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County of Loudoun

Department of Planning

MEMORANDUM





DATE:	April 17, 2009

TO:		Judi Birkitt, Project Manager, Land Use Review

FROM:	Heidi Siebentritt, Historic Preservation Planner, Community Information and Outreach

SUBJECT:	ZMAP 2008-0021 Kincora Village Center

Background
The applicant is requesting a Zoning Map Amendment (ZMAP) of an approximately 336.64 acre property located in the southwest quadrant of the Route 7 and Route 28 interchange (subject property). The subject property is located within the Route 28 Tax District and is currently zoned Planned Development-Industrial Park (PD-IP) under the 1972 Zoning Ordinance. The ZMAP application requests that the property be re-zoned to Planned Development- Mixed Use Business (PD-MUB).

Staff notes that a special exception application (SPEX 2008-0054) for a property adjacent to the subject property to permit a minor league ball field and auxiliary uses is currently under County review. 

Plan Compliance
The subject property is governed by the policies of the Revised General Plan and the Heritage Preservation Plan.  

Analysis 
A Phase 1 archaeological survey was conducted on the 420-acre A.S. Ray property. The survey report, dated March 2001, was prepared by Thunderbird Archeology. The subject property represents the majority of the surveyed tract of land. The survey report was first submitted to the County for review as part of ZMAP 2006-0016, Kincora, which was denied by the Board of Supervisors on November 14, 2007. Ten archaeological sites previously identified by ground surface examination were re-identified and located during the 2001 survey, and six additional sites were located. Of the sixteen recorded sites, two sites were found to be potentially significant, warranting impact mitigation. 


Archaeological Resources
Site 44LD421 was identified adjacent to Route 28 (Sully Road).  This  site is the historic Kilgour/Hummer Cemetery.  In early 2007, the human remains from the cemetery were exhumed and re-interred at the Chestnut Grove Cemetery in Herndon. Therefore, this resource has been removed and no further impact mitigation is necessary.

Site 44LD729 was also located during the 2001 Phase 1 archaeological survey. A Phase 2 evaluation of the site was conducted and a report prepared in January 2008 and submitted to the County with the subject application.  Site 44LD729 has been interpreted as the remains of an 18th century domestic site likely associated with a tenant farmer of poor or moderate means. Artifact locations and densities and the presence of large, intact pit feature suggest that the 44LD729 represents the remains of at least one building.  The consultant has recommended this site to be eligible for listing in the National Register of Historic Places. Therefore, avoidance of the site or Phase 3 excavation of the site is warranted. 

The applicant’s Statement of Justification (page 9) states that Phase 3 excavation of site 44LD729 is planned and that a Memorandum of Understanding (MOU) outlining the scope of work and testing methodology has been executed with the Virginia Department of Historic Resources (VDHR).  Staff requests a copy of the MOU and a copy of the Phase 3 report (upon completion) for the County file.

Broad Run Toll House and Bridge
The Broad Run Toll House and Bridge (Virginia Department of Historic Resources #53-110) is located north of the project area near the intersection of Route 7 and Route 28.  The house and bridge were constructed in 1820 and represent the initiation of Route 7 as a turnpike from Winchester to the port of Alexandria. These resources are landmarks of Loudoun County’s early transportation and commerce systems.  As such, the toll house and associated stone bridge which spanned the Broad Run until the 1990’s, were listed in the National Register of Historic Places as early as 1969. The National Register nomination notes the rarity of this type of resource in the state of Virginia. The stone bridge collapsed in the 1990’s. The remnants of the stone bridge trusses and cut stone rubble remain on the site. Although an addition to the house was constructed in the mid 20th century, the original exterior of the stone toll house structure appears to be intact, retaining its historic integrity.  A copy of the 1969 National Register nomination for the Broad Run Toll House and Bridge is attached for reference (Attachment 1).

In recognition of the local and national significance of the resource, the County designated the Broad Run Toll House and Bridge as a local historic site district (HS) in 1972. The purpose and intent of historic district designation is the protection and enhancement of areas of special historic interest or value which reflect the County’s heritage (1972 Zoning Ordinance, Section 750.1.2 and Revised 1993 Zoning Ordinance Section 6-1800). The effect of such designation is the required review and approval by the County for all exterior alterations to structures within the district, including the proposed demolition or relocation of any structure. County approval is also required for proposed new construction within the HS district (1972 Zoning Ordinance, Section 750.8 and 750.9 and Revised 1993 Zoning Ordinance, Section 6-1902).  Staff recommends that the applicant contact Department of Planning staff to discuss the HDRC application process at the earliest convenience.

The County’s Heritage Preservation Plan states that new development should first and foremost seek to minimize adverse impacts on heritage sites, including historic standing structures and that new development should be sited and designed to be compatible with heritage resources (Heritage Preservation Plan, Chapter 9, Development Review, Policies 1 and 2). The Plan further states that heritage sites that have been listed in the National Register of Historic Places and designated as HS districts under the provisions of the zoning ordinance will be considered priority sites for preservation during the development process (Heritage Preservation Plan, Chapter 9, Development Review, Policy 3). The County’s first priority is the preservation of these resources in the context of their historic settings (Heritage Preservation Plan, Chapter 9, Policy 2). 

Chapter 10 of the Heritage Preservation Plan provides “Guidelines for the Preservation of Historic Standing Structures.” The Heritage Plan states that all new land development applications will be evaluated against these Guidelines (Heritage Preservation Plan, Chapter 9, Development Review, Policy 9). Chapter 10 of the Heritage Preservation Plan is attached for reference (Attachment 2).  Also attached is the section of the County’s Historic District Guidelines relating to the relocation or demolition of structures with historic overlay districts (Attachment 3). 

The 1990 widening of Route 7, though not destroying the structures themselves, compromised the historic setting of these structures and increased the difficulty of adaptively re-using the Toll House. Because construction of the remainder of Pacific Boulevard is proposed as part of the subject development application, depending on the ultimate alignment of the road, the Toll House will either be destroyed or further compromised.  It is staff’s understanding from a conversation with the applicant at a March 30 meeting with referral agencies that the Toll House property is under contract with the applicant. It is critical that the structural condition, historic architectural integrity and historic context of the toll house be assessed and documented. To this end, staff recommends that a Historic Standing Structures Report (HSR) as defined in the National Park Service’s Preservation Brief #43, be conducted.  The HSR will provide the base line data necessary to make decisions on how best to preserve the resource and to convey its history to the residents of the County.  Preservation Brief #43 is attached for the applicant’s reference (Attachment 4). 

Coordination with VDHR
The application materials state that permits from the Army Corps of Engineers is required for this project.  Because federal permits are needed, the development proposal will be reviewed by the Virginia Department of Historic Resources (VDHR) per Section 106 of the National Historic Preservation Act of 1966 (as amended).  Impacts to resources listed in, or eligible for, the National Register of Historic Places may require mitigation per VDHR.  Staff recommends that the applicant consult with VDHR as early as possible to ensure that impact mitigation that may be proffered to the County as part of an approval of this application are consistent with VDHR’s requirements under Section 106.  This recommendation pertains specifically to the Broad Run Toll House property, since the MOU for site 44LD729 has already been addressed.

Recommendation
Staff strongly recommends that the applicant schedule a meeting with staff from the Department of Planning and the Department of Parks, Recreation and Community Services to discuss viable adaptive re-use options to ensure the preservation of this important resource.  Staff further recommends the completion of an HSR by a qualified professional for a full and complete assessment of the toll house structure so that informed decisions on the treatment and adaptive re-use of this structure and site can be made. 

Staff reiterates that any alteration of the toll house structure, including its relocation or demolition, will necessitate HDRC review and approval.  Further, staff recommends early coordination with VDHR on mitigation impact strategies for this resource and requests copies of any pertinent correspondence on this issue to ensure that recommendations and required actions are consistent and or compatible on the county and state level. 

Staff respectfully requests a copy of the MOU and Phase 3 archaeological survey report for site 44LD729. 




cc: 	 Michael “Miguel” Salinas, Program Manager, CIO
	Julie Pastor, AICP, Director



