTILITIES GOALS

1. Manage the location, timing of construction and operation of
public facilities and utilities so as to minimize undesirable
agricultural, community, environmental, fiscal and social
impacts.

2. Maintatn a level of public utilities and facilities which
ensures not only the health, safety and welfare of the County's
population but also maintains the highest community standards
obtainable within budget constraints while promoting maximum
community benefits,

3. Coordinate planning efforts with existing communities in the
provision of public facilities and utilities.

4, Plan public facilities, such as schools, 1ibraries, community
centers and parks, in order to make the greatest use of these
public investments at the least cost.

C. PUBLIC FACILITIES AND UTILITIES IMPLEMENTATION

. RECOMMENDATIONS
1. MWater and Sewer Recommendations

a. To reestablish the historic growth pattern, the County
will support the location, appropriate timing of
construction and operation of public water and sewer
utilities in and around designated Urban Growth Areas.

b. The County shall assume a coordinating function with
existing incorporated towns in resolving public sewer
and water problems.

c. The County shall establish a committee of primary policy
officials to discuss water and sewer questions with the
western towns with the view of providing a cost effec-
tive solution to current deficiencies.
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d. In those areas where a group health hazard cannot be
solved by the individual homeowners involved, the
Sanitation Authority will assume a technical advisory
role in determining an appropriate solution; the finan-
cial responsibility for the new systems' construction
and operation will be borne by the users involved.

e. Communal water and wastewater systems such as package
treatment plants and communal massed drainfields shall
meet State Water Control Board and Health Department stan-
dards. Package plants shall be owned and operated by the
Sanitation Authority with costs of the program borne by
the developer and users. Common septic systems may be
owned by homeowners associations., Approval shall be
based upon the following County standards designed to
protect residential investments and to avoid unnecessary
public expenses:

i. System shall be designed for minimal long-term chances
of failure.

ii. System shall be capable of absorbing unexpected user
abuse with minimal rehabilitative turn around time
and cost,

i1i. System shall have an expected life of at least 40
years.

iv. Expected 40-year reconstruction shall be user-financed
through a sinking fund or other appropriate mechanism
established at the time of system approval,

V. System operations and maintenance shall be lot-owner
financed. 1In the case of new residential clusters,
the financial/operational aspects shall be fully ex-
plained to potential lot purchasers prior to purchase
commitment,

vi. Package plants shall be owned by the Sanitation
Authority. _

vii. A service area shall be designated for package plants
and common drainfields prior to approval.

viii. Package Treatment Plants shall be allowed only in
Rural Fringe and Rural Village Policy Areas. Com-
munal or massed septic fields shall be allowed in
all policy areas. Both systems are subject to
Health Department approval and the standards set
forth in this plan.
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f. New water and wastewater treatment plants shall be con-
structed only within designated Urban Growth Areas and
shall sell water only to residents within the approved
service area.

y. Improved water supply service to the three western towns ;
on Route 7 could be provided by several possible methods. ‘ i
The feasibility, practicality and impact of the various : ‘
alternatives must be studied in detail before a final -
choice is made. However, all of the options must be
evaluated against general and specific criteria and
should satisfactorily meet these standards in order to
merit approval. Any approved option should be:

i. Consistent with the County's Comprehensive Plan,
particularly the Resource Management Plan, the Rural
Land Management Plan and any other specific area or
functional plans that may be applicable;

ii. A solution that encourages or provides for new growth
in and/or immediately adjacent to the three incor-
porated western towns; i

iii. A solution which does not cause any direct increase
in growth pressure on rural land areas which 1ie out-
side the urban growth areas.

iv. A solution for the towns' water supply problems which
is the most fiscally economical for both the western
towns and the County.

v. A long-term solution which will serve the towns
adequately well into the next century.

2. School Recommendations

“School size is not a significant factor in the quality
of an elementary school education."* The small school can-.
not, however, operate in identical fashion as a large school
with specialized teachers and administrative staff. There
is a need for flexible teaching functions perhaps including
combining grades in art or music classes, sharing support
services between schools, closer cooperation with the com-
munity, establishing a teaching/principal position and
sharing the school building with other County agencies. The
need for flexibility, community involvement and participation
strongly indicates that the local community should participate
closely with its School Board Commissioner and County Super-
visors in the creative process of achieving rural community
goals.

* “peport of the Small Schools Committee," revised and adopted
June 9, 1981, pages 10-11.
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a.

Accordingly, fundamental implementation program recommen-

dations are:

Establish a rural community school committee composed of
parents, educators and School Board members to advise
Tocal decision makers on policies and programs for the
continued operation of community elementary schools,

Continue to monitor new residential development trends
in the western portion of the County in order to antici-
pate elementary educational needs in the area and take
necessary action,

Recreation Recommendations

The following proposed recommendations are based on the

adopted RMP policies:

d.

Public parks with active recreational uses are essential
services for residents in the Urban Growth and Rural
Fringe Areas and should be provided, through proffers,
by new residential developments. These parks, along
with new commercial recreational facilities and institu-
tional uses with open space areas, can form the basis
for a greenbelt system around each Town.

Encourage additional parkland acquisition in the County
by public and nonprofit organizations such as the
National Park Service, the Nature Conservancy, and the
Potomac Appalachian Trail Club.

Recognize the Potomac River and its shoreline as a major
County resource and encourage public access wherever
possible. Proposed uses such as marinas, docks, etc.,
along the Potomac, Goose Creek and other large water-
courses should be designed and built in a manner that
maintains the existing natural and scenic character,
Implementation of this policy shall be by means of a
Watercourse Historic and/or Scenic Overlay District
applied to the Potomac River and Goose and Catoctin
Creeks. The County shall strongly encourage developers
of land adjacent to major creeks and the Potomac River
to proffer public access trails along those water courses.,

Private commercial active recreational uses are permitted
only in areas where they are or can be made compatible
with adjacent existing and planned land uses in terms of
traffic, noise and other impacts.,
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VII. TRANSPORTATION RESOURCES

A. BACKGROUND, ANALYSIS AND ISSUES

The overall goal for the transportation system in rural Loudoun
County is to provide a safe and efficient road network that meets the
travel needs of the users. The roads are needed for several types of
trips: agricultural trips including movement of farm machinery and
shipment of goods to markets; work trips including commuter; commer-
cial service, recreation, social and schools trips; and the regional
needs of tourists and through travelers.

The purpose of this rural transportation plan is to assess the
travel demands in rural Loudoun County and propose policies and pro-
grams to meet those needs.

Loudoun County's land use policy has long recognized the impact of
transportation facilities and needs on residential and nonresidential
development. The Resource Management Plan (RMP), states "It (trans-
portation) can also provide incentive for pianned growth in undevel-
oped areas.". (RMP, paye 131). A refinement of this RMP statement
can be expressed as follows:

Transportation improvements can help guide rural residential
growth to areas that have adequate capacity to receive that
growth preferably in and around the towns and existing com-
munities of the County.

Future transportation improvements should reinforce and help
implement this fundamental policy of the County's growth management
program,

1. Classification Systems For Rural Roads

The road network of rural Loudoun was created over the last
two hundred years to sustain a very different social organiza-
tion of some 1,400 small farms and a few towns and villages.
Today, the existing legacy of those agriculturally oriented
roads forms the framework of Loudoun's future transportation
system, Using them keeps to a minimum the disturbance to
existing residential and employment land uses. Furthermore, if
the existing roads are incrementally upgraded as funds aliow,
the acquisition costs of new rights-of-way are minimized and the
benefits of new construction are immediately realized. Never-
theless, it may be necessary to create new roads around some
historical villaygyes or across certain streams and waterways in
order to relieve pressure on other overburdened roads.

For the purposes of comprehensive transportation planning it
is useful to analyze a road system in terms of highway functional
classifications. The Federal Highway Administration's hierarchy of
rural road types includes:
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B.

INDUSTRIAL: GOALS

1.

Industrial uses should take place in close proximity to
existing towns, villages, airports and other urban areas
and in coordination with existing and proposed residential
development.

Industrial uses in the rural areas should be compatible with
the County's agricultural base and visual order, while pro-
viding employment opportunities for the County's citizens.

INDUSTRIAL IMPLEMENTATION RECOMMENDATIONS

1.

2.

The County will encourage new industrial uses to locate on
land which is already zoned for such uses.

The County will allow the expansion or establishment in the
rural areas of only those industrial uses that are or can be
made compatible with existing adjacent agricultural and
residential uses, and those that are designated for the
future in the County's Comprehensive Plan.

The County will establish a Natural Resource Extraction
Overlay Zoning District in order to prevent conflicts be-
tween extraction activities and residential uses. (Refer to
Natural Resource recommendations, paye 211)

The County shall prohibit uranium extraction activities and
any similar activities which present a serious and uncertain

risk to the public health, safety and welfare. (Refer to
Natural Resource recommendations, page 211)

In order. for a new industry to locate in the rural area, it
must be given a zoning change, or a special permit if it is
not a "by-right" use in the A-3 zone. Policies for granting
such permits must be adopted.
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V.

INSTITUTIONAL RESOURCES

A.

BACKGROUND, ANALYSIS AND ISSUES

A wide range of institutional uses are located across the
rural Loudoun landscape. These uses include private schools,
Cemeteries, community centers, churches and similar specialized
uses. All community centers are appropriately located in or
near villages and towns. Most churches are also located in the
Urban Growth Areas or villages. In general, these special
institutional uses should continue to locate in the Urban Growth
Areas or villages in the future in order to take advantage of
better access, population concentration and to generally reduce
land use conflicts with agricultural and low density residential
uses.

Exceptions to the general rule of institutional use con-
centration in villages and towns are the several private
schools, academies and recreational camps. Notre Dame Academy
and Foxcroft School, private boarding schools, are located
northeast and north of Middlebury, respectively, on Routes 626
and 611. These are well established and maintained schools and
are very compatible with the surrounding areas. Other institu-
tional uses of this nature include Camp Potomac Woods on Route
662 in the Lost Corner area east of Lucketts, the Glaydin School
and Camp between Routes 663 and 673 south of Taylorstown and
Camp Hiyh Road on Route 763 on Goose Creek. The private camps
and schools are generally appropriate low intensity uses in
the very low density areas of the Potomac Shore, Catoctin
Mountain and Goose Creek, respectively,

A new type of institutional use is represented by the Voca-
tional Industrial Clubs of America (VICA) Center north of
Lucketts. This type of national association conference center
seems to be a compatible land use and employment center for
areas near village centers and towns in Urban Growth Areas.
Such conference and training centers require good road access,
coupled with a relatively secluded locale.

The major issues involving institutional uses in the rural
areas are:

1. What kind and size of institutional uses are compatible with
other existing and projected rural land uses?

2. Where should new compatible institutional uses be located
within the rural area?

3. What level of access is necessary or should be required to
serve new institutional uses?
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4. Should package sewage treatment plants be permitted to serve
new or expanded institutional uses? If so, under what
conditions?

" INSTITUTIONAL: GOALS

1. Institutional uses should be located in close proximity to
existing towns, villages, airports and other urban areas and
in coordination with proposed residential development.

2. Institutional uses in the rural areas should be compatible
with the County's agricultural base and visual order, while
providing employment opportunities for the County's citi-
zens.

INSTITUTIONAL IMPLEMENTATION RECOMMENDATIONS

1. New institutional and commercial uses (by Special Exception)
in the Agricultural Conservation Areas must be of a nature
and scale that is compatible with the applicable agricul-
tural conservation goals of this Plan and the RMP.

Such uses would include moderately sized private schools or
similar educational or research facilities such as those now
existing in the rural areas, private recreational camps,
small conference centers, and religious facilities including
churches and camps. No institutional uses should be signi-
ficantly larger than those now existing unless they are
located on major arterial roads such as Route 15 and Route
7, and then only with adequate set-backs, buffers and
1imited access. Uses which present the risk of serious
environmental impacts, traffic problems, or other safety or
public health hazards shall not be permitted.

2. New institutional uses {and expansions) should be located on
sites which have good, safe access to State roads, with
larger scaled institutions limited to major arterials. New
uses ‘should also be located on those soils which have lower
potential for agricultural productivity as defined by the

- County.* The preferred location for institutional uses in
the rural areas is the Rural Fringe Policy Area.

3. Package sewage treatment plants for institutional uses
should be allowed only by Special Exception, and should be
sized to serve only the needs of the institutional use itself,

Interpretive Guide to Soils and Geology for Planning in Loudoun
County, Virginia, Richard Weber, 1979.
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VI.

PUBLIC FACILITIES AND UTILITIES

A.

BACKGROUND, ANALYSIS AND ISSUES C

Adequate quantities and qualities of public facilities and
utilities are necessary to support medium to high density devel-
opment (yreater than one dwelling unit per acre) and therefore
may be used to encourage and guide development to occur in those
locations which would best meet the County's land use goals and
policies. Generally, very few public facilities and utilities
are actually located within the rural areas. For purposes of
economy and practicality, most are located in towns and unincor--
porated urban areas where the population density is great enough .
to economically support the installation, maintenance and
expansion/extension of such facilities.

One of the County's most important planning policies is to
encourage new public facilities and utilities to continue to be
located in existing communities in order to help achieve the
broad growth management goal of a compact growth pattern, The
major pub11c facilities and utilities which are central to the
County's land use planning and growth management effort and which
are addressed in this section of the Rural Plan are: wastewater
treatment, water supply, schools and recreation., Transportation
facilities are addressed in a separate section on page 162.

Although the County's rural areas have very few public
facilities, the Rural Plan must address the issues involving
facilities and utilities in order to generally determine where
new ones should and should not be located so as to help rein-
force the County's broad land use and fiscal goals.

1. Wastewater Treatment and Water Supply

The following major issues and problems regarding water
treatment and supply in the towns, villages and rural areas
have been identified:

a. Wastewater Treatment:

i. Public systems owned by the Towns and County are
generally in good condition and have adequate capa-
city to serve additional growth.

ii. Several rural villages and communities have problems
with failing septic systems which could present a
potential public health hazard. These include
Bluemont, Hillsboro, Aldie and Paeonian Springs.
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b. Water Supply:

i. Severe problems, such as insufficient quantity,
poor quality and outmoded, failing distribution
systems exist in the Towns of Purcellville, Round
Hi1l, Hamilton, Lovettsville and Hillsboro,

ii. The County has ample supplies of clean surface
water to solve the Town's problems. Principal
issues are capital cost and institutional control.

C. Analysis of Town Sewer and Water:

In order to.accomplish the County's goal of encour-
aging growth in and around Towns and villages and to
ensure residents of good quality water in sufficient
quantities, it is imperative that the water supply
problem be solved, particularly for the three Route 7
Towns of Hamilton, Purcellville and Round Hill. Fol-
Towing is a Tist of all towns and villages with either
central sewer or water systems, a brief summary of
their individual problems and an estimate of the addi-
tional yrowth that each system can support:

Hamilton:

i. Sewer - Sufficient capacity to approximately
double existing population (1,181 total).

ii. Water - Rated capacity* could theoretically almost
triple existing population (to 1,959 total). This
may not be the case, however, due to the frequency

~of well repairs and unreliability of flows.

Purcellville:

i. Sewer - Sufficient capacity to increase population
by about one and half times (to 3,256 total
including hookups outside Town limits).

ii. Water - Rated capacity for 132 additional connec-
tions (to 2,236 total). The yield of the springs is
extremely variable and actual capacity has not been
determined.

* "Rated Capacity" refers to current capacity 1limit established by
the State Health Department.
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Round Hill:

i. Sewer - Sufficient capacity to increase population
approximately two and one-half times (to 2,133
including hookups outside Town limits).

ii. Water - No additional connections available (800
existing population including hookups outside Town) .
Problems include water rationing during dry years
because of poor yields of springs and outmoded

‘distribution system with small lines that often
freeze, inoperable valves and poor quality due to
age of pipes.

Lovettsville:

i. Sewer - Capacity exists to double present popula-
tion (to 1,318 total). Possible problems with
system infiltration,

ii. Water - Rated capacity to increase current popula-

‘ tion three and one-half times (to 2,277 total).
Information concerning current well yields is not
available and there are problems with sediment in

the lines.
Middleburg:
i. Sewer - Available capacity to increase existing

population by about thirty percent (to 811 total).

ii. Water - Well systems have sufficient yield to add
25% to present population (to 783 total).

Leesburg:

i. Sewer - Projected expansion to 2.5 MGD will allow
for an approximate doubling of existing population
(to 21,212 total).

ii. Water - Same as for sewer.
Summary of Water and Sewer Issues:
i. Growth Management Policies
In order to achieve a balanced and compact growth
pattern, the County seeks to encourage new develop-

ment to occur in and around existing communities,
particularly incorporated towns and other urban
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2.

areas which have central utilities. However, except
for Leesburg, the towns have various deficiencies in
their public utilities which preclude or restrict
the potential for new growth.

ii. Location and Scales of Utilities

The expansion or extension of central utilities
could have positive and/or negative impacts on
surrounding rural lands, depending upon the location
and size of such improvements. Decisions regarding
Tocation of new plants or lines should be made so as
to reinforce the goals and policies of the RMP and
this plan.

iii. Financing and Ownership
Who should fund, own and operate new expanded

utilities? (See page 157 for Water and Sewer
recommendations)

Rural Community Elementary Schools

The rural community school has been an integral feature
of agrarian America and in Loudoun these schools were once
within walking distance of every farmhouse. The rural
school often served as a village or community center as well
as the vehicle for transmitting a cultural legacy from one
generation to the next. While new and large 720+ student
elementary schools may feature specialized instructors and
equipment, the small rural school has the ability to treat
each child as an individual both in terms of his family and
as a member of the immediate rural or village community.

The influx of non-rural residents in western Loudoun is
due in part to the appeal of rural society's personal way of
life., The rural school forms part of this culture and
offers the possibility of drawing new residents into contact
with their farming neighbors, thereby leading to greater
understanding and identification with the local community.

It is, however, more costly to operate small schools and
this is especially true if the small schools attempt to
duplicate the specialized instructional program and staffing
patterns of a consolidated facility. In addition, current
demographic patterns of older farmers with grown children
and the immigration of older, established families with high
school or college age children have resulted in sharp reduc-
tions of elementary school children in the rural areas.
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The Loudoun County School Board has attempted to cut these
higher - mainly personnel - costs by flexible consolidation
of teaching and administrative positions, the use of school
children's parents to teach arts, crafts and/or music and by
investigating further elementary school consolidation.

Figure 34, page 150, shows the community elementary
schools and their location, and Table 14 shows the aggregate
size and occupancy- characteristics.

Table 14 studies the effects of continued growth in the
Rural areas in terms of elementary school seat demands. The
calculation assumes that existing dwellings will stabilize
in terms of current student generation while new homes will
generate slightly higher rates of elementary school children.
The two elementary school generation rates of .22 and .33
students per household are decidedly lower than the .55
which the 1980 School Census found in the more urbanized

areas.
Table 14
WESTERN LOUDOUN ELEMENTARY SCHOOL SEAT DEMAND
IN 1995 WITH TREND GROWTH |
Elementary Elementary*
School Seat  School Seat  Excess
Households Demand Supply Seats
1980 6,710 1,476 2,738 1,261
1980-95(New) 3,500 1,153 2,738 --
1995 10,210 2,629 2,738 109

Table 14 suggests that Loudoun County will not need to
build additional elementary schools for the forseeable
future if growth continues at the present rate and if ele-
mentary school children generation rates do not increase
dramatically.

* Arcola, which will fall within the purview of the Dulles South Plan
is excluded from the calculation.
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The issues surrounding the rural community schools thus
center on the question of higher unit costs, individual stu-
dent attention and community focus versus institutional spe-
cialization.

A further question involves the elementary school child
generation rate which might be associated with new -
possibly clustered - housing in the western portion of the
County. Would such homes generate mostly high school stu-
dents as do the farmettes or would they produce a wider age
spectrum of youngsters? Another question involves the issue
of the community school as a village focal point, Would
retention of the community school assist the County in its
promotion of concentrated new development and thereby pay
for itself in terms of non-educational community benefits
and lowered County service costs?
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3. Recreation:
a. Active Facilities:

The County's Department of Parks and Recreation
manages many active recreation facilities in the towns
and villages through-out rural Loudoun. The following
table summarizes those active recreation facilities
which are publicly available to the citizens of rural
Loudoun:

Table 15

ACTIVE RECREATION FACILITIES

School Recreation Facilities:

Total School Park

School Acreage Acreage Facilities

Aldie Elementary 7 1 1 Basketball Court

1 Soccer Field
Arcola Elementary (New) 15 1 1 Softball Field
Ashburn Elementary 23.85 2 1 Softball

1 Basketball
Banneker Elementary 19 1/2 1 1 Softball

1 Basketball
Blue Ridge Middle 35.9 3 2 Soccer Field

1 Basketball

1 Softball
Broad Run High 40.0 2 1 Baseball Field

1 Softball
Emerick Elementary 11.7 1 1 Soccer
Hamilton Elementary 11.3 3 1 Baseball

1 Tennis Court

1 Softball

2 Soccer

1 Basketball
Hillsboro Elementary 5.9599 1 1 Softball

1 Basketball

* Source: Loudoun County Department of Parks
and Recreation,
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School Recreation Facilities: (Cont'd.)

TABLE 15* (Cont'd.)

ACTIVE RECREATION FACILITIES

Total School Park

School Acreage Acreage Facilities
Lincoln Elementary 9.6 2 1 Soccer
1 Tennis
1 Baseball
Loudoun Valley High 36.3 5 4 Tennis
1 Softball
1 Baseball
Lovettsville Elementary 15 3 1 Baseball
1 Softball
2 Soccer
Lucketts Elementary 15.5 1 1 Football
1 Softball
Lucketts Community 5 5 1 Baseball
Center
Middleburg Elementary - 3.4 ) 1 Softball
Middieburg property . 99.5 39 2 Baseball
2 Soccer
2 Tennis
Round Hi1l Elementary 15.5 5 2 Baseball
2 Soccer
1 Softball
1 Tennis
Waterford Elementary 10.6 2 1 Soccer
1 Softball
1 Tennis

Other Recreation Facilities:

Community Center Facilities

Loudoun Valley Community Center - 5 acres, tennis court, basketball
court, playground, baseball field, gym, classrooms.

*ovettsville Community Center - 8 acres, 2 lighted tennis courts,
baseball field, picnic shelters, basketball court, playground, gym,
classrooms.

*  Source: Loudoun County Department of. Parks and Recreation
**  Qwned by County
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TABLE 15 (Cont'd.)

Community Center Facilities (Cont'd.)

*** Middleburyg Community Center - six acre park, amphitheatre, softball
field, multi-purpose room, classrooms.

* Arcola Community center - twelve acre community park, tennis court,
baseball field, basketball court, playground two soccer fields, small
gym with classrooms,

** Lucketts Community center - eight acre community park with baseball
field, small gym with classrooms.
County Parks
** Mercer Park - largest county operated outdoor facility; thirty-nine
acres includes lighted playing field, small fishing pond, large pic-

nic shelter, two tennis courts, little league baseball field.

*** Purcellville Firemans Field - three acre complex with one lighted
baseball field.

*** Neersville Rescue Squad Field - three acre complex with one baseball
field.

* Hillsboro Community Center - small area containing one tennis court.

An analysis of the adequacy of recreational facilities in the
rural areas should logically focus on the Loudoun Valley west of tnhe
Catoctin Ridge, because facilities for the areas surrounding Leesburg
and Dulles Airport have been or will be studied in more detail as
components of the plans for those particuiar areas.

During the last several years, the western Loudoun Valley has
captured about 25% of the County's total residential growth ,***x*
Assuming that this trend will continue during the time frame of this
plan, the current and future needs for active recreation can be
summarized in very approximate terms as indicated in the following
tables 16 and 17, page 155.

* Owned by County :
** Owned by School Board
*** Privately Owned _
**** |oudoun County Department of Planning, Zoning and Community Development
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Table 16

FACILITIES SUPPLY CRITERIA

Facility per

Facility Population
Athletic Fields 1 per 1,500
Tennis Courts 1 per 2,000
Basketball Courts 1 per 500
Swimming Pools 1 per 10,000
Community Centers 1 per 15,000

Table 17

SUPPLY AND DEMAND FOR '
ACTIVE RECREATION FACILITIES IN WESTERN LOUDOUN

Difference:

Additional
Existing Projected Facilities
1984 1990 Needed by
Facility © Facilities Needs 1990
Athletic Fields 35 16 --
Tennis Courts 13 24 11
Basketball Courts 8 . 48 40
Swimming Pools 0 2 2
Community Centers 4 2 -

If the western valley is analyzed as a whole, current shortages
in basketball and tennis courts can be identified, along with an
apparent overall surplus of athletic fields. -

Based on the trend population projections for the County as a
whole, and assuming that western Loudoun will account for 25% of new
residents, an increase of approximately 6,523 people can be expected
for the western valley, This would mean an increase in the total
population of western Loudoun from 17,562 in 1980 to 24,085. That
level of population would require approximately 16 athletic fields,
12 tennis courts and 48 basketball courts., As with the present
situation, the supply of athletic fields appears adequate, but

additional courts would be needed. Any new facility construction
should be tailored to the demands of the residents in specific areas

-
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of western Loudoun, however, rather than based on overall supply

and demand estimates presented here, Surveys may be a useful device
to determine actual demand in specific areas, while the projected
needs shown in this plan simply provide a general indication of
potential future demand. For example, in a rural area like western
Loudoun, the demand may be relatively higher for athletic fields as
compared to basketball courts, thereby requiring a customized
adjustment of the supply criteria by which adequacy of facilities is
measured. Such a situation would mean that supply and demand in
western Loudoun is better balanced than these tables would imply.

b. Passive/Low Intensity Facilities:

The passive or low intensity recreational facilities
located in the rural areas include:

i. The Washington and 01d Dominion Trail, a regional
lTinear park owned and maintained by the Northern
Virginia Regional Park Authority. The trail runs
along the bed of the abandoned W&0D railroad line.
The right-of-way has been acquired by the Park
Authority from the County line to Purcellville. The
railroad at one time ran to Bluemont, but the right-
of-way has been long-abandoned and the potential for
recombining it west of Purcelliville into a single
ownership is uncertain.

ii. The Appalachian Trail, part of the National Park
system, runs along the County line at the top of the
Blue Ridge.

iii. In addition to these public recreational facilities,
there are a few private passive recreational facili-
ties such as Camp High Road on Goose Creek and Camp
Potomac Woods north of Lucketts.

c. Issues:

The major issues regarding active and passive
recreation in the rural areas are:

i. What will be the future demand by rural residents for
active recreational facilities such as ballfields
during the time frame of this plan, and should needed
facilities expansions be located in the rural areas
or in Urban Growth Areas and Villages?
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ii. What amount of passive recreational land will be
demanded by all County residents during the time frame
of this plan, .and how shall this land be acquired and
managed?

(Refer to page 160 for Recreation recommendations)

(Refer to Natural Resources Section, page 187 for ana-
lysis and recommendations for Tandfills and water
impoundments)

B. PUBLIC FACILITIES AND UTILITIES GOALS

1. Manage the location, timing of construction and operation of
public facilities and utilities so as to minimize undesirable
agricultural, community, environmental, fiscal and social
impacts.

2. Maintatn a level of public utilities and facilities which
ensures not only the health, safety and welfare of the County's
population but also maintains the highest community standards
obtainable within budget constraints while promoting maximum
community benefits,

3. Coordinate planning efforts with existing communities in the
provision of public facilities and utilities.

4, Plan public facilities, such as schools, 1ibraries, community
centers and parks, in order to make the greatest use of these
public investments at the least cost.

C. PUBLIC FACILITIES AND UTILITIES IMPLEMENTATION

. RECOMMENDATIONS
1. MWater and Sewer Recommendations

a. To reestablish the historic growth pattern, the County
will support the location, appropriate timing of
construction and operation of public water and sewer
utilities in and around designated Urban Growth Areas.

b. The County shall assume a coordinating function with
existing incorporated towns in resolving public sewer
and water problems.

c. The County shall establish a committee of primary policy
officials to discuss water and sewer questions with the
western towns with the view of providing a cost effec-
tive solution to current deficiencies.

- 157 -




d. In those areas where a group health hazard cannot be
solved by the individual homeowners involved, the
Sanitation Authority will assume a technical advisory
role in determining an appropriate solution; the finan-
cial responsibility for the new systems' construction
and operation will be borne by the users involved.

e. Communal water and wastewater systems such as package
treatment plants and communal massed drainfields shall
meet State Water Control Board and Health Department stan-
dards. Package plants shall be owned and operated by the
Sanitation Authority with costs of the program borne by
the developer and users. Common septic systems may be
owned by homeowners associations., Approval shall be
based upon the following County standards designed to
protect residential investments and to avoid unnecessary
public expenses:

i. System shall be designed for minimal long-term chances
of failure.

ii. System shall be capable of absorbing unexpected user
abuse with minimal rehabilitative turn around time
and cost,

i1i. System shall have an expected life of at least 40
years.

iv. Expected 40-year reconstruction shall be user-financed
through a sinking fund or other appropriate mechanism
established at the time of system approval,

V. System operations and maintenance shall be lot-owner
financed. 1In the case of new residential clusters,
the financial/operational aspects shall be fully ex-
plained to potential lot purchasers prior to purchase
commitment,

vi. Package plants shall be owned by the Sanitation
Authority. _

vii. A service area shall be designated for package plants
and common drainfields prior to approval.

viii. Package Treatment Plants shall be allowed only in
Rural Fringe and Rural Village Policy Areas. Com-
munal or massed septic fields shall be allowed in
all policy areas. Both systems are subject to
Health Department approval and the standards set
forth in this plan.
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f. New water and wastewater treatment plants shall be con-
structed only within designated Urban Growth Areas and
shall sell water only to residents within the approved
service area.

y. Improved water supply service to the three western towns ;
on Route 7 could be provided by several possible methods. ‘ i
The feasibility, practicality and impact of the various : ‘
alternatives must be studied in detail before a final -
choice is made. However, all of the options must be
evaluated against general and specific criteria and
should satisfactorily meet these standards in order to
merit approval. Any approved option should be:

i. Consistent with the County's Comprehensive Plan,
particularly the Resource Management Plan, the Rural
Land Management Plan and any other specific area or
functional plans that may be applicable;

ii. A solution that encourages or provides for new growth
in and/or immediately adjacent to the three incor-
porated western towns; i

iii. A solution which does not cause any direct increase
in growth pressure on rural land areas which 1ie out-
side the urban growth areas.

iv. A solution for the towns' water supply problems which
is the most fiscally economical for both the western
towns and the County.

v. A long-term solution which will serve the towns
adequately well into the next century.

2. School Recommendations

“School size is not a significant factor in the quality
of an elementary school education."* The small school can-.
not, however, operate in identical fashion as a large school
with specialized teachers and administrative staff. There
is a need for flexible teaching functions perhaps including
combining grades in art or music classes, sharing support
services between schools, closer cooperation with the com-
munity, establishing a teaching/principal position and
sharing the school building with other County agencies. The
need for flexibility, community involvement and participation
strongly indicates that the local community should participate
closely with its School Board Commissioner and County Super-
visors in the creative process of achieving rural community
goals.

* “peport of the Small Schools Committee," revised and adopted
June 9, 1981, pages 10-11.
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a.

Accordingly, fundamental implementation program recommen-

dations are:

Establish a rural community school committee composed of
parents, educators and School Board members to advise
Tocal decision makers on policies and programs for the
continued operation of community elementary schools,

Continue to monitor new residential development trends
in the western portion of the County in order to antici-
pate elementary educational needs in the area and take
necessary action,

Recreation Recommendations

The following proposed recommendations are based on the

adopted RMP policies:

d.

Public parks with active recreational uses are essential
services for residents in the Urban Growth and Rural
Fringe Areas and should be provided, through proffers,
by new residential developments. These parks, along
with new commercial recreational facilities and institu-
tional uses with open space areas, can form the basis
for a greenbelt system around each Town.

Encourage additional parkland acquisition in the County
by public and nonprofit organizations such as the
National Park Service, the Nature Conservancy, and the
Potomac Appalachian Trail Club.

Recognize the Potomac River and its shoreline as a major
County resource and encourage public access wherever
possible. Proposed uses such as marinas, docks, etc.,
along the Potomac, Goose Creek and other large water-
courses should be designed and built in a manner that
maintains the existing natural and scenic character,
Implementation of this policy shall be by means of a
Watercourse Historic and/or Scenic Overlay District
applied to the Potomac River and Goose and Catoctin
Creeks. The County shall strongly encourage developers
of land adjacent to major creeks and the Potomac River
to proffer public access trails along those water courses.,

Private commercial active recreational uses are permitted
only in areas where they are or can be made compatible
with adjacent existing and planned land uses in terms of
traffic, noise and other impacts.,
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VII. TRANSPORTATION RESOURCES

A. BACKGROUND, ANALYSIS AND ISSUES

The overall goal for the transportation system in rural Loudoun
County is to provide a safe and efficient road network that meets the
travel needs of the users. The roads are needed for several types of
trips: agricultural trips including movement of farm machinery and
shipment of goods to markets; work trips including commuter; commer-
cial service, recreation, social and schools trips; and the regional
needs of tourists and through travelers.

The purpose of this rural transportation plan is to assess the
travel demands in rural Loudoun County and propose policies and pro-
grams to meet those needs.

Loudoun County's land use policy has long recognized the impact of
transportation facilities and needs on residential and nonresidential
development. The Resource Management Plan (RMP), states "It (trans-
portation) can also provide incentive for pianned growth in undevel-
oped areas.". (RMP, paye 131). A refinement of this RMP statement
can be expressed as follows:

Transportation improvements can help guide rural residential
growth to areas that have adequate capacity to receive that
growth preferably in and around the towns and existing com-
munities of the County.

Future transportation improvements should reinforce and help
implement this fundamental policy of the County's growth management
program,

1. Classification Systems For Rural Roads

The road network of rural Loudoun was created over the last
two hundred years to sustain a very different social organiza-
tion of some 1,400 small farms and a few towns and villages.
Today, the existing legacy of those agriculturally oriented
roads forms the framework of Loudoun's future transportation
system, Using them keeps to a minimum the disturbance to
existing residential and employment land uses. Furthermore, if
the existing roads are incrementally upgraded as funds aliow,
the acquisition costs of new rights-of-way are minimized and the
benefits of new construction are immediately realized. Never-
theless, it may be necessary to create new roads around some
historical villaygyes or across certain streams and waterways in
order to relieve pressure on other overburdened roads.

For the purposes of comprehensive transportation planning it
is useful to analyze a road system in terms of highway functional
classifications. The Federal Highway Administration's hierarchy of
rural road types includes:
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a. Principal Arterials (including Interstates)

b. Minor Arterials

c. Major Collector Roads :
d. Minor Collector Roads I
e. Local Rural Roads

Official FHA definitions of the functional road classifica-
tions are included in this plan as Appendix A. Typically, a
rural road system will have the following distribution of faci-
lity types: arterials 8% - 16%, collectors 20% - 15%, local
rural roads 65% - 75%.

Classifications are useful because roads can be designed to
carry many vehicles at high speeds between distant points, or
they can be designed for direct access to individual tracts of
land. Arterial roads serve as the principal system of higher
speed vehicle movement, while local roads serve as access points
to individual properties. An arterial road's safe speed and
carrying capacity, however, can be severely reduced by frequent
intersections or by direct access to individual lots. The
collector road is an intermediate facility below the level of
the arterial road but above the local road. The collector road
serves to gather traffic ‘from the local roads, major residential
developments, community shopping centers and schools and to con-
nect these uses to the arterial network.

The Loudoun County Board of Supervisors approved an updating
of the Functional Roadway Classification System for rural areas
of the County in May, 1984, based on recommendations from VDH&T.
(Figure 35,page 164, shows the adopted Functional Classifi-
cation System for rural areas of Loudoun County.) In general, a
road's functional classification will determine its status in
the Federal-aid Highway Systems and the Virginia Primary and
Secondary Road Systems. The following shows the normal
correspondences between a road's position on the various
systems.

Functional State Primary/
Classification Federal Aid Secondary
Rural Arterial Federal Aid Primary Primary Road
Rural Collector Federal Aid Secondary Secondary Road
Rural Local Road  ===-- Secondary Road

In cases where the normal correspondences are not synchro-
nized the priority and funding of a specific road improvement
could be adversely affected. As part of its preparation of area
plans, the staff is continually reviewing the functional Classi-
fication system and will recommend any appropriate changes to
VDH&T. Coordination between recommended road improvements in
the area plans and the Transportation Improvement Program (TIP)
and the functional system is also important.
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2. Road System Characteristics

Table 18 following is a breakdown of Loudoun County's road
system in early 1983 using the primary and secondary road
classifications: '

Table 18

LOUDOUN COUNTY ROAD SYSTEM SUMMARY
(Early 1983)

Percentage of

Classification Miles County Total
Interstate 0 : 0%
Primary 119 14.2%
Secondary: »

Paved 357 42.7%

Unpaved 361 43.1%
Subtotal 719 85.8%
TOTALS 837 100%

Figure 36, page 166, shows the location of primary and secon-
dary roads in Loudoun County's rural areas.
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Table 19 shows 24 hour daily traffic volumes (ADT) for key
segments of the County's primary road system (including major and
minor arterials).

N Table 19

AVERAGE DAILY TRAFFIC COUNTS
- LOUDOUN COUNTY PRIMARY ROADS

. Number
Primary Road Segment of Lanes ADT (1982)
Rt. 7: East of Leesburg 4 13,970
Rt. 7: East of Rt. 662 4 12,740
Rt. 7: Between Rts. 611/719 2 5,310
Rt. 7: West of Rt. 719 2 5,230
Rt. 15: North of Leesburg 2 2,050
Rt. 15: South of Leesburg 2 6,500
Rt. 15: South of Rt. 50 2 6,160
Rt. »0: East of Rt. 15 4 7,640
Rt. 50: East of Middleburg 4 7,470
Rt. 9: East of Rt. 287 2 3,600
Rt. 9: West of Rt. 287 2 4,320
Rt. 287: North of Rt. 9 2 2,040
Rt. 287: North of Rt. 7 2 1,550

(Source: VDH&T Counts, 1982)

Table 20, indicates the growth in traffic demand over an eight year
period from 1974 to 1982 on selected secondary roads. These figures
were taken from the VDH&T Secondary Traffic Tabulation. The counts were
taken in the summer months (May to August) and are only average 24-hour
counts for a general location on the road. Actual counts of specific
intersections may be higher.

Percentage change from the previous year's count is indicated beneath
each count. Generally, traffic growth or decline can be explained by
several factors. Large increases are most likely to be due to adjacent
development or to improvements to that particular road or others con-
necting to it. A large decline in travel on some roads may be the
result of improvement to nearby roads.
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Table 20

AVERAGE DAILY TRAFFIC COUNTS

SELECTED LOUDOUN COUNTY SECONDARY ROADS

ROUTE # LOCATION 1974 1976 1978 1980 1982

LUCKETTS AREA

673 (Paved) 681 to Lovettsville  N.A. 104 173 204 200
(+66%) (+18%) ( -2%)

673 (Unpaved) 665 to 68| 37 43 39 55 70
(+168) ( -9%) (+41%) (+27%)

665 Paved 662 to 673 274 277 291 299 293
( +1%) ( +5%) ( +3%) ( ~29)

662 Paved 698 to 695 21 30 46 47 87
(+43%) (+53%) ( +2%) (+85%)

682 Paved 287 to 678 12 123 131 147 250
(+10%) (+6.,58)  (+12%) (+70%)

681 Paved 698 to 694 283 304 418 506 522
(+17%) (+38%) (+21%) ( +3%)

PURCELLVILLE AND LINCOLN AREA

611 Unpaved 711 Yo 711 17 172 68 101 136
, (+912%) (-60%) (+46%) (+35%)

611 Paved 725 to 725 203 291 395 281 378
(+43%) (+36%) (-29%) ( -4%)

725 Unpaved 690 to 735 39 46 109 37 82
(+i8%) (+137%) (-66%) (+122%)

728 Paved 731 to 622 70 77 124 117
(+15%) (+10%) (+61%) ( -6%)

734 Paved 61t fo 690 987 1042 960 1069 1390
( +6%) ( -8%) (+1 (%) (+30%)

LEESBURG SOUTH AREA

621 Paved 649 to 653 489 445 559 820 947
( -9%) (+26%) (+47%) (+15%)

650 Unpaved 651 to 1001 146 157 199 145 302
( +8%) (+27%) (-27%) (+108%)

860 Unpaved 617 to 621 Ne.A. 193 201 188 248
( +4%) ( -6%) (+32%)

643 Unpaved 648 to 659 42 55 56 3 56
(+31%) ( +2%) (~-45%) (+81%)

643 Paved 641 to 625 418 546 351 838 822
(+31%) (~36%) (+139%) ( -2%)
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3. Public Transportation Services

Public transportation services are sparse in rural areas of
Loudoun County. A limited amount of intercity bus service is pro-
vided by Greyhound along Route 50 between Winchester and Washington,
D.C., serving Middleburg, Current schedules are not convenient for
commuters. Sterling Commuter Bus Inc. provides express commuter bus
service between the Sugarland and Sterling Park residential areas of
Loudoun County to the Pentagon and Washington, D.C., but does not
serve rural areas of the County. '

Residents in the northern Routes 287 and 15 corridors of the
County can drive to Point of Rocks or Brunswick and use Chessie
System commuter trains to Silver Spring and downtown Washington.
It is estimated that Loudoun County residents make up approxi-
mately 6% of the total ridership of the service (approximately
2,400 total inbound riders).

The current level of vanpooliny and carpooling in the County is
uncertain. High Occupancy Vehicle (HOV) requirements on I-66 inside
the Washington Beltway may be stimulating additional carpooling.
However, the County does not have an organized system of carpool/
vanpool parking lots. Tnis situation may become more cumbersome
now that the Dulles Airport toll road is open.

There are no public transportation links between Loudoun County
and the high growth suburban employment areas of Reston and Tyson's
Corner, and this 1imits access to regional Metrobus service from
these areas.

4, Highway Funding Programs

The Virginia Department of Highways and Transportation (VDH&T)
is respons1ble for the construction and maintenance of Loudoun
County's primary and secondary roads. Construction funds for pri-
mary roads are made available through multi-County Highway
Construction Districts, based on a formula set out in Section ;
33,1-23.2 of the Code of Virginia. The current formula includes: ]
area, population, primary road mileage, vehicle registration and
pr1mary mile needs. Within the Highway District, projects are added f
to a six-year primary construction program and advanced through
final construction based on their competitive merits.

Loudoun County is now in the Culpeper Highway Construction
District. The State Highway Commission is currently consideriny
whether the County should be included in a new 9th District which
would serve Arlington, Fairfax, Prince William and Loudoun County.
Inclusion in the 9th District could adversely affect Loudoun's pri-
mary funding level and the competitive priorities of its highway
projects.*

Loudoun County was placed in the 9th Highway District as-of General
Assembly action in the 1985 session.
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Primary road construction and maintenance budgyets for Loudoun County
for the period fiscal year 1983/84 - 1988/89 are summarized in Table 21:

Table 21

HIGHWAY FUNDING

1983/84 84/85 85/86 86/87 87/88 88/89 Totals
(In Millions of Dollars) -

Construction  $2.899 $1.771 $1.612 $1.520 $1.554 $0.999 = $10.355
Maintenance 1.418 1.526 _1.613 1.684 1.758 1.836 = 9.835
Total $4.317 $3.297 $3.225 $3.204 $3.312 $2.835 $20.19

Secondary construction funds are distributed to individual counties
based partially on their level of expenditures in 1977 and partially on
a supplemental allocation formula. The formulas which establish the
split between primary, secondary and urban system highway construction
funds and allocate the highway districts or County's share within the
primary/secondary programs are proposed to be revised according to
recommendations developed by the Joint Legislative Audit and Review
Commission (JLARC) of the Virginia General Assembly. Legislative action
on these recommendations is uncertain.

The fiscal year 1983 - 1984 budget for maintaining the 720 miles of
secondary roads (which have a number designation of over 600) is $2.6
million, The secondary road construction program budget is as follows
for period FY 84/85 - FY 89/90:

FY 84-85 $1,496,874
FY 85-86 $1,496,874
FY 86-87 $1,330,411
FY 87-88 $1,227,219
FY 83-39 $1,154,763
FY 89-90 _$1,154,763
Total $7,860,904

The Highway Department also receives funds to improve and pave about
three miles of unpaved secondary roads each year. In practice, such
improvements are becoming more difficult to achieve as property owners
on unpaved roads are reluctant to donate additional right-of-way for the
road shoulders, drainage ditches and widening of sharp curves which are
required for safe driving at the higher speed a hard surface would permit.,
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VDH&T is reluctant to pay for such right-of-way because of its
limited funds and as a consequence it tends to pave roads where
right-of-way donations are 100% complete and not necessarily where
the improvement is most needed.

Current Highway Construction Programs Priorities

The following highway projects are on the Loudoun County Adopted
Priority List for Primary Roads and are also part of the Six-Year
VDH&t Primary Improvement Program:

Funding Level

FY 1983-84 FY 1984-89
Project (In Millions of Dollars)
1) Route 7 Purcellville $2.30 $6.13
Bypass (to completion
of construction)
2) Route 7 Round Hill Bypass 0 $0.425
(preliminary engineering
only)

The following projects are on the Loudoun County Adopted Primary
List but are not currently part of the Six-Year VDH&T Primary
Improvement Program: (see Figure 37, page 172, for the location of
priority projects.)

1) Route 28: Construct four-lane section between Route 7
and the Dulles Toll road. Begin implementa-
tion of limited access provisions to make
Route 28 a freeway type, limited access,
facility.

2) Route 50: Middleburg Bypass from Lenah (Route 616) to
west of Middleburg.

3) Algonkian Parkway: Construct four-lane segment from Route 28 to
Fairfax County Line to connect with the pro-
posed Springfield Bypass.

4) Park-and-Ride Lots: Construction of a major park-and-ride lot on
‘ Route 28 to assist high-occupancy vehicle use
of the Dulles Toll Road.

In addition to these projects it seems clear that two additional
projects will be added to the Primary Priority List in the near
future: widening of Route 28 to four lanes between Routes 7 and 846,
and widening of Route 7 to six lanes (from four) on necessary segments
between Leesburg and Route 28/Fairfax County line.
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1. Purcellville Bypass [Rte. 7]
2. Round Hill Bypass [Rte. 7]
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3. Route 28 widened to 4 Lanes .
4. Middleburg Bypass [Rte. 50]
5. Algonkian Parkway

Implement Limited Access Provision

Figure 37
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A priority 1ist of 36 secondary road construction projects was
prepared by VDH&T and approved by the Loudoun County Board of
Supervisors on April 16, 1984, This priority list undergoes revi-
sions every two years and will be scheduled for revision in 1986,
1988, etc. Fiqure 38, page 174 , shows the location of these
improvements.

6. Forecasted Future Traffic Demands

VDH&T has, at Loudoun County's request, prepared a study that
reviews the existing highway needs and projected improvements in the
rural areas of the County (the study area is shown in Figure 35) for
the year 2005. The study area consisted of approximately two-thirds
of the County's roadways. The northern, western and southern bor-
ders of the study area were determined by the County line. The
eastern boundary follows a line south from the Potomac River along
Goose Creek, Routes 659, 616 and 705 to the Prince William County
line. The VDH&T report states: “Rapid growth and increased travel
demand are expected in the central and western portions (rural area)
of Loudoun County between now and the year 2005.* The findings of
tne VDT&T report are one basis of the improvement recommendations of this
this plan.

The Study determined existing average daily traffic on the func-
tionally classified roads of the County and only addressed these
roads. The local roads (i.e., unpaved secondary and paved local
access secondary roads) were not addressed in the Study. In general
terms, rural Loudoun County secondary roads in the functional system
are increasing in average daily traffic (ADT) (see Table 22, page
175 for details). The increase in traffic on local roads depends
almost entirely on residential development.

The need for future transportation improvements in the rural por-
tions of the County depends to a great extent on the location and
scale of growth. New growth in the rural areas of the County is
1ikely to be predominantly residential with a moderate amount of
commercial, industrial or office development. The incorporated
towns (especially Leesburg) are expected to grow with a greater pro-
portion of commercial, office and industrial uses than the rural
areas. Therefore, the VDH&T method of trip assignments most desired
for rural Loudoun County is Option I “Concentrated Growth". The
traffic volumes shown in this year 2005 projection show major
increases in traffic over the twenty-five year period. The roads
listed in Table 22, page 175, were selected to illustrate the
potential ranges of increases throughout rural Loudoun County.

* Rural Loudoun County Transportation Study, Virginia Department of
Highways and_Transportation, June, 1983, page 1.
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_ Add Two Lanes

Figure 38
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Table 22

TRAFFIC PROJECTION INCREASES 1980-2005
Average Daily Traffic (ADT)

ROADWAY 1980 2005 % CHANGE

PRIMARY ROADS:

7: MWest of Round Hill 5,230 12,100 +131%
7: Hamilton Bypass 6,020 18,200 . +202%
7: Local, through Hamilton 3,290 10,300 +215%
7: East of Leesburg 10,190 53,400 +424%
7: West of Leesburg 12,740 42,300 +232%
9: West of Mechanicsville (Rt.671) 4,320 5,900 + 36%
9: West of Hillsboro 4,320 8,300 + 92%
9: West of Clarke's Gap 4,370 19,000 +334%
15: North of Leesburg 2,050 5,700 +178%
15: South of Leesburg 6,500 23,000 +254%
15: South of Rt. 50 6,160 9,600 + 56%
50: East of Rt. 15 7,640 32,200 +321%
50: East of Middleburg 7,470 18,500 +148%

SECONDARY ROADS:

287: North of Wheatland 2,040 13,600 +566%
287: North of Rt. 7 1,550 7,700 +396%
734: East of Flint Hill (Rt. 611) 580 5,500 +848%
734: MWest of Flint Hill (Rt. 611) 550 2,300 +318%
643: Between Rts. 654 and 653 670 14,400 +2049%
671: NO{thlof Mechanicsville 1,150 2,400 +108%
Rt. 9)
665: North of Waterford 510 900 + 76%
621: Between Rts., 654 and 653 820 3,600 +339%
621: Between Rts. 653 and 861 510 3,000 +488%
611: South of Purcellville 240 2,100 +1860%
719: South of Round Hill 800 1,600 +100%
719: South of Airmont (Rt. 734) 520 600 + 15%
690: North of Rt. 9 330 2,400 +627%
704: South of Waterford 490 1,000 +104%
665;: South of Taylorstown 510 900 + 76%
672: West of Point of Rocks 790 1,300 + 65%
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/. Estimated Funding Needs

The projected traffic increases on Loudoun's County's primary and
secondary roads will necessitate substantial funding levels for a
necessary and equitable road improvement program. However, there is
presently in Virginia a critical divergence between new road construc-
tion funding and road construction needs. The Joint Legislative
Audit/Review Committee (JLARC) of the General Assembly reported
in 1982 that deficiencies in the road system conservatively require
the expenditure of some $16 billion over 25 years while current
annual allocations of $200 million would add up to less than a third
of this. JLARC has shied away from suggesting increased funding,
but rather has suggested new formulas for distributing current funds
which may reduce Loudoun's annual allocations.,

The VDH&T Rural Loudoun County Transportation Study contains esti-
mated costs for identified road improvements in the study area of the
County through the year 2005. 1In the table below, Option 1 represents
concentrated growth (i.e., growth should take place in the areas where
highway capacity and other urban services and facilities already exist
and where future improvements will serve the greatest population con-
centration). Option 2 represents dispersed growth.

Table 23

ESTIMATED COSTS FOR YEAR 2005
COUNTYWIDE NECESSARY IMPROVEMENT

Option 1 Option 2
(Concentrated Growth) (Dispersed Growth)
Future Rural Needs $ 72,000,000 $ 85,900,000
Future Needs: Eastern 10,134,000 10,134,000
Loudoun
Existing Rural Needs 86,942,000 86,942,000
Non-tolerable Local Roads* 70,914,000 70 914,000
TOTALS $239,990,000 $253,890,000

*(Many of the existing secondary roads in rural areas of Loudoun
County are defined as "non-tolerable" by VDH&T as they are not built to
a standard that will adequately and safely carry current traffic volumes.
Any unpaved road with average daily traffic volumes in excess of 50
vehicles per day is deemed non-tolerable by VDH&T and therefore in need

of improvement.)
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Funds currently budgeted to address these needs; include $10.4
million in the six-year primary construction program and $7.8 million -in
the six-year secondary program. If these programs continue to be funded
at the same approximate levels to 2005, an additional $26 million in
primary -funds and $18 million in secondary funds can be expected. Thus,
the total projected construction fund for the period 1984 - 2005 could
be as low as $62 million versus projected needs of over $200 million.>

This lack of adequate construction funding could lead to a narrowing
of County focus to short-term, rather than long-range planned projects.
Realism, however, suggests that the County should review all roads in
its network and set priorities according to community development,
traffic flow and efficiency criteria in order to obtain the most effec-
tive transportation network for every dollar expended,

Methods Of Determining Road Improvement Priorities

A number of factors must be taken into account in the determination
of needed roadway improvement and the assignment of equitable priorities
to these improvements. These factors include:

1. Safety Hazard Areas (sight distances, curves, width, etc.)

2. Development of an Efficient Unified Network (connector roads that
connect villages, towns and activity centers to primary roads). .

3. Roadway Capacity And]ysis (including existing and projected Levels
of Service (LOS) and Design Hourly Volume (DHV)/Service Volume (SV)
ratios.

4, Agricultural Use of Roads

5. Channelling of Growth to Existinyg Population, Industrial and
Commercial Concentration Centers.

6. Consistency with the Resource Management Plan and the Adopted
Area Plans.

/. Ability to Serve Commuter Work Trips.v

8. Ability to Serve Truck/Commercial Trips.

9. Relationship to the County's Economic Growth Development Policies.
10. Preservation of Historical and Scenic Areas.

The County's planning staff is working to weave these factors into a
comprehensive evaluation tool as part of the development of an updated
Transportation Improvement Program. It is important that the factors be
weighed in such a manner as to ensure competitive equity between pro-
jects in different sections of the County. For example projected traf-
fic volumes and levels of service would need to be weighed against the °
other factors in order to determine reasonable priorities for projects.
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A second step in the analysis of priorities of road improvements is
the determination of key impediments to project implementation. For
example, improvements to rural roads are increasingly difficult to make
in cases where land owners are reluctant to donate the necessary right-
of-way. Such road segments may thus have a high implementation priority
when viewed through the multi-factor evaluation process but a low imple-
mentation probability.

B. TRANSPORTATION GOALS

A series of transportation yoals has been developed for Loudoun County's
transportation system based on the principles embodied in the Resource
Management Plan, The following are major transportation goals:

GOALS:

1. Development of a transportation system which contributes to meeting the
needs of Loudoun County - with particular attention to the movement of
agricultural equipment and products.

2. Establishment of a transportation system which encourages community
growth in and around existing incorporated towns and within community
development areas.

3. Implementation of a transportation system which provides maximum safety
and accessibility within budget constraints for all County residents.

4. Promotion of a transportation system which causes the least negative
agricultural, community, environmental, fiscal and social impacts.

Achievement of these goals will require:

a. Continued development and updating of a Transportation Improvement
Program (TIp) for Loudoun County with short and Tong range elements.

b. Refinement of a systematic, comprehensive, and equitable system for
identifying necessary road, high-occupancy vehicle and public
transportation improvements and for placing these improvements in the
appropriate element of the TIP and the adopted Area Plans,

C. Assessment of estimated costs for these improvements and iden-
tification of adequate and appropriate funding sources. This proce-
dure must be directly related to the financial situation of the County
and anticipated levels of State funding for primary and secondary road
improvements and HOV and public transportation support. The ability
and necessity for the private sector to pay its reasonable share of
these costs is also important.

d. Working closely with the Virginia Department of Highways and Transpor-
tation (VDH&T) and private business and citizen groups to identify and
implement program improvements.

e. Development of detailed transportation implementation recommendations
which encourage the achievement of the Area Transportation Plans,
including: general policies, specific standards, implementation
requirements and roads recommended for improvements,
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TRANSPORTATION|IMPLI§MENTATION RECOMMENDATIONS

The transportation system of western and rural Loudoun performs two
functions: assisting the movement of people and products and assisting
the direction and structuring of community development. These two func-
tions do not necessarily always coexist. It .is the purpose of these
policies and programs to encourage the achievement of this Plan's goals
by reestablishing the historic community growth patterns to the extent
that this is possible while also ensuring the safe and efficient move-
ment of people and yoods.

1. General Road Recommendations

a. General Policies:

i. The transportation network should consist of a coordinated and
balanced hierarchy of major and minor arterial roads, collector
and local roads designed to achieve the safe, efficient and
functional movement of people and products within budgetary
constraints.

ii. The transportation network should provide for the increased
traffic flows resulting from community development by means of
greater safe operating speeds, reduced alignment and ygeometrical
inefficiencies and an increased number of traffic lanes. Setback
and other development lines should recoygnize the ultimate traf-
fic loads of a particular road and should allow for ultimate
road size.

iii. New transportation improvements should be designed to produce
the least disruption of farms, existing communities, existiny
land uses, historical sites, buildings, and cemeteries, as well
as important natural environmental and scenic features.

iv. Road intersections are the locations of many vehicular acci-
dents and are critical elements in the control of highway
capacity. Therefore, the design of intersections should allow
for the safest and most efficient vehicular flows possible.
More specifically:

e Plans for future land acquisition for interchange/intersection
improvements.

o Access to the arterial network should primarily be from
collector and local roads. Direct vehicular access from
individual residential and employment lots should be
discourged. Intersections along arterial roads should be
kept to a minimum and should be controlled with lights
and/or turning lanes or flyovers, as appropriate.

- 179 -




o Access to collector roads should primarily be from local
roads, Direct vehicular access from individual Tots
should be reduced to a minimum,

e Any division of ten lots or more shall not have direct
access on an arterial road.

Programs:

the

i1

111,

iv,

Vi,

The following programs will be established to implement
general road policies:

The rights-of-way for major transportation corridors
(arterial and collector roads) will be established by
the Comprehensive Plan in advance of development.

Dedication of road rights-of-way established in the
Comprehensive Plan will be a factor in the approval of
all rezoning, special exception, commission permit, sub-
division, site plan, grading and building permit ap-
provals.

The acquisition of sites for public facilities should
include the acquisition of such land as is necessary to
implement the comprehensive road plan.

Public facilities not located in designated Urban Growth
and Rural Fringe Areas shall be located on arterial or
collector roads whenever possible.

Improvements of all roads should be related to the
defined purpose of each road and should be phased to
accommodate increasing traffic loads caused by community
development.

The design and construction of rural roadway improvements
shall be guided by VDH&T's "Geometric Design Standards for
Rural Arterials, Collectors and Local Roads." It is recom-
mended that prudent flexibility be used in the application
of these standards in order that an important rural road
improvement not be unreasonably deterred. For example,
although minimum rights-of-way widths are generally
desirable, it may be efficient and safe to construct an
improvement within an adjusted right-of-way width., In
such cases the improvement should be reasonable with
respect to traffic safety, the use of the road, projected
traffic volumes, the unique locational features of the

road and protection of environmental, scenic and historical
resources. Rural road improvements should be constructed
in the most efficient feasible manner, consistent with the
factors previously mentioned in this section, given the
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need for numerous rural road improvements and 1limited
financial resources for their accomplishment.

vii. Where disturbance of existing trees or natural growth is
unavoidable, the County and the VDH&T should work with
the local community to develop a landscaping plan and
develop a public/private landscaping program to restore
the road corridor to a visual equivalent of its former
condition.

viii. Residential subdivisions developed adjacent to existing
or planned arterial or collector roads should be designed
with reverse frontage lots and/or vegetative buffers to
reduce traffic entrances along the roads and attenuate
the visual and acoustic impacts between these two land
uses.

ix. The desiygn of roadway improvements should take into account
possible future use of the facility by public transportation,
vanpools and carpools, including the provision of appropriate
commuter park-and-ride lots.

2. Rural Road Recommendations

In the agricultural conservation areas the policies noted below will
be established to achieve County goals:

a. A high priority shall be given to providing adeguate width and
weight capacity on the County's secondary roads and bridges for the
movement of agricultural equipment and products.

b. A high priority shall be ygiven to the correction of road hazards
with special attention given to school bus routes.

c. Implementation of any but the most essential changes to roads which
-traverse scenic or historic areas shall be discouraged.

d. A cross county, north/south arterial roadway will be planned for
western Loudoun, in order to supplement the function now performed
by Route 15,

e. Given the magnitude of the ideal of projected improvements, actual
future roadway improvements should be selective to provide the most
benefit to the greatest number of users; therefore, secondary road
improvements should be allocated on a priority basis with a growth
manayement goal as-a primary point of emphasis.

f. Residential Development Guidelines:
i. Provide sufficient right-of-way. Required right-of-way

should be provided by developers for unpaved roads at no
cost to State or County.
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i1. Frontage improvements: Subdivisions over three lots should
contribute to the improvement of adjacent secondary roads
consistent with VDH&T standards. This contribution could
involve the dedication of appropriate land for the secon-
dary road's right-of-way, where required. In addition, the
developer would be responsible for constructing frontage
improvements along the adjacent secondary road in conjunc-
tion with construction of the subdivision, or placing ade-
quate funds for the required improvement into an escrow
account, to be used at the time the road would be improved.

3. Specific Transportation Implementation Recommendations

a.

bo

Develop and allow typical rural road section designs for paved and
unpaved rural secondary roads, consistent with VDH&T standards.

Develop minimum setbacks on primary roads. These standards are
being developed in conjunction with the comprehensive classification
and priority evaluation tasks of the Transportation Improvement
Program. These standards can be waived by the Planning Commission
based on topography and existing vegetation that would preserve the
rural character of the yeneral area.

Require minimum setbacks on secondary roads. These setbacks are
being developed in conjunction with updating the Transportation
Improvement Program,

Re-examine cross sections for the rural areas to meet the needs of
both local, residential roads that carry few vehicle trips, and
the collector roads which carry higher volumes of traffic.

Public Facilities:

County capital investment should be located on roads with a
maximum of public exposure and -accessibility, i.e., Urban Growth
Areas or arterial roads.

Road Desiyn:

i. AIl road improvements should enhance the relationship between
the road and the immediate community, whenever possible, through
the retention of trees and natural growth alony the border areas
of the right-of-way, minimal disturbance of existing structures
and careful design. Where disturbance of existing trees or
natural vegetative growth is unavoidable, the County and the
VDH&T should implement a landscaping program to restore the road
corridor to a comparable appearance and create a visual context
similar to the original road condition.
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ii. New residential subdivisions developed adjacent to existing or
planned arterial or collector roads should be designed with
reverse frontage lots and/or vegetative buffers to reduce traf-
fic entrances along the roads and attenuate the visual and
acoustical impacts of the new construction.

Virginia Byway Recommendations

A Virginia Byway is defined as a road of high aesthetic or cultural
value, and is designated by the State Highway Commission in cooperation
with the Commission of Qutdoor Recreation. Protection of a Byway corridor
from obtrusive signage and unsightly development would be encouraged.

The natural beauty of the road corridor should be maintained by land-use
planning techniques such as easements, buffers, setbacks, sign regula-
tions and zoning classifications.

Virginia Byway designation does not Tlegally preclude widening or
other road improvements, and does not in and of itself restrict land
uses. The designation would simply recognize and encourage the aesthe-
tic value of the corridor as a tourist, cultural, scenic and recrea-.
tional asset to the State of Virginia and Loudoun County.

Many roads in the rural areas of Loudoun County comply with the
definition of a Virginia Byway which is defined in the State Code as a
road designated by the State Highway Commission as "having relatively
high aesthetic or cultural value, leading to or within areas of histor-
jcal, natural or recreational significance."

In light of this definition, the following roads in Loudoun County
should be designated as Virginia Byways:

Route 734 (Aldie to Bluemont)

Route 626 (South of Middleburg)

Route 665 (Waterford to Taylorstown)

Route 15 (entire Tength except within the
Town of Leesburg)

PN -
e e e

5) Route 690 (Hillsboro to Lovettsville)

6) Route 719 (Round Hill to Hillsboro)

7) Route 662 (Paeonian Springs to Waterford)
8) Route 797 - (Mt. Gilead Road)

9) Route 704 (Hamilton to Rt. 15)

10) Route 698 (01d Waterford Road)

Transportation Improvement Program Recommendations

The following recommendations represent short (six years) and long-
term (seven to twenty years) transportation improvement projects for
rural areas of Loudoun County. Priorities are assigned to short-term
projects. Priorities will be assigned to long-term projects through
the multi-factor evaluation process previously described (see page 177).
As this evaluation proceeds, high-ranking long-term projects will be
advanced to the short-term priority list.
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Short-Term Priority Projects

)
)
)
)

= WMo~

5)

Complete Purcellville Bypass (Route 7)

Complete Round Hill Bypass (Route 7)

Begin Construction of the Middleburg Bypass (Route 50)

Develop a system of park-and-ride lots at selected sites convenient
to Routes 7, 28, 50. Initially these lots would serve carpools, van
pools and privately operated commuter express buses,

Improve selected non-tolerable roads.

Long-Term Projects

N —
— —

HO WX~ 0w
\_/\_/\_/\_/\_/\./\_/\_/\_/
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12)
13)

Route 15, expand to four lanes, Leesburg Bypass to Route 50,
Route 643, develop to rural collector standards, Leesbury
Bypass to Route 625,

Route 7, expand to six lanes, Leesburg Bypass to Route 28,
Route 9, roadway improvements Routes 7/662 to Route 287,
Route 287, roadway improvements Route 9 to Potomac River,
Route 734, roadway improvements Route 50 to Route 611,

Route 611, roadway improvements Route 7 to Route 734,

Route 621, roadway improvements Route 15 to Route 860,
Expand park-and-ride lots,

Encourage carpool matching programs,

Expand Fixed Route and Commuter Bus Service alonyg Routes 7
and 50,

Implement coordinated special transportation services.
Identify and implement necessary intersection improvements,
safety improvements, and additional secondary system roadway
improvements,

\\}} \ \N‘;‘,
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NATURAL RESOURCES
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VIII.

NATURAL RESOURCES

A,

BACK.GROUND, ANALYSIS AND ISSUES

Loudoun County's natural environmental resources have played
a significant part in-the County's settlement and land use
pattern for over 200 years. The naturally productive soils,
ample rainfall, surface and groundwater resources, subsurface
geologic formations, hills and valleys, forests and wildlife
have been and will continue to be the basis for many of the
County's major industries such as agriculture and tourism. The
associated rural lifestyle, with its scenic and historic quality,
is one of the primary reasons new residents and businesses are
located in Loudoun,

Natural resources should be seriously considered in any
stage of the planning and development review effort as they form
the basis for our source of water, provide the foundation for
our roads and affect the air we breathe and the natural scenery
we view, Natural resources are the media through which food and
fiber are produced and through which waste products are disposed.

Failure to give due consideration to management and use of
natural resources in a developing rural area can lead to costly
future public improvements such as extension of public water
and/or sewer systems where developments using wells and septic
fields were placed on poorly suited soils, high repair costs
where roads or public buildings were placed on soils with high
water tables or high shrink-swell soils, or where lagoons,
reservoirs, or other structures were placed over limestone soils
(sinkholes). The desired quality of life can be adversely
affected by not managing air quality, forest resources, and
wildlife resources. The health, welfare, and safety of the
public may be jeopardized by failure to consider floodplains,
stormwater management, proper siting of waste disposal facili-
ties, and provision of clean, protected drinking water sources.

1. Geology Background and Analysis

The geology of Loudoun County is very diverse, and
includes some of the most complex materials found in any
county of Virginia. Generally, it can be split into two
groups with the line of demarcation being the Catoctin
Ridge, which occurs just to the west of Route 15.

The eastern section (approximately 40%) is underlain by
the red beds (siltstones, sandstones, and conglomerates),
diabase, basalt, "baked shales" (thermally-altered rocks),
and limestone conglomerate. The western part of the County
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(approximately 60%) is underlain by granite gneiss, green-
stone (metadiabase and metabasalt), phyllite, and quartzite.
Generally, the geologic materials in western Loudoun have
been sheared and warped to varying degrees, leadiny to a
high degree of variability over short horizontal distances.
The geologic materials in eastern Loudoun, while tilted to
the west, have been left relatively unsheared. As a result,
predictability of subsurface geologic materials is much
higher in eastern Loudoun than it is in western Loudoun.
Several aspects are of particular importance:

a. Diabase Rock: (See Figure 39, page 188.)

The 24,000 acres of diabase located east of the Catoctin
Ridge 1is -an. important existing and potential economic
resource, Diabase rock (trap rock) is quarried and.
crushed for multi-purpose agyregate and road base
material., Presently there are five operating quarries
emp]gying approximately 150 people (See Figure 39, Page
188.

b. Shallow Depth to Rock:
The relatively shallow depth to fractured rock (redbed)
areas of eastern Loudoun provides little buffer against
pollutants entering the ground water.

c. Limestone: (See Figure 39, page 188.)

The limestone conglomerate formation occupies approxi-

mately 6,300 acres north of Leesburg, alony Route 15. Due

to its water-soluble nature, this area poses a general
hazard to building and development, as well as a threat
of groundwater contamination of public and private water
supplies. Limestone conglomerate outcrops or sinkholes
can be direct conduits to the ground water and through
these features, surface water with agricultural wastes
and pesticides sewage from a sewer line or drainfield,
or petroleum products from a leaky fuel tank can easily
contaminate large areas of ground water.

Limestone, marble, basalt, and gravel have been quarried
in Loudoun County. Gravel deposits are essentially
exhausted. Limestone and marble quarrying ceased
because then-available pumps could not remove incoming
water fast enough from quarry pits and/or because
cheaper sources of limestone were available in nearby
Clarke County and Frederick County, Maryland. Basalt,
locally called "driveway shale", has been extensively
quarried along Route 15 from Goose Creek to the Loudoun/
Prince William County line for road and driveway sub
base. At this time, no such quarries are active;
however, there is a demand for materials found in those
quarries, and future operation is, therefore, likely.
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d. Uranjum:

It is not known if there are uranium deposits in
Loudoun. The County, however, is located within a simi-
lar geologic province to that where private industry has
planned to explore for uranium in nearby Culpeper
County. Since there are many unresolved problems with
uranium mining; the Commonwealth of Virginia extended
the moratorium on uranium mining in 1984 pending satis-
factory resolution of potential problems and concerns
related to proper land use and potential contamination,
The potential hazards of uranium mining include ground
and surface water contamination, air pollution, and soil
degradation from mined products.

e. 0il and Gas:

There may be a potential for oil and gas production in
Loudoun County. In addition to the major impact on land
use, the environmental concerns of oil and gas explora-
tion and development are potential groundwater and soil
pollution. '

f. Existing Regulations:

At the present time, the Zoning Ordinance classifies all
types of mineral recovery operations as extractive
jndustries. This extractive industry grouping encom-
passes the removal from a site of sod, rock, soil, gravel,
or any mineral. This industry is regulated by Special
Exception in the A-10, A-3, R-1, and C-1 Districts and

is permitted by right in the I-1 District.

It has been demonstrated in the past that the current
regulations do not adequately address environmental con-
cerns and should be revised due to its vague and ambig-
uous standards. The subsurface instability of limestone
conglomerate has not been previously addressed in any
regulatory program.

Soils Background and Analysis

The general soils map of Loudoun County delineates broad
areas with distinctive patterns in types of soils, landscapes,
and general geographic appearance. This very yeneral map
conveys the major differences among soils and landscapes
throughout the County. A typical county .contains 5-10 map
units, or separations (soil associations) on its soil map.
However because of its geologic diversity, Loudoun County
has 20 distinctly different soil associations. These soil
associations are fairly equally divided between the area
east and west of Leesburg and approximately 75% of the soil
associations are found within the bounds of the planning

area. FEach of these soil associations has numerous soil
types and detailed soil mapping units.

- 189 -



. Approximately 40% (132,000 acres) of the soils in
Loudoun have perched and/or high groundwater tables and slow
internal drainage. Average depth to rock ranges from two to
five feet (steep slopes) to 15-20 feet (undulating uplands)
in Western Loudoun and 5-10 feet in eastern Loudoun. Mica
schists on the eastern face of Furnace Mountain (Stumptown)
and conglomerates near Evergreen Mills are the exception,
and range up to 50-100 feet of rock. Three percent of the
soils (over limestone conglomerate and mountain colluvium)
have potential geomorphic instability (landslides or
sinkhole collapse) problems, and approximately 16% (53,000
acres) of the soils are situated on slopes greater than 25%
or are very thin soils on slopes from 15-25% along drain-
ageways.

The detailed soil mapping units of Loudoun County have
~been grouped by their use potentials (potential for certain
uses) for three major categories: general development on
central water and sewer; conventional on-site sewage disposal
systems; and agricultural, horticultural, and forestry prac-
tices. These groupings consider major soil and landscape
features such as physical properties, slope, depth to rock,
depth to water tables, stones and rock outcrops, soil pro-
ductivity, and landscape relief,

a. On-site Sewage Disposal:

Twenty percent (66,000 acres) of the soils in Loudoun
County have good potential for on-site sewage disposal.
Fifteen percent (50,000 acres) have limited potential,
and 65% (215,000 acres) have essentially no potential
for conventional on-site, in-soil disposal of sewage.
Soils with similar potential tend to occur together;
this results in large blocks of land with little or no
potential for individual sewage disposal, particularly
east of Leesburg. Generally, single lot, on-site, in-
soil conventional sewage disposal is a viable option for
most of western Loudoun, but is not an option for most
of the eastern half of Loudoun. Other means of sewage
disposal will be required east of the Catoctin range
such as centralized sewer or experimental technology
(where permissible).

b. General Development on Central Sewer and Water:

Twenty-nine percent (96,000 acres) of soils have good
potential for general development, with few major problems
anticipated; 35% (116,000 acres) of soils have fair to
poor potential for general development due to rock,

slope, water tables, or shrink-swell clays; and 36%
(119,000 acres) of soils have very poor potential due to
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high water tables, steep slopes, flood plains, shrink-
swell clays, and geomorphic instability. Large blocks
of poor-potential soils occur over diabase and hornfel
rock materials east of Leesburg and on flat (low relief)
Jandscapes east of Leesburg (Ashburn Basin) and western
Loudoun (St. Louis, Lovettsville, and Willisville).

(See Figure 33, Page 116, and Figure 40, page 193.) .)

Agricultures- Forestry, and Horticulture:

Nineteen percent (63,000 acres) of Loudoun's soils are
considered prime agricultural soils (as defined in the
Interpretive Guide to the Use of Soil Maps for Loudoun

County, Virginia, County of Loudoun, 1982); 7% (23,000

acres) are considered prime orchard soils; 34% (112,000
acres) are considered secondary cropland; 26% (86,000
acres) are considered best suited to grassland; 14%
(46,000 acres) are considered best suited to forestry
and wildlife; approximately 10-12% (33,000-40,000 acres)
of that land is urban land; and less than 2% (7,000
acres) is covered by water bodies.

Better agricultural soils are generally located in
western Loudoun, soils east of Leesburg have tradi-
tionally been valuable agricultural soils, although not
well suited to continuous cultivation. Fifty-five to
sixty percent of the County's Tand, about 190,000 acres
(subject to reduction for urbanized land), has potential
for rotated cropping systems. Conversion of viable farms
to ten-acre lots has removed or seriously 1imited the use
of these properties as productive farmland for large-
scale conventional. farm operations. (See Figure 32,

page 115)

Soil Erosion:

The majority of Loudoun soils have silty surfaces
and silty or clayey subsoils. These soils have severe
erosion potential when left unprotected, either in
agricultural or urban uses. On the average, erosion
from farmiand produces 500 tons of sediment per square
mile per year; development activity yields 10,000 to
100,000 tons of sediment per square mile per year (Water
Resources Protection Technology, J. T. Tourbier and R.

Westmacott, Urban Land Institute, 1981). Conversion to
minimum tillage and no-till farm practice in the late
1960's and early 1970's has provided the farm producers
and the rest of the citizens substantial benefits in
reducing soil erosion, high surface water quality, and
higher productivity. The current trends to intensive
tillage soybeans and minimal crop rotation may reverse
many of the previously accrued benefits.

- 191 -



e. Solid Waste Disposal: (See Figure 40, Page 193.)

The County has a minimal percentage of land well
suited to cost-effective solid waste disposal. Desired
soil/geological site criteria for solid waste disposal
include:

i. a deep weathered zone (greater than 25'- 30') to rock
ii. Soil which is workable with earth-moving equipment

111, thick separation from the ground surface to the
water table

iv. mostly well drained soils
v. fairly level Tandscapes (no steep slopes or ravines)
. Land Application of Sewage Sludge:

The County has a large acreage of soils suited to
Tand application of Class A sewage sludge provided it is
applied at agronomic loading rates (not detrimental to
agricultural practices) and the application is properly
monitored. Loading rates should consider yield poten-
tial of crop, metal content of soil and sludge, and soil
characteristics such as drainage, pH, residual metal
lTevels, and depth. More than 70% (230,000 acres) of
Loudoun County has potential for sludge application at
agronomic rates.

g. Spray Irrigation:

Soils in Loudoun may have some potential for waste
disposal via spray irrigation; however, many soils are
slowly permeable and have high water tables and a
majority of upland well drained soils have silty sur-
faces which may impact irrigation rates.

h. Existing Programs/Regulations:
i. On-site Sewage Disposal

The on-site disposal of sewage is regulated by the
State Department of Health through the Loudoun
County Health Department, Division of Environmental
Health, using an evaluation, permit, and inspection
process. All decisions on site suitability are
based on soil characteristics.
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The Board of Supervisors in 1976 adopted Chapter
1066 of the County Code, setting forth conditions
which in some instances are more restrictive than
State Regulations. Most notable is the requirement e
for a drainfield repair area intended to assure a i
sewaye disposal site for the life of the structure. §
State Regulations were revised in November, 1982,

and Chapter 3.400 of the proposed Loudoun County

Facilities Standards Manual* contains proposed tech-

nical revisions for Loudoun County. The 1982 State

Regulations are nearly identical to regulations

enforced in Loudoun County since 1976.

ii., Soils and Geotechnical Review

Currently, land development proposals are yenerally
reviewed by County staff to screen for major soil
engineering problems. There are no adopted stan-
dards for soils and geotechnical review. Standards
for such review have been proposed in the draft
Facilities Standards Manual to facilitate County
review and engineering design of structures on poor
engineering soils.

iii. Use Value Taxation Program

This is a tax deferment program available to owners
of agricultural and forestal lands meeting certain
conservation and production requirements. This
program is further discussed on page 43 in the sec-
tion on agriculture.

iv., Soil _Erosion

A1l non-farm land-disturbing activities are regu-
lated by the Loudoun County Erosion and Sediment
Control Ordinance through an evaluation permit and
inspection process. This QOrdinance is administered
by the Department of Technical Services, in coopera-
tion with the Loudoun County Soil and Water Conserva-
tion district.

v. Solid Waste Disposal

Solid waste disposal is regulated by the State
Health Department, Division of Solid and hazardous
Waste, Culpeper, Virginia, using 1971 regulations.
The County, in 1978, recognized that State enforce-
ment was marginally effective and sought in Chapter
1080 of the County Code to provide a better regula-
tory framework. Under the administration of the

* Adopted, November 1984
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3.

Environmental Health Division, great progress in
employing solid waste disposal practices has been
realized. Technical guidance in Chapter 1080 has,
however, already been antiquated by rapidly changing
technologies and update is necessary. A Board-
appointed Task Force is studying this issue.

Water Resources Background and Analysis

The water resources of Loudoun County include springs
and wells (ground water), impoundments (1akes or reservoirs),
creeks, and a major river system (surface water). Major
drainage systems in the County include Goose Creek, Broad
Run, Catoctin Creek, Bull Run, and numerous minor tribu-
taries to the Potomac; all of these drainage areas are part,
of the Potomac River Basin. Catoctin Creek (from Waterford
to the Potomac) and Goose Creek (from the Fauquier/Loudoun
Line to the Potomac) have been designated scenic rivers by
the Commonwealth of Virginia. (See Figure 41, page 196.)

County residents rely on all four major sources of water
identi