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	County of Loudoun
Department of Planning

MEMORANDUM



DATE:
August 25, 2009

TO:

Judi Birkitt, Senior Planner, Land Use Review

FROM:
Brian Fuller, Park Planner, Parks Recreation and Community Services, Marie Genovese, Planner, Department of Planning ( Community Planning Division), Kate McConnell, Planner and Heidi Siebentritt, Historic Preservation Planner, Department of Planning (Community Information and Outreach Division)

SUBJECT:
ZMAP 2008-0021 Kincora, Second Referral – Historic Resources
Please note that the following represents referral comments from the Department of Planning, Community Planning and Community Information and Outreach Divisions, and the Department of Parks Recreation and Community Services and are the result of several interdepartmental meetings specific to the issue of preserving and adaptively re-using the historically significant Broad Run Toll House and Bridge property as part of the subject development application. 

Background

In reviewing the applicant’s amended draft proffer statement, dated July 23, 2009, County staff note the addition of Proffer IV.D, Broad Run Toll House which states that if the extension of Pacific Boulevard across the Broad Run connecting with Russell Branch Parkway adversely affects the preservation of the Broad Run Toll House in its current location the applicant will, if feasible, relocate the Toll House from its current location to a suitable location on the subject property. Per previous conversations with the applicant, it is staff’s understanding that the Toll House property, specifically identified as Parcel 040-39-8734, would be acquired by the applicant pursuant to the approval of SPEX 2008-0052. The Toll House property is integral to the site design proposed in the current application and will be impacted by the construction of the extension of Pacific Boulevard, although the effect on the Toll House will be dependent on the ultimate road alignment. 

The Broad Run Toll House and Bridge Ruins are the only such combination existing in Virginia and as such this resource was one of the first Loudoun County properties to be listed in the National Register of Historic Places in 1970. The Toll House and Bridge were then designated by the County as a local Historic Site District in 1972. Please note that the effect of local designation is the required review and approval by the County’s Historic District Review Committee (HDRC) of any proposed exterior alteration to the Toll House, including demolition or relocation. Therefore, the HDRC process will be integral to the ultimate treatment/disposition of this resource.

Though the stone, arched double spanned bridge has been lost to flooding, the original stone house appears to retain its historic and structural integrity and continues, after nearly 200 years, to mark the location of one of the first toll gates erected along the Leesburg Turnpike.  Because of the significance of this County historic resource, staff recommends that Parcel 040-39-8734 be included with the rezoning application and that specific actions be outlined in the applicant’s proffer statement which will facilitate the preservation of the resource. 

Plan Compliance

The subject property is governed by the Revised General Plan and the Heritage Preservation Plan.  Because the HDRC will be involved in the preservation of the resource, the County’s Historic District Guidelines will also apply. Both Plans outline the County’s commitment to protecting structures and other features of particular historical significance in the context of their natural and historic settings while working with landowners to convey the historic value of the resource to the community at large (Revised General Plan, Chapter 5, Historic and Archaeological Resources Policies, Policy 8).
Outstanding Issues
While County staff appreciates the Applicant’s recognition of this valuable historic resource and their initial commitment to its preservation in Proffer IVD, the proffer currently proposes the relocation of the Toll House if the alignment of Pacific Boulevard would impact the structure. It is the County’s first priority to preserve significant historic structures in place and in the context of their historic settings.  While it may not always be feasible to promote the original use for which a historic structure was constructed, the County recognizes the value of the building itself as a historic resource and calls for preservation through adaptive re-use (Heritage Preservation Plan, Chapter 9, Historic Standing Structures and their Settings, Policy 1).  Staff recommends the Applicant reference Chapter 10 of the Heritage Preservation Plan which provides “Guidelines for the Preservation of Historic Standing Structures” and outlines specific County policies regarding the preservation of historic structures.  Additionally, the County’s Historic District Guidelines, which are the standards used by HDRC in reviewing proposals in local districts, contain “Guidelines for Demolition and Moving.” The Guidelines specifically state that moving historic structures from their original site should be avoided (Historic District Guidelines, Chapter 10).
The County recognizes the value of the Toll House as a historic resource.  Staff recommend the applicant preserves the Toll House through adaptive re-use.

A. Alignment of Pacific Boulevard Extension

County staff, including staff from the County’s Office of Transportation Services (OTS), concur with the Virginia Department of Transportation (VDOT) in their recommendation (dated March 11, 2009) to adjust the alignment of Pacific Boulevard and Russell Branch Parkway to the west and/or south to avoid adversely affecting the Toll House. Relocating the Toll House will compromise its historic context adjacent to both the bridge ruins and original Alexandria-Leesburg Turnpike (Route 7) alignment and therefore, greatly undermine the significance and interpretive value of this historic building.  Relocation may also jeopardize the structural integrity of the Toll House. Staff recommends that the present historic location of the Toll House be central to future discussions on the appropriate alignment of this segment of Pacific Boulevard.
Staff recommend the applicant adjust the alignment of Pacific Boulevard and Russell Branch Parkway to the west and/or south to avoid adversely affecting the Toll House. Staff also recommend that the present historic location of the Toll House be central to future discussions on the appropriate alignment of this segment of Pacific Boulevard.

B.  Resource Analysis and Documentation
Structure

As stated above, County staff recommend preservation of the Toll House and bridge ruins in their historic context.  However, regardless of whether the structure is ultimately preserved in place, as recommended, or relocated, County staff request that the Applicant commit to the completion of a Historic Structures Report (HSR) as defined by the National Park Service Preservation Brief # 43. The HSR will provide the baseline data necessary to make decisions on how best to preserve the resource and convey its history to the residents of the County.  The HSR will include the existing condition and structural integrity of the resource and will determine the potential for possible relocation.
Archaeology

As with the recommended HSR, whether or not the Toll House is preserved in place or relocated, a portion of the historic and educational value of the Toll House property will likely come from the archaeological resources associated with the historic use of this property.  Limited archaeological investigation of the property is warranted to ascertain whether intact archaeological remains exist. The rear of the house has been disturbed, primarily by the construction of a pool.  Also, as part of the widening of Route 7, an earthen retaining wall was constructed per a 1991 Memorandum of Agreement between VDOT and VDHR which aimed to minimize encroachment of the expanded roadway embankment on the remains of the Broad Run Bridge ruins. The grounds surrounding the front and the sides of the structure may be intact and therefore could yield significant information on commerce and transportation in early 19th century Loudoun County. Staff recommends that the Applicant coordinate with the County Archaeologist to determine the archaeological potential of the property prior to any alterations to the Toll House structure and prior to any ground disturbance on the property.

Staff requests the Applicant commit to the completion of a Historic Structures Report (HSR) as defined by the National Park Service Preservation Brief # 43, to provide the baseline data necessary to make decisions on how best to preserve the resource and convey its history to the residents of the County.  Staff also recommend that the Applicant coordinate with the County Archaeologist to determine the archaeological potential of the property prior to any alterations to the Toll House structure and prior to any ground disturbance on the property.
C. Preservation and Adaptive Re-Use
The PRCS staff is currently working on the Broad Run Trail Corridor Plan, in which preserving and rehabilitating the Toll House for use as a trailhead will be a key planned component.  Preserving the Toll House in its original location also gives greater credibility to the planned Vestal’s Gap Road Park and future interpretation of historic westward expansion, settlement, and commerce as proffered as a part of Dulles Town Center rezoning currently under review (ZMAP 2007-0001).
 

Specifically, staff recommends rehabilitation and adaptive reuse of the Toll House as a public trailhead for the future Broad Run Trail and Potomac Heritage National Scenic Trail.  This shall include, but not be limited to, dedication of the structure and parcel to the County as a public historic park, the rehabilitation of the structure as recommended in the HSR, the inclusion of interpretive and information signage to be determined by PRCS, the inclusion of public restrooms, the inclusion of a small parking lot, and construction of a historically appropriate pedestrian bridge crossing the Broad Run as part of the Potomac Heritage National Scenic Trail that includes reconstruction and/or stabilization of the existing abutments and incorporates them into the bridge design.
Rehabilitation and improvements shall be subject to applicable federal (National Park Service), state (Department of Historic Resources, Department of Conservation and Recreation and Department of Environmental Quality), and local (PRCS and HDRC) standards, and they shall be completed and the property conveyed within 5 years of application approval.  It is noteworthy that as part of the planning process for the expansion of eastbound Route 7 in 1990-91 there were discussions about acquiring the Toll House and bridge ruins for use as a public park as part of the then “Greenways and Trails Program” in recognition of the historic significance of this resource (attachment).
Mothballing 

The Toll House is currently vacant and will remain vacant for a period of time even if the Applicant proffers preservation and adaptive re-use of the structure.  Therefore, the structure could degrade and be subject to vandalism.  To ensure that the building does not suffer from demolition by neglect in this interim period, the structure should be adequately protected through “mothballing.”  There are varying degrees of mothballing outlined in the National Park Service’s Preservation Brief #31.  If the ultimate re-use of the building is a trailhead/interpretive area, mothballing will be a fairly simple, but necessary process which will include boarding windows securely, securing entrances and preventing internal water damage through leaks, frozen pipes, etc.
Staff recommends rehabilitation and adaptive reuse of the Toll House as a public trailhead for the future Broad Run Trail and Potomac Heritage National Scenic Trail.  This shall include, but not be limited to, dedication of the structure and parcel to the County as a public historic park, the rehabilitation of the structure as recommended in the HSR, the inclusion of interpretive and information signage to be determined by PRCS, the inclusion of public restrooms, the inclusion of a small parking lot, and construction of a historically appropriate pedestrian bridge crossing the Broad Run as part of the Potomac Heritage National Scenic Trail that includes reconstruction and/or stabilization of the existing abutments and incorporates them into the bridge design.  Rehabilitation and improvements shall be subject to applicable federal (National Park Service), state (Department of Historic Resources, Department of Conservation and Recreation and Department of Environmental Quality), and local (PRCS and HDRC) standards, and they shall be completed and the property conveyed within 5 years of application approval.  To ensure that the building does not suffer from demolition by neglect in this interim period, staff also recommend the applicant commit to adequately protecting the structure through “mothballing.”, using varying degrees of mothballing as outlined in the National Park Service’s Preservation Brief #31.

Recommendations
In summary, staff recommends that the following actions be considered to achieve the preservation and adaptive re-use of the Broad Run Toll House and Bridge Ruins and that future proffer language specify these actions:

1. Include the Toll House property (PIN 040-39-8734) as part of ZMAP 2008-0021;
2. Move the alignment of Pacific Boulevard west or south to avoid the Toll House;
3. Preserve the Toll House and a portion of the bridge ruins in place;

4. Complete a Historic Structures Report (HSR) for the Toll House;

5. Coordinate with the County Archaeologist to assess the potential for significant archaeological resources on the property;

6. Pursue adaptive re-use of the Toll House as a public trail head along the Broad Run Trail and convey the property to the County;

7. Mothball the Toll House as soon as possible to protect against decay and vandalism.

Should extenuating engineering circumstances or a decision by the Board of Supervisors result in an alignment of Pacific Boulevard which does not avoid the Toll House, County staff recommends that the structure be relocated to an appropriate location on the west side of Broad Run that would provide the least amount of compromise to the historic context of the structure and bridge. Again, exterior alterations and relocation of the Toll House and its proposed new location would still require approval by the HDRC.
 
Finally, County staff requests a meeting with the Applicant to further discuss these recommendations in more detail.
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Toll House and Bridge circa 1953 (courtesy VDHR)
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Toll House – 2008
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Broad Run Bridge Ruins- 1990 (courtesy VDHR)

