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PREFACE

We live in a beautiful community of friendly, hard working
people and magnificent scenery. Considering the calamities
besieging other localities, we're in pretty good shape. So,
why should we even bother making plans which dare to look
beyond our immediate needs to those awaiting us in the fu-
ture? "If it ain't broke, don't fix it." Right? Wrong!

The experiences of others suggest that we rethink this philo-
sophy for managing our affairs. Some didn't see fit to do so
and are now paying the price for their folly. Choked high-
ways, depleted water supplies, massive unemployment and
high taxes are only a few of the consequences they must now
address. To say that these conditions are the necessary evils
which always accompany growth is nonsense. Yet, it is
doubtful that anything could have softened the impact for
our unfortunate counterparts. Their method for solving prob-
lems was simply not equal to the task.

A less complicated era offered everyone the luxury of provid-
ing services and facilities as needs arose. We didn't improve
roads until increasing traffic volumes had rendered the dirt
ones unsafe. We didn't build schools until our growing num-
bers packed the existing ones to capacity. We were the pas-
sive caretakers of taxpayers' money. We spent it frugally
and managed to avoid all but the temporary inconveniences.
For the most part, no permanent damage resulted from this
"hands-off" policy because we always managed tp recover
from the emergency before it consumed us.

As nominal development pressures, plentiful building sites
and reasonable facility costs succumbed to exploding popula-
tions, shrinking land supplies and inflated construction prices,
several from our legion began feeling the pinch. Where once
these caretakers could correct a problem before it assumed
crisis proportions, now they can muster neither the speed nor
the money to repel the onslaught. They are trapped in a vi-
cious circle with little hope of escape.

Our suffering companions could have expected no kinder
treatment from the ills which now occupy their attention.
Theirs was the crime of benign neglect. Having no mechan-
ism for dealing with issues in advance, they simply deluded
themselves into thinking they could fix anything they could

no longer avoid. After all, it had always worked in the past.

For good or for bad, things are not what they were. Changed
times require that we know what's coming beforehand if we
hope to be ready when it arrives. We can no longer wait for
the problem to appear before moving to correct it. The so-
lutions are too expensive and the problems are toc many. We
need a new approach. We need to plan.

Planning can help us anticipate problems enough in advance
to solve them in time. It's a decision-making process. But
unlike the one used by the caretaker reacting to a crisis, the
planning process says we can control our destiny with fore-
sight. To do so, we must be quicker to act than that which
would bring us down.

A plan is not acceptable unless its direction comes from the
people; it is not realistic unless its application respects the
environment; and it is not workable unless its programs look
to the future. The skills with which we develop our plan most
surely spell the difference between a dusty document on the
bookshelf and a management tool on the desk. In a larger
sense, the effort we make to follow our plan will dictate whe~
ther we continue as caretakers who are buffeted by crises,
or emerge as leaders who have regained control of their
destiny.

Yes, we do live in & fine community. At one time, so did
others who now face insurmountable problems. Let's not be
lulled into a false sense of security by our pleasant surround-
ings. Instead let's make the effort to ensure that they remain
as nice in the future. Let's encourage progress, but be pre-
pared to assume the responsibilities that go with it. Let's
learn from others and not repeat their mistakes.

Let's plan for our future.
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INTRODUCTION
PHILOSOPHY

Culpeper County is growing. With this growth has come op-
portunities, but also problems. A simple equation describes
the challenge we face.

FeeepOM = SPACE [ FOPULATION

Since we can't create land, our personal freedoms diminish
as our numbers increase. More and more, we need to consider
the desires of others when contemplating our own actions.
Never in Culpeper County's history has this impact been more
apparent than now.

Growth fosters both diversity and conflict. We are
experiencing a confrontation between the needs and desires
of those involved in land-intensive activities and those who
work in people-intensive vocations. Though the growing
diversity of these factions keeps us vital, it creates problems,
too. We all must compete for the same space and our
perceptions of its value differ significantly. A farmer sees
land as the producer of commeadities. It is his livelihood. A
non-farmer tends to view land as a commodity in itself.
Many times, it is his livelihood, also. A successful plan must
embrace this diversity while recognizing the conflict and
provide for all manners of worthwhile pursuit.

OBJECTIVES

We must establish some overall objectives to insure that our
plan becomes a useful tool for shaping the future. These be-
come the guidelines we will follow to strike the balance be-
tween our expectations and our limitations.

A plan must first and foremost be environmentally defensible.
The land on which we live has a limited capacity to support
our many endeavors. Its characteristics vary from place to

place just as our interests vary from person to person. Our
plan must respect land's limitations and capitalize on its vari-
ety.

A plan must be publicly supportable. Since those who make
a plan must also abide by it, success is measured by support.
From the outset, we must recognize that there are probably
as many points-of-view on Culpeper County's future as there
are residents in the County. We must discover common
values and develop consensus opinions from our many indivi-
dual thoughts if we are to find a direction acceptable to the
majority.

Finally, a plan must be realistically attainable. Our past at-
tempts at setting a future course have taught us that plans
which fail to acknowledge the finite limits of our land have
been woefully inadequate. So, too, have those which have
overestimated our ability to pay for facilities thatartificially
elevate those capacities beyond the levels where nature can
replenish itself. We need to take a hard look at what we can
reasonably afford to spend to increase growth, on the one
hand, and what rights we can reasonably expect to give up
to restrict growth, on the other. The waich word should be
"common sense",

PROCESS

THE CONTINUNG  PLANNNG ProcESs
Goals [ PLans (| Procrans

Review aND Bwaluate Existing Conpmions




Having established overall objectives to guide our efforts,
we need a logical process with which to create a plan. We
need g problem-solving method that decomposes this complex
issue into the following sequence of events:

* Goals. Identify our present and future needs and set goals
to meet them.

* Plans. Apply these goals to who we are and what we have
and create plans to reflect them.

* Programs. Devise strategies for making each Plan a reality
and establish programs which incorporate these tactics.

* Evaluation. Review the resulting products of each program
and evaluate their effectiveness in achieving the desired re-
sults,

This is the "continuing planning process". The findings and
results of its application are found in the pages that follow.
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CURRENT STATUS
ENVIRONMENT

The resourses we draw from to fulfill our growing needs are
plentiful, but limited. The degree to which we can meet
these demands very much depends on the ability of our envi-
ronment to support them.

GEOLOGY

The underlying geology of Culpeper County is the foundation
for this environment. Through wind and water erosion its
solid rock has weathered into soils and water courses. Hence,
the characteristics of these features depend largely on those
of the rock beneath them.

While all of Culpeper County lies in the Piedmont Geological
Province, subtle changes in the rock's composition have re-
sulted in quite different surface characteristics. The varying
soil and water quality we find in the County is the result of
ancient forces acting on these variations.

f PIEEDMHOWT - TRIASSIC _ BASINM e COASTAL PLAIN CAP y

?
W

PIEDMONT  GECLOGIC PROVINCE

THe CeoLogy OF CuLpereR COUNTY

On the surface we see three distinct bands of seil running
paraliel with the Blue Ridge Mountains. The first, or west-
ernmost, is a belt of rolling hills with an occasional steep
slope and many narrow flood plains from small tributaries.
This represents the classic Piedmont topography of our area.

It is interrupted by a central band of gently rolling to nearly
flat plains known as the Triassic Basin. This lowland began
as the softest rock beneath us. It eroded more quickly and
formed a basin which collected sedimentation from the ad-
joining Piedmont plateau. Then, when the waters of a large
inland basin began receding, they were trapped in it as a dead
sea. Later volcanic activity pushed an occasional monadnock
up from the surface and, more importantly, case-hardened
the sediment to the point where water permeability is
restricted. This explains the limited ground water availabili-
ty and poor surface drainage of lands east of the Town of
Culpeper.

Further receding waters deposited new sand sediments as
they withdrew from the County, creating a Coastal Plain Cap
over the underlying Piedmont formation. This overlay of sed-
iment has softened the rolling topography of the Piedmont,
yielding gentle undulations in the easternmost reaches of the
County and producing soil properties quite different from
those in the west.

HYDROLOGY

The characteristics of both surface and ground water are
largely defined by geologic features. The geology dictates
how much water of what quality will percolate into under-
ground storage and how surface water will flow from its
source to destination. In the Piedmont Province, ground
water travels by means of water bearing fractures rather
than along large underground aquifers as in other parts of
the country. This complex network makes calculating actual
available quantities most difficult. However, if we use the
estimate that 15% of the total precipitation in the Piedmont
Province of Virginia finds its way into the ground water, and
we know that we have an average annual precipitation of 45
inches, we can determine that Culpeper County collects
something on the order of 47 billion gallons for ground water
supply annually. The quality of this ground water is generally
good, though it may contain some minerals, typically iron
and sulfide.

Surface water flows via a network of tributaries and streams
leading to the Rappahannock and Rapidan Rivers. Culpeper
County is located entirely within the Rappahannock River
drainage basin. Water volume is measured at several loca-
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tions on these rivers in millions of gallons per day (mgd). The
Rappahannock at Route 211 measures 117 mgd and at Route
29, 406 mgd. The Rapidan River flows at 314 mgd in the vi-
cinity of the Route 522 crossing.

Mountain Run, & tributary of the Rappahannock, contains a
series of lakes constructed in 1966 with funds from the
Watershed Protection and Flood Prevention Act. While they
were buiit to prevent flooding in the Town of Culpeper, they
serve g second purpose of providing storage for the Town's
drinking supply. Combined storage capacity of these four
impoundments is over 800 million gallons. Indications are,
however, that these lakes have been filling with sediment
at a much more rapid rate than anticipated. Sources of this
sedimentation are from the runoff of constuction activities
and agricultural operations. Such sediment accumulation
affects both storage capacity and water quality.

SOILS

The soils of our County are a product of the geology beneath
them. Their characteristics change with differences in the
rocks from which they were made. We've already seen that
Culpeper County rests on a foundation which is divided be-
tween Piedmont, Triassic and Coastal Plain formations. Our
soil varies accordingly.

Both our economy and settlement patterns rely heavily on
what the land can support. Yet, soil requirements for main-
taining these many uses differ. For example, the depth to
which we must dig before reaching the water table is not a
major consideration for growing shallow-rooted crops such
as corn. It is critical, however, to whether we can use this
ground for receiving the wastes of our homes. In this case,
too little depth would result in polluting the ground water
we drink. Prudent use of this limited resource suggests that
we reserve it for uses which most appropriately match its
characteristics. To do so, we need to compare its properties
to the requirements of land uses.

Soil properties are measured in terms of depth to water table,
ease with which water filters through, amount of moisture
which can be retained, stability with changes in temperature
and moisture content, acidity (ph), corrosivity and a host of
other criteria. The relative importance of each varies with
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the contemplated use. The two uses most clearly related to
our land's ability to support them are farming and home build-
ing — farming because its success is linked directly to soil
productivity and building because we rely on our home site
to provide drinking water and to clean wastes.

AGRICULTURAL PRODUCTIVITY

Agricultural land suitability for Culpeper County was prepar-
ed with the assistance of Soil Conservation Service staff and
U. S. Department of Agriculture data on soil productivity.
Using a standardized technical format for rating soils, we
are able to compare our agricultural values to those of every-
one else. Baseline data from which to derive productivity
comes from the land capability classification of our soil sur-
vey, the USDA Important Farmland Rating System and the
SCS Soil Productivity Index.

We alse consider the cost each soil type exacts to grow crops.
These are converted to bushels per acre and subtracted from
the productivity yield. We have a better idea of land econo-
mic value by recognizing this factor than if we simply relied
on soil productivity data and ignored the costs of achieving
it.

Three-fourths of all land in Culpeper County is agriculturally
important, with one-fourth being among the best in the coun-
try and another third ranking as best in the State. In all, this
land amounts to over 183,000 of our 245,000 acres. While
good farmland is distributed throughout our County, the cent-
ral third is almost totally occupied by land of Prime or State-
wide agricultural importance. The boundaries of this belt
roughly coincide with those of the Triassic Basin.
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AGRICULTURAL DISTRICTS

State enabling legislation was adopted in 1977 as part of Vir-
ginia's continuing efforts to preserve its agricultural
resources. The Agricultural and Forestal District Act is a
voluntary set-aside program in which individual farmers make
a contract with local governments to protect farmland. Each
side gives up some rights in return for the assurance that
agricultural operations will continue. The farmer promises
to do nothing which will adversely affect his or others'
farming and forestal activities. In return, he receives the
government's promise that he will receive preferential tax
treatment if he qualifies and applies for it, that his operation
will not be curtailed by any locally adopted "nuisance"
ordinance, and that his farmland will not be taken for
non-argriculture purposes by any level of government without
showing public need.

In our County this voluntary program has resulted in
contracts on 45,000 acres of land. The fact that these pro-
perties create & pattern which closely resembles that of our
best agricultural soils is not coincidental. The extra effort
taken to protect agriculture quite naturally has come from
those with the greatest vested interest in its continued suc-
cess. The willingness of our government to promote this pro-
gram is indicative of our desire to retain those uses and our
appreciation of their value.

RESIDENTIAL CAPACITY

We can discover our land's value for building sites by follow-
ing much the same procedure we used with our agricultural
analysis, but using the engineering requirements of soils to
support housing as our criteria rather than the characteristics
which foster crop growth.

The built environment can take many forms ranging from
scattered rural homes to high rise urban skylines. As the in-
tensity increases much over that of a suburban nature, how-
ever, off-site sewer and water facilities are necessary to aug-
ment the land's ability to support the use. Since the County
does not presently operate such systems, nor is likely to in
the foreseeable future, our building suitability criteria must
assume that all water will be taken from, and all wastes re-
turned to, the site of each home.

Soil suitability for building is measured by evaluating the
slope of the land, its ability to absorb effluent from domestic
wastes, the amount of shrinkage and swelling it experiences
with moisture and temperature changes, its depth to bedrock,
and its depth to the water table. The degree to which each
category is a limitation is noted by assigning a value from
zero, where no limitation exists, to four, in the case of severe
restrictions. Each of the five categories is similarily quanti-
fied, but variations in two — depth to water table and drain-
field index — are doubly sensitive and thus carry twice the
weight. The Suitability Rating of each soil is the sum of its
individual constraints after doubling the value of these two
criteria.

After repeating this procedure for every soil found in Cul-
peper County, we group them according to their constraint
values and look for similarities in corresponding building ca-
pacities. Our best building soils fall in the 0-4 constraint
range. Engineering restrictions in this group are always a
combination of either small slope and depth to bedrock prob-
lems or minor permeability and shrink-swell limitations. A
home can be safely built nearly anywhere on a plot of this
land.

Those soils with values in the 5-7 range have moderate
slope/bedrock problems and minor permeability/shrink-swell
considerations. The combination of these factors requires
careful consideration of building placement because not every
site will be acceptable. The net affect is that maximum a-
chieveable densities on those soils will be Iess than those of
the preceding group.

Soils in the last group have constraint values ranging from
8-23. These present difficult, if not impossible, engineering
problems for constructing homes which don't in some way
overtax the ecosystem. The limitations they present will in-
evitably require either large areas of land to support the con-
struction of a single home or innovative technology to over-
come the problem that the soil possesses.
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Individual soils vary throughout our County. Even when we
reduce them to three groups of similar characteristics, our
land defies oversimplification of its properties. Only in the
grossest of generalizations can we see a pattern which cor-
responds to our geological underpinning. Soils with the great-
est building limitations are found in the Triassic Basin. The
western foothills are a composite of low-to-moderate restric-
tions while the Coastal Plains of the remote eastern third
are largely devoid of problems.
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LAND USE

We use our land in & manner which tends to reinforce what
we see as our land's potential.

EVOLVING PATTERNS

Analysis of our past and present development patterns shows
a population shift towards the western half of the County.
The Triassic Basin remains in agriculture densities with large
farms continuing as the predominant residential use. The
only discernible trend in development over the past decade
has been a gradual change from the agricultural densities
west of Town to rural residential environments. We have ac-
commodated our new residents in these areas through a pro-
cess of infill rather than by converting largely vacant tracts
to residential uses.

As we have seen from our analyses of soil characteristics,
this gradual shift is as much due to our inherent building limi-
tations as it is from the location of agriculturally significant
land. In those cases where soil is well suited for both, but
remains in agricultural or forestal use, we can attribute the
absence of residential conversion to large land holders who
farm or harvest forest products.

The amount of land available for us to live on in Culpeper
County is still plentiful enough that we can easily maintain
a low-density, rural lifestyle. Our development is, for the
most part, very dispersed. Few areas support densities of
even suburban ievel. Only the Town of Culpeper is populated
to a density which could be considered urban. Slightly over
two-thirds of our citizens live outside the Town limits in
groups of homes stretched along our secondary roads or in
individual ones widely scattered on farms.

Our primary housing type is a detached single-family dwell-
ing. Virtually no multi-family units can be found outside the
Town limits. A few mobile home parks do exist, but lack of
central sewage facilities drastically limits their size and
overall density. Those mobile homes located on individual
lots are most likely used as secondary dwellings for farm
workers or elderly occupants.
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COMMUNITY CENTERS

as fire com panies,
offices.

These community focal points range in size from

single-store crossroads to well developed village centers.
Their role in servicing surrounding residential and agricultural

a rural economy.
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While our efforts to Strengthen village identities have contin-
ued f
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quite sometime, they began in earnest with recognij-~

tion in the 1975 Comprehensive Plan that a rural development
pattern is possible only if a network of outlying convenience
centers is maintained. i i

attention towards preserving what we had, The ensuing stud-
ies brought some disconcerting facts to light. None of our
villages were growing and many were losing their retait stores
and other public amenities,

A commonly held perception is that no singular action contrj-
buted more to thjs deterioration

would it be possible for their children to attend schools near
home. Furthermore, the valuable meeting places and limited
recreation facilities these building afforded for after-hours
use would be lost.

In reality, our village schools were the victims of growing
bopulations which could not be accommodated by their inade-
quate facilities. We knew we must construct new schools
to meet our Space needs and our environmental demands. The
costs of building new space would be compounded by
installing updated sanitary facilities which would support ouyr
larger student Populations. Since these facilities were
already available in the Town of Culpeper, we opted for the
most expeditious solution and relocated the schools to points
where they could tap into the Town system. We paid a socig]
price to save tax dollars.

Closing neighborhood schools was not the cause of the now
tenuous existence of our villages. |t was, instead, a result
of our land's inability to support intense development withouyt

age by County standards, making even nomingl improvements
impossible, not to mention ones of a school’s scgle. These
environmental conditions are the true reason for stunted vil-
lage growth.

And yet, the villages of our County continue as the communi-
ty uses of surrounding residences. The larger ones have, in
addition to a store, a post office and possibly a fire company,
Fire halls double as meeting places. In those where no fire
Company exists, a converted school, a post office or a church
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The propensity to grow from these centers along existing
roads not only has outlived some early enterprises which fail~

Proliferation of houses along a segment of road to the extent
that large farms are virtually landlocked creates conflicts
between incompatible land uses. Furthermore, when pres-
sures do warrant developing the land behind this first layer
of houses, the new roads are often built as Stubs with no con-
sideration to an overall transportation scheme. Continuing
construction of these stubs can eventually impact the existing
Secondary road to the extent that its ability to carry traffic
is exceeded by the amount which uses it.

Some roads are not suited for collecting traffic from many
individual intersections. Their primary purpose is to move
large volumes of traffic through an area at a reasonable
speed. Numerous driveways which exit directly onto such
highways cause vehicle conflicts between this through traffic
and that which is entering or leaving destination points.

Seventy-eight miles of primary highways and 428 miles of
secondary roads make Up our present road system. Two~hun-

These roads, in particular, tend to follow the winding, undula-
ting routes of theijr original alignment.

The capacity of a gravel-surfaced road is typically less than
200 vehicles per day. This is the equivalent traffic of that
which is generated by about 25 homes. Paved secondaries,
on the other hand, can safely carry 600 vehicles per day and
more. While preferrable from both a maintenance and safety
aspect, upgrading gravel roads to the desired paved condition
is costly. Reconstruction and resurfacing expenses in our
County are compounded by topographic and soils conditions




These road deficiencies, while not presently critical, have
the potential of restricting growth in whole areas which are
environmentally suitable for development. Many such land
cells, notably in the northwestern and southwestern portions
of the County, can accommodate only a small fraction of
their potential growth without significant road improvements.
Some unsuitable cells, including those in the Triassic Basin,
are also served by roads with bridges which are too narrow
and weak to support heavy-vehicle use, such as gravel trucks
and fire equipment. Here, improvements will not necessarily
open new land for housing, but might be necessary just to pro-
vide access to that which already exists.

FACILITIES

Facilities which are the direct responsibility of County gov-
ernment have the largest impact on our budget but afford
us the greatest opportunity to participate in their operation.

SCHOOLS

Every year the major portion of taxes is spent educating our
children. We provide this instruction in five elementary and
two secondary schools located in or adjacent to the Town of
Culpeper and in one vocational school located further south
on Route 15. Recent efforts to upgrade these plants have
included taking the oldest elementary school, Ann Wingfield,
out of service and redistributing the pupil load among the
remaining ones. While we have been able to stay within our
maximum capacities for effective use even with its closing,
revised Standards of Quality and Special Education require-
ments continue to lower our available capacities from their
original design levels. These requirements reduce the number
of students which can be taught in a given classroom. Educa-
tion for our handicapped, in particular, consumes valuable
space. These students' special needs are such that each class-
room can contain far fewer pupils than is usually the case.

1993 STUpENT ExRoLLMENT AND Buitbing Capacmes

Scyool, R BulLT |Buwoliran] CGeacry
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o SLNUUL LBCUIties ranges in age from 48
years for A, (. Richardson to 7 years for our most recent
addition, the Culpeper County Juniopr High School. The hewer
structures are best able to accommodate modern techniques
of education theory, while the older ones become increasingly
Mmore difficult to adapt to these contemporary instructional

County Comprehensjve Plan designated this Property as g
future air-related industrial node, A master plan for jts

Cupeper COUNTY  AwrporT
O~ aveation Semices [ woustmiag parg

Lengthy Negotiations between the Town and County to
streamline administratjve procedures resujted with the

enabled us to upgrade our Basjc Utility Airport classificatio
to that of Genera] Utility Airport. We are now makin
efforts in earnest to expand usership by both the private anc
Corporate patron and to pursye industrial developmen:
objectives for the adjacent Jang,

LANDFILL

Following an exhaustive Study in which 35 potential sites
were rated against detailed criteria, Culpeper County opened
& new landfill in 1978. The first to be licensed under new
Health Department regulations for solid waste management,
this facility rapidly began setting the Standards by which
others were measured. The heavily wooded, 275-gere site
is a centrally located valley which js hidden on three sides.
While the primary-use life span of this facility is estimated
to be in excess of 50 years, care js being taken to insure that
its ultimate use as a recreation Fesource is protected. At
its entrance js & drop Station, open 24 hours g day for
convenient disposal of domestic wastes. Studies have also
been initiated to develop satellite transfep stations in areas
of the County lacking immediate access to the main sjte,
Implementation of this proposal is subject to further study,

GENERAL GOVERNMENT

office ang Dispatch Center. Recent communication
equipment improvements now enable oyr Public servants to
respond to law, fire ang rescue calls wijth Breater ease ang
efficiency. Its inmate capacity, however, is far lower than




SERVICES

Per capita expenditures for governmental services are
reasonable in Culpeper County largely due to the efforts of
a formidable volunteer network. Our residents are willing
to share their wealth of talent in assisting with critical
human and social needs.

FIRE AND RESCUE

Nowhere is the positive impact of participation more evident
than with the services of volunteer fire and rescue companies
which blanket the County. Five fire companies and two res-
cue squads, staffed totally by non-paid volunteers, are strate-
gically located in our population centers. Each owns and
maintains its own equipment and occupies space which is also
used for community meetings. The County participates in
operations funding of these organizations with the guidance
of a Fire and Rescue Plan adopted in 1981, but is relieved
of the financial burden to provide manpower and equipment
for this important function.

FIRE AMD Rescue LocaTioN MAP

AMSIVILLE. -

K\r-f‘\m
i

RICHARDSVILLE.

ANIMAL CONTROL

Another example of volunteers assisting with community
needs and government responsibilities can be found in the
Culpeper Animal Welfare League's contribution towards
humane treatment and control of animals. Employees of the
County work with this organizaiton to minimize the
proliferation of uncontrolled and wild animals which often
plague rural areas, endangering livestock and residents, alike.
The League donates kennels and some staff to maintain them,
thereby relieving the government of these expenditures.

HEALTH

The financial burden of providing many services is shared
with other revenue sources. The Culpeper County Health
Building was constucted with local money in 1983, but the
State participates in funding its operation. It sits next to
the Culpeper Mental Health Clinic, which was constructed
in 1978 with the assistance of federal grants. The clinic is
operated by the Rappahannock-Rapidan Community Services
Board. This regional umbrella organization oversees mental
health, mental retardation and elderly programs for the
five-county Planning District. Both buildings are part of a
health campus, anchored by the Culpeper Memorial Hospital
and surrounded by medical offices. -

SEWER AND WATER

The major water supplier in our community is the Town of
Culpeper. Their water treatment plant has a capacity of 2
million gallons per day and currently operates at a little over
1 million gallons per day. A treated water storage capacity
of 1.5 million gallons is contained within & number of stand-
pipes and tanks located at various points in Town. The source
of this water is a series of impoundments constructed on
Mountain Run.

Elsewhere in the County, we draw from ground water to serve
our needs. While there are several community systems of
varying sizes and states of repair, the vast majority of resi-
dents and businesses rely on individual wells for their water

supply.
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T oS UsPusal 1s managed in much the same way that water
is collected, The Town of Culpeper owns and operates the
only public wastewater treatment plant in the County. Re-
cent improvements tq this facility include construction of
an advanced wastewater treatment plant which treats efflu-
ent to a tertiary level &nd, most recently, a new Primary/se-

tural lands, thereby enabling us to recover 8 resource which
would have otherwise beep lost. An EPA—approved, Town-en-
forced pre~treatment program assures that gj) discharges into
the system can be safely treated and disposed of.

Only four other treatment Plants are currently licensed to
operate in Culpeper County. One Serves a complex of pro-
fit/non-profit enterprises in Boston. Another receives djs-
charges from g 500 employee industry just outside the Town
limits, A third 5,000 gallon per day unit currently serves g
small cluster of houses and g trucking business at Inlet. Pin-
ally, a 50,000 gallon per day plant is licensed to operate at
the South Wales Country Clyb near Jdeffersonton. While this
facility holds g current discharge permit, it has vet to be used
to any appreciable extent,

A Water and Sewer Service Study conducted in 1980 identi-
fied a number of problems with existing community waterp
Systems and pockets of need fopr enhanced treatment efforts,
It recommended that these not pe addressed with 5 regional
facility but rather be handled on 4 case-by-case basis in a
decentralized manner. These recommendations reversed the
thinking of earliep plans which designated the vast majority
of the Mountain Ryn Watershed ag an area to be served by
the Town facility. They incorrectly assumed that the land
contained within thjg service area would not be converteg
to residential use until such time as Sewer service was avajl-
able. This has not been the case, and the Mountain Run area
is already well developed at densities which can be supported
by on-lot wel] and disposal Systems,
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PEOPLE

From the beginning, location has greatly influenced Culpeper
County's character gapg evolution. [tg accessibility to
surrounding counties gave us a regional market for farm pro-
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Technologica) advances didn't cease at the point where neigh-
bors could pe served, however. The Same transportation im-
provements that allowed us to reach outlying counties now




These improvements have opened new opportunities and mar-
kets. The enhanced accessibility has also presented different
challenges for managing our growth. We are no longer isolat-
ed from other centers. Rather, the exchange of people and
goods has increased dramatically. With many geographic bar-
riers removed, we now enjoy freer access to city-scale amen-
ities. The cost of this benefit, however, is the burden of ser-
ving others' needs as well as our own.

The characteristics of our resident population are beginning
to reflect these changes. Our once tightly-knit social struc-
ture is now exposed to different perceptions and values. They
are accompanied by needs which we never had to address in
the past. We must recognize and accommodate these
demands if we are to continue as a vital and healthy commu-
nity.

The first step towards meeting this responsibility is exploring
the elements from which our population is composed. Our
numbers, origins, ages and skills are indicators of our present
needs. The trends these characteristics are following provide
clues to discovering our future ones.

NUMBERS

Culpeper County is growing steadily and is projected to con-
tinue that trend into the future. From a base of something
over 13,000 in 1950 and a 13.9% decade-growth rate, we have
picked up momentum both in the numbers we've added to our
base and the rate with which we've added them. Our 1980
population was 22,620 with a 1970-80 growth rate of 24.2%.
While our rate may begin to drop off sharply in the years re-
maining in this century, the new faces among us will continue
to arrive in relatively constant numbers. Since services are
demanded by people, not growth rates, the actual samount
being added to our population is more important than any ex-
pression of its size compared to that of the community.

Per capita expenditures for services don't vary much with
new additions. Only when a population is below the minimum
threshold necessary to support a service, does its cost per
person rise significantly. At the other end of the spectrum,
savings derived through "economies of scale” when serving
a very large population are more than offset by costs for ad-
ditional facilities to replace natural amenities we've lost to

housing and industry. In Culpeper, we rest firmly in the mid-
dle of this range with regard to the services we now provide.

PER CAPITA EXPENDITURES FOR SERVICES
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AGES

The average age of a County resident has increased. On the
surface, this would suggest that we are growing older as a
community. A closer look at our age group growth, however,
indicates quite the contrary. The most rapidly expanding sec-
tor is that of new family producers. They are, in fact, grow-
ing three times faster than our elderly. The rising median
age is not caused so much by a rapidly growing elderly popu-~
lation as it is by a constant baby production.

Mepiad  AGe  TRENDS

1960 1970 {980
MEDWN AGE| 296 290 33
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DoPULATION. TRENDS (STATE PROJECTIONS )

_ POPULATION (x1000)

o | lmoss| | is|  |mem| |0 |3000
1950 1960 1970 1980 1990 2000

% CHANGE 12.9 207 242 16.9 123
¥ CHANGE 1846 3130 4402 4160 3300
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The number of children added to our population from natural
increase (births minus deaths) has actually declined. In a
growing population this group makes up a smaller and smaller
portion of the whole. Hence, the impression that our commu-
nity seems to be "younger" is correct even though the median
age statistic shows other wise.

Unper. 18 PopulLaTion

970 . 1980

UNDER. 1B 5455 (364#) 6471 (356%)| 6650 (294%)
TJOTAL 15,086 1e2l8 21,620

CHANGES

The growth of our population has not been equally distributed
across-the-board. The largest increase has occurred in the
"new family producer" category, followed by healthy gains
in the "elderly", "empty nester" and "school age parent" sec-
tors. "School age" and "pre-school” groups have either grown
very little or actually declined during the past decade.

Our declining fertility rate is largely responsible for this cir-
cumstance. It reflects a national trend towards smalier fami-
ly sizes. With child rearing becoming increasingly expensive,
and more women entering the work force, our priorities have
changed. Maintaining two careers is now as important to
many couples as raising a family.

The downward spiral in offspring born per capita can't contin-
ue much longer at the same rate. Instead, we will find it lev-
eling off or even reversing as couples who have postponed
families in lieu of establishing careers now find themselves
financially secure enough to have children. The result will
be a gradual increase in births and is reflected by a rise from
332 in 1980 to 357 in 1983.

MIGRATION

We are growing in numbers, but we've changed in how we ar-
rived. Once, virtually all our growth came from producing
more children than we needed to replace those who died. In
the 1950-60 decade, 98% of our growth came from within
the existing community. Now, nearly three quarters of our
increase is attributed to more people moving into the County
than are moving out. Our birth rate has steadily declined
while our death rate remains relatively constant. The result-
ing natural increase rate has thus reduced from 13.6% in the
90-60 decade to 6.2% for the 70-80 time period.

Ace Croup CROWTH (1970-80)

AgGe Croup 1970 {Awmoesager| Actual | Acruat | Actuat
1980 1960 | Growni | Rame

Pie- ScrooL 1819 2P0 1606 -3 -08
QUuper_S?

ScHoot. Ace 5401 6106 5148 346 64
(5-i9)

Mew PRopUCERS 333 436 | 567 1936 581
(20-34)

Scriool. Ace Prents | 2035 3768 358! B46 19
(35-49)

Empry NeSTERS 1707 3361 337 €20 129
{50-64)

ELperLy 2R4 2637 289! 167 3al
{6547

ToTAL 186,218 12,620 | 22620 4402 242

Rates of CrowTH BY Ace Group (s10-80)

o | 6.4 | 581 179 29 ETY
s Pre-SchooL  Sciod. Ace Mew Stiol-Ace  Empry Eloemy
Prooucers  Pamewrs  MEsters
(Uuper 5)  (5-19)  (20-34) (35-49) (50-64) (65+)
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COMPONENT RaTES oF Preuiation Chnce

Rates/I000 PopuLATioN
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On the surface, this trend suggests that our population might
actually shrink as these children become adults. But in order
to accept that premise, we would have to make the assump-
tion that all age groups began as equal in size. This is not
the case.

At any given period of time in history we can expect to find
varying numbers of people of a particular age. A bad econo-
my, natural disaster, or epidemic had the effect of shrinking
the population, though often as a whole rather than any speci-
fic group. Other castatrophes were more selective. The
childhood mortality rate of polio and diphtheria prior to dis-
covering their vaccines, for example, was much greater than
that for the population in general. This tended to reduce one
age group disproportionate to the rest.

Wars have had the greatest impact on our age group balance
because first the family producers were removed from home
and occupied with fighting, thereby reducing the baby produc-
tion, and then they were sent back to prosperous times,
which accelerated it. The resulting "baby boom" is reflected
in our present population.

As a larger and larger portion of our growth comes from in-
migration, we are subject to more immediate changes in the
status quo. Projecting the needs of our future residents re-
quires a comprehensive analysis of the elements which
attract newcomers. Our amenities, industry and location be-
come considerations of equal importance to the characteris-
tics of our existing population. For this reason, it's not
enough to just watch the growth in age brackets if we expect
to anticipate future service and facility needs. We must also
identify the nature of this growth.

By following the progress of individuals within an age group
as they grow older, we can discover their migratory patterns.
For example, those children who were under 5 years of age
in 1970 grew to be from 10 to 15 years old in 1980. Assuming
relatively few died in that ten year period, any increase in
their numbers would have to be attributed to those wha've
moved into the County.

The results of this analysis show that at least 400 primary-
school age children migrated into our community between
1970 and 1980. The parents of these school children are re-

presented by 900 new residents, aged 30-40. Conversely,
those who were between 10 and 14 in 1970 and at least 20
but no older than 24 in 1980 lost from their group. Something
over 130 left the County. Many of these probably did so when
they graduated from high school.

With numbers of this magnitude, planning for school improve-
ments becomes a critical issue. We are not afforded the five-
year luxury to prepare for a large pupil increase that growth
from strictly local births would give us. Instead, we are un-
sure from year-to-year what the impact will be because in-
migrating families are bringing their school-aged children
with them.

In this problem hides an opportunity. Since so much of our
growth results from in-migration, we can at least partially
recognize and prepare for its impact by carefully scrutinizing
our development policies. The availability of jobs, housing,
facilities and the like are important considerations to a per-
son who is considering relocation. Unfortunately, this
approach is far from foolproof since we are becoming very
accessible to outside employment centers. No impact analy-
sis of potential industry for Culpeper is going to affect those
who move here but work elsewhere. In fact, a decision to
restrict nonresidential development below the level required
to balance our residential growth would effectively turn us
into a "bedroom community" in which we provide the
services but have no industrial tax base to help pay for them.
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WORK

A strong correlation exists between our changing growth
characteristics and emerging labor trends. With
three-fourths of our population increases coming from in-mi-
gration and two-thirds of these new residents being young
families looking forward to many more working years, em-
ployment needs and our ability to provide for them have a
major impact on our future. Our living environment attracts
new residents whether local jobs are available or not. As a
consequence, where we live and where we work may not
always be the same place.

Ideally each working member of Culpeper County would have
a job in our community. The quality of life which a citizen
can hope to enjoy is greater if travel time and costs of main-
taining employment elsewhere are eliminated. Congestion
and maintenance expenses on our highways are less when peo-
ple travel fewer miles to work. Retail sales are stronger
when we work locally because much of our shopping is done
at stores convenient to our jobs. Finally, personal tax
burdens are reduced if our employer is also contributing to
the expense of providing local services.

To offer work opportunities for our residents, we need to ex-
amine the factors that influence their employment selection.
Local job availability, employment types and residents' skills
directly affect our efforts to provide a balanced community
in which we can both work and play. Employment opportuni-
ties and wages of other accessible market centers indirectly
undercut any gains we might make; but since our influence
is limited to local policies, we would do well to concentrate
on County conditions and identify their shortcomings.

AVAILABILITY

From a population of about 23,000, roughly 10,000 are work-
ers in some job outside the household. Our labor force is re-
presented in nearly every occupational category and is evenly
divided between white collar, blue collar and no-collar skills.
We are a well balanced community with respect to the skills
our residents possess.

OccupATioNs oF COUNTY KESIDENTS

This in itself is not enough to insure that the industrial set-
ting we perceive will be similarily balanced. For that to be
the case, we also have to provide jobs which are equally well
distributed. Here, we are not so fortunate. Less than 8,000
jobs are available in Culpeper County. Even after
supplementing these positions with the self-employed farm-
ers, doctors and contractors who aren't represented in these
statistics, we are left with a job~-deficit of over 1,000. Short-
falls occur in all categories except manufacturing and whole-
sale trade, where we have a combined surplus of around 300.
Deficits are the largest in construction, retail trade and ser-
vice industries.

Even if every job offered in Culpeper County were filled by
a local resident, 13.5% would be left to seek employment in
other market centers. This situation is further aggravated
by the fact that we are providing more jobs than we have
workers in two classifications of industry. Reducing the per-
centage by the 4.7% unemployed at the time of this survey
lowers our deficit to 8.8%, but when we add in our wholesgale
and manufacturing surpluses, we find that at least 1 of every
10 employed workers must commute to a job outside our
boundaries.
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A secondary result of our current job surpluses and deficits
is a working environment which is skewed from the balance
of skills exhibited by our residents. Our supplies are much
more concentrated in the blue collar categories than our
needs would indicate. The white collar shortage from simply
not having enough jobs for all our workers is thus exaggerat-
ed. Our community’s blue collar image arises from the char-
acteristics of our job market, not our labor force.

INDUSTRY

Jops JOBS | WhRkERS
G PORTION)) (VECHE a.u)| (50 cENg
AcricutTure, ForestRy, Fishing ¢ Miuiig 160 Bi4
MSTRUCTION {(5714) 852 306
MANUFacTURIMG 1929 161
TRANSPORTATION, CoMMUNICATION ¥ LIDLITES {49} 494 536
| WHolEsALE TRADE 405 190
ReTal _Trape MM 1292
Filauce, hisugauce § Resl Esqe (2] 35 406
SERVICES (803} | 1260 2677
Puslic  AprimisTRATION (421) 472 536
TotaLs (186500 | 7850 | 9478

COMMUTING

With fewer jobs than workers, some of our residents must
commute to find employment. Labor statistics show that
this amount is something on the order of 10%. Yet, the actual
portion of our labor force which is employed outside Culpeper
County is 24.1%. Instead of the 1 employed worker in 10 for
which no job exists in Culpeper, nearly 1 of every 4 commutes
to other market centers. The disparity between a 24.1%
commuting rate and an 8.8% job deficit vanishes when we
remove another 15.3% of Culpeper jobs which are filled by
individuals who do not live in the County. The deficit still
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exists, but now we must also face the fact that another 15%
of our labor force chooses jobs in other areas over ones which
could potentially be available at home.

Corrumin Pateens = Cutperer: County

MUMBERS PERCENT

1960 19701 138! | 1960{ 1570] |
Cutreper County Workers Rerormig 4973| 6276] 8600 10001 1000] 1000
CurpepeR CounTy NoT RERGRTED (132 @35 @ {5 (65) (88)
Jogs Avallagte s CulpepER CounTyY 457115626] 1850 |
CULPEPER Co. WORKERS WORKMG Iy 4271 49046530 B59] il 159
Cutpeper. Co. Werkers WorkiG Our =102 ]-1302(-2072 -141]-209 | -24]
C.SHMaA (315)] (6351136} (4490 {48.6)(657)
OTHeR. (337)] (66T (710 (55 1 (51 2)}(343
OTHER \WORKERS WORKING IR 300 702| 1320 40| +113[+153
NET CommuTing -401[-600{ 152 -8.1] -96{ -88

We can safely assume that most people don't enjoy spending
part of their day driving long distances to and from work,
so selecting jobs which require it must be for other reasons.
Two major considerations are lower local pay scales and ab-
sence of suitable local alternatives.

Culpeper industries pay lower wages because the labor supply
will accept them. Many residents view the reduced income
potential from local jobs as more desirable than the invest-
ment of time and money to commute to higher salaries. Also,
local industries draw from the very rural populations of Rap-
pehannock and Madison. These counties offer very few em-
ployment alternatives to their labor force.

For those of us who are willing to sacrifice time for higher
wages, urban market centers are within range. Since our ad-
joining counties are more isolated, their residents do not have
that option and will gladly take the Culpeper jobs passed over
by our own people. This explains the discrepancy between
worker skills and job characteristics in Culpeper. A prospec-
tive industry in Culpeper looks to the area-wide labor force
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for workers. Since less skilled workers are more abundant
in the very rural counties, those companies which require
more of this type than Culpeper offers can still locate here
and be assured of a work force.

Some commute because no position exists locally which re-
quires their skills. Slightly less than 200 Culpeper residents
work for the federal government or for firms whose livelihood
depends on immediate proximity to this employer. Obviously,
we can't establish equivalent positions in Culpeper. Others
work where building activity is greatest. Commuting con-
struction workers from the County number closer to 400.
Again, these highly mobile jobs are difficult to maintain lo-
cally on a continual basis.

Discounting these unique examples, we find our largest job
deficits in the retail trade and service categories. As men-
tioned earlier, retail establishments are more prevalent near
employment centers because of our propensity to purchase
goods at sites convenient to our jobs. More County residents
working in Culpeper would mean more retail establishments
and more retail jobs to operate them. Major commercial cen-
ters have already developed to the north, south and east of
us, however. Since the market for retail goods, especially
one-time purchases, is approaching saturation, any growth
in similar retail activity will follow sluggishly behind new
industry.

Service workers of every sort find more opportunities for em-
ployment in urban and metropolitan settings simply because
natural amenities and recreational resources have been lost
to developed landscapes. The leisure-time tradeoffs between
natural open space and developed recreational facilities are
as clearly evident as the minimum population thresholds nec-
essary to support a& service. Rural areas such as Culpeper
have much open space, which reduces the need for developed
facilities, and lack large populations, whose numbers are nec-
essary to support many types of services. Service job avail-
ability grows with population growth and does so at a faster
rate when densities increase.

Though not every part of the County generates the same
commuting rate, we average around 20% in most of it. One
glaring exception to this rule exists. Over one-half the work-
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ers who live in the northern portion of the County commute
to jobs. Furthermore, over three-quarters of this group drive
at least one hour to work. Since the Washington D.C Metro-
politan area is an employment center at this distance, we
can assume that it is the destination for most Jefferson area
commuters.

Collectively, non-resident blue collar workers in manufactur-
ing are replacing some resident construction workers and non-
resident wholesale trade workers are, to some extent, simi-
larly substituting for local retail trade workers. No one is
replacing our white collar commuters in the service and ad-
ministration categories, nor is anyone taking the place of half
our construction workers. With such a strong correlation be-
tween Jefferson area commuters and the Washington, D.C.
market center, and judging from the jobs most likely to be
available there, we can assume that commuters in the north-
ern part of the County are equally divided between biue col-
lar construction and white collar service skills.




STATUS SUMMARY

The past evolution of our present state has include several
phases. Favorable climate and soil properties attracted our
earliest settlers. They founded a successful agrarian society
which, because of our centralized location and outlying geo-
graphic barriers, developed into a regional market center for
farm products. This trend continued for many decades.

When technological gains reached a point where we could be-
gin traveling past the reaches of our neighboring farms, we
took full advantage of these improvements to expand our ag-
ricultural markets. This new found accessibility also enabled
others to export their products to us. We began a healthy
exchange of people and ideas with other market centers. In
time, this dialogue resulted with new industries taking their
place alongside our agricultural mainstay. We gradually di-
versified to the point where manufacturing industries could
be considered full partners with our farming businesses. This
relationship has continued successfully to the present.

Now, once again, our environment is becoming the prime
force behind change. Because we've grown in such a careful
fashion, our environment has remained healthy. The scenery
of accessible market centers pales in comparison. Pressures
to escape their problems for our beauty are mounting. This
is evidenced by the type and amount of growth we are exper-
iencing. Competition for land has intensified between those
who require it for producing goods and those who need it for
housing.

Those in need of housing are also quite different from ones
of past generations. By and large they are either young fami-
ly producers or retirees. Both groups see the healthy environ-
ment of a rural area as preferrable to the urban congestion
they're leaving.

Young families are here to raise their children. Often, they
are ready to enter them into school upon arrival. Because
Culpeper jobs are in short supply, they often elect to retain
their current positions in the metropolitan area and make
the daily commute. Retirees are here for the peace and tran-
quility. They are not interested in jobs at all.

It is in this way that we are now falling out of balance. Our
residential growth rate is beginning to outstrip our non-resi-
dential rate. Since our ability to provide services depends
heavily on revenues which can be collected from both resid-
ential and industrial taxpayers, a continuation of this trend
could have disastrous effects. We need to regain our balance.
The plan which follows gives us that opportunity.
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GOALS

DEVELOPMENT

Our goals for the future are the basis for our plans. Great
effort has been taken to make them representative of our
people.

The process of establishing goals began by traveling to the
outlying regions of the County and speaking with residents.
These meetings were collectively known as the Village Center
Program. Conducted by the County Planning Commission
and its staff, each was a forum for listening to and recording
individual concerns and ideas about Culpeper County's future.

The force behind this program was a belief that it is unfair
to ask an individual to comment on a topic without first in-
forming him of the physical problems and opportunities which
exist, For that reason, each discussion was preceded by a
presentation of the conditions and characteristics found in
that neighborhood.

The Planning Commission also recognized that many residents
are hesitant to speak in public. In fact, the ideas of those
who don't speak are often not represented by the minority
who will. And so, questionnaires were prepared and distribut-
ed for each meeting in an effort to draw the ideas from those
who otherwise would have gone unheard. These
questionnaires also helped the Commission develop the con-
sensus opinions which are necessary for establishing commu-
nity goals.

The products of the Village Center Program are the people's
voice in goals development. Enhanced with similar surveys
of the business community, service organizations and elected
officials, they were ultimately packaged and accepted as the
foundation for building a plan. They represent the needs and
desires of our community. When applied to our current sta-
tus, these goals can both produce a physical representation
of our desired future and identify conflicts we must overcome
to achieve it.

PREMISE

Our goals and objectives were adopted by the Culpeper Coun-
ty Board of Supervisors on 5 January 1982 with the purpose
of establishing a firm base from which to make future deci-
sions for our community. The premise for enacting these
standards at that time is equally appropriate today. This
statement of intent is reprinted below.

Culpeper County can exercise influence over the amount,
type and location of development by:

*enacting policies, ordinances and programs which further
the purposes of the Plan;

*measuring the environmental, fiscal and social impact of
proposed development against the desired results of the Plan;

*providing mechanisms for citizen involvement from the pol-
icy-making stage on through proposal review; and

*matching development proposals to appropriate locations
irrespective of political subdivision boundaries.
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COMPONENTS

Our community needs and desires are many and our expecta-

tions complex.

Consequently, our objectives for obtaining

the desired results are best presented in groups which relate
to general community development considerations. The fol-
lowing is an itemization of those consensus opinions.

ENVIRONMENT

I.

1L

I11.

il e

RESPECT THE LAND'S ABILITY TO SUPPORT DEVEL-

OPMENT.
A. Base decisions about the scale and intensity of de-

velopment first on the environment and then on
peripheral considerations.

B.  Plan within the constraints of existing and antici-
pated support facilities.

C. Establish site and area carrying capacity standards.

MAINTAIN THE RURAL CHARACTER OF CULPEPER

COUNTY.
A. Limit sprawling, land-consumptive development

through containment policies and development in-
centives.

B. Concentrate urban services in and around village
centers and within the urban boundary.

C. Encourage the effective maintenance of open space
by restricting strip development and offering clus-
ter alternatives in its place.

PROTECT THE ENVIRONMENTAL QUALITY OF CUL-

PEPER COUNTY.

A. Reduce erosion and subseguent loss of soils into
surface waters.

B. Minimize excessive and inappropriate ground water
withdrawls.

C. Require an impact assessment from any use which
proposes to introduce hazardous wastes into the
atmosphere, soil or water as a condition of review
and approval.

D. Protect environmentally sensitive areas from inap-
propriate development.

AGRICULTURE

I.

II.

II.

MAINTAIN AGRICULTURE AS A SIGNIFICANT POR-

TION OF THE COUNTY'S ECONOMIC BASE.

A. Limit conversion of prime agricultural land to non-
farm use.

B. Encourage the establishment of industries which

use raw farm products. .
C. Maintain monetary incentives to encourage contin-

ued agricultural production.

PROTECT AND ENHANCE EXISTING FARM OPERA-

TIONS

A. Encourage the establishment of agricultural dis-
tricts and other conversion abatement programs.

B. Protect farming operations from encroachment
of imcompatible land uses.

C.  Structure plans and ordinances to ensure appropri-
ate development of lands adjoining agricultural
areas.

D. Weigh the value of land use and policy decisions
ageainst its impact on agriculture.

EXPAND AGRICULTURAL OPPORTUNITIES IN CUL-

PEPER COUNTY.

A. Develop flexible ordinances which facilitate agri-
culture-related development.

B.  Attract enterprises which expand the role of agri-
culture in the economy.

ECONCOMY

L.

II.

MAINTAIN AND ENHANCE DIVERSITY IN CULPEPER

COUNTY.
A. Provide for a variety of industrial environments

within the County and emphasize the unique attri-

butes of each.
B.  Avoid industrial prospects of such a scale that their

size could monopolize the labor market. _
C. Maintain a balance between the agricultural, indus-
trial and commercial sectors of the economy.

ASSURE COMPATIBILITY OF INDUSTRIAL PROSPECTS
WITHIN COMMUNITY NEEDS AND DESIRES.
A. Cluster industry of similar intensity for economic




II.

delivery of services and efficient use of land.

B. Avoid industry which cannot be accommodated in
a manner which protects the County's environmen-
tal quality.

C. Seek industry appropriate to the attributes of a-
vailable locations,

D.  Encourage industry which compliments the existing
industrial base.

Use public site and service improvements to induce
new industry which can further the goals of this
plan.

IMPROVE EMPLOYMENT OPPORTUNITIES IN CULPEP-

ER COUNTY.

A.  Attract industries which will fill voids in the exist-
ing job markets.

B, Locate employers which offer local job opportuni-

ties to the commuting labor force.
C. Encourage industry and commerce which generates

substantial local support employment.

HOUSING

L.

II.

ENSURE A SUITABLE LIVING ENVIRONMENT FOR

CULFPEPER COUNTY CITIZENS.

A, Isolate and protect residential development from
incompatible agricultural, industrial, recreational
and transportation uses.

B. Restrict significant residential development of an
area until such time as safe and convenient access
can be provided.

Permit flexible site design and subdivision layouts
which maximize open space.

Provide zoning flexibilities and incentives to ad-
vance the application of solar and other renewable
energy sources in building and site design.

PROVIDE HOUSING TO MEET THE VARIED NEEDS
AND INCOME LEVELS OF THE COUNTY'S POPULA-
TION.

A. Expand available housing configurations in Culpep-
er County and encourage their appropriate loca-
tion.
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B.  Encourage low cost alternative housing in cluster
arrangements and park-like settings.

C. Permit increasing housing densities as distance to
services decreases.

PROVIDE HOUSING IN QUANTITIES AND LOCATIONS
WHICH ARE IN CONCERT WITH THE DESIRES

EXPRESSED IN THIS PLAN.
A. View theoretical housing densities of the Plan as

goals to achieve and not limits from which to argue
lower levels.

B. Encourage desired densities by facilitation produc-
tion in appropritate areas.

C. Use residential area incentives to relieve develop-
ment pressure on agricultural and environmentally
sensitive land.

TRANSPORTATION

I.

II,

PROVIDE A SAFE AND EFFICIENT TRANSPORTATION
NETWORK TO SERVE BOTH LOCAL AND REGIONAL

TRAFFIC.
A. Place emphasis on completing missing links of the

arterial road system.

B. Eliminate accident hazards on the current road
network and prevent hazards onnew links.

C. Define the functional order of roads within the
system and protect its integrity to maximize traf-
fic flow.

D. Weigh proposals for new air facilities against their
impact on the existing and anticipated traffic pro-
duced by current generators.

MINIMIZE ADVERSE ENVIRONMENTAL IMPACT OF

THE TRANSPORTATION SYSTEM.
A. Protect environmentally sensitive areas from high

volume road segments.

B.  Establish a buffer area around the airport which
excludes inappropriate land uses.

C. Reduce the amount of impervious parking and road-
way surfaces to the level which is justified by safe~
ty considerations.
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III.

Iv.

PLAN TRANSPORTATION IMPROVEMENTS TO MEET
THE SOCIAL AND ECONOMIC NEEDS OF THE COM-
MUNITY.

A, Maximize accessibility to commercial, recreational
and other public areas for those both with and
without automobiles.

B.  Encourage and enhance use of the railroad by in-
dustries and passengers.

C. Develop the airport and adjacent lands to their full
potential,

COORDINATE TRANSPORTATION IMPROVEMENTS

WITH DESIRED LAND USE OBJECTIVES.

A.  Use transportation improvements to leverage pri-
vate investment which furthers the purposes of
the plan.

B. Ensure that desired development is preceded by
transportation improvements and not allowed to

occur in their absence.
C. Design road improvements to scales which are ap-
propriate for the intended land uses to be served.

LIVING AMENITIES

I.

IL.
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ENSURE THAT THE HEALTH AND SAFETY OF ALL

THOSE WORKING AND RESIDING IN CULPEPER

COUNTY ARE PROTECTED.

A. Expand the capabilities and improve the respon-
siveness of civil defense in providing overall coor-
dination of emergency services during natural ca-

lamities.
B. Improve and consolidate the communication capa-

bilities of police, fire and rescue services in and
around Culpepepr County.

C. Explore solid waste disposal alternatives to land-
filling while maintaining an efficient, sanitary
landfill.

PROVIDE THE WIDEST POSSIBLE RANGE OF OPPOR-

TUNITIES FOR THE PERSONAL DEVELOPMENT OF

COUNTY RESIDENTS.

A. Expand the multipurpose use of public school facili-
ties to include a variety of community interests.

B.  Support efforts to rehabilitate and train the disad-
vantaged citizens of the County.

HIR

IV,

C. Expand educational opportunities for County resi-
dents.

EXPAND THE LEISURE-TIME OPPORTUNITIES AVAIL-

ABLE TO CITIZENS. ) )
A.  Establish a mechanism to hold and maintain public

recreation lands.

B.  Induce the cooperation of civic organizations in
providing recreational opportunities.

C. Protect and enhance open space corridors in resi-
dential areas.

D. Design and sequentially implement a plan for the
ultimate conversion of the landfill site to recrea-
tion use.

PROTECT THE VISUAL IMAGE AND IDENTITY OF

CULPEPER COUNTY.
A. Preserve and enhance the historical places and

buildings in the County.
B.  Establish regulations and incentives which encour-
age the rehabilitation and maintenance of histori-

cal structures. .
C.  Protect scenic vistas and road segments from un-

necessary blight.

D. Maintain and enhance civic image areas such as

publie buildings and grounds.
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PLANS
LIMITS

Our expectations for Culpeper County are only restricted
by the limits of our resources to support growth, the extent
of our abilities to overcome obstacles, and the success of our
efforts to act with single purpose. These constraints are
either absolute, as with resource limitations, or variable, de-
pending on the needs of our time. Using the absolute as a
base we can establish a theoretical population limit within
which to apply our changing objectives. The capacities which
result from applying our goals to this base are the ideal popu~
lation distribution for Culpeper County.

A plan developed solely on this information is largely unat-
tainable, however, because we haven't taken into account
what actions have preceded us. The realistic alternative ad-
justs this ideal allocation of people and resources to reflect
present circumstances, including past mistakes. A plan which
includes this extra step is the closest approximation of the
ultimate that is still attainable. It is the solution which min-
imizes conflicts while exploiting our opportunities.

Plans are guidelines for allocating people and resources. As
such, their purpose is to find general locations for activities,
not site-specific designs for uses. In simple terms, all man-
ners of endeavor have two elements in common — people and
space. With space restricted to what exists, the amount of
activity we can produce relates directly to the number of
people we can accommodate. Environmental restraints, pop-
ulation characteristics, land use alternatives and goals com-
prise the limits of our growth.

HOLDING CAPACITIES

Residential development is by far the most land consumptive
use of our man made surroundings. Just how much space
must be reserved for housing is best illustrated by population
densities. These, in turn, can later be converted to the actual
number of people who can live in a given area.

The constraint values from our soils analysis have already
been translated into typical population densities, Averaging
them as a percentage of the space they occupy in a land cell

gives us a maximum density for each. Field surveys of exist-
ing development with similar densities enable us to identify
the living environments they represent. Generally, our soils
can support densities in one of three categories — agricul-
tural, rural residential or suburban. If the actual density of
the cell falls within a 0-30 people per square mile range it
is an agricultural environment. With a density potential of
30+-200 people per square mile, it could assume the appear-
ance of rural residential surroundings. Finally, should a land
cell's composite density fall between 200+ and 750 people
per square mile, it can support a suburban neighborhood.

Culpeper County's theoretical holding capacity is the sum
of the populations each land cell can contain. The actual
configuration of development used to achieve this level will
vary as a function of soil types and location. The theoretical
density tells us how many people can be supported by each
block of land without making sewer and water facility
improvements. A map of these densities is a representation
of people, not of housing types. It is based on a principle of
reserving enough land area to serve each person rather than
on deciding what building type will aesthetically suit the sur-
roundings.

The theoretical capacity of soil to support development in
Culpeper County represents a three-fold increase from our
present levels. Currently, Culpeper County contains 15,999
people, exclusive of the Town of Culpeper. This population
could not exceed a threshold cap of 57,777 without sewer and
water facilities.

The development pattern which has evolved from this capaci-
ty analysis complements, in gross terms, that of our agricul-
tural soils. The lowest environmentally possible densities
are in the Triassic Basin. This is also the area of
predominantly agricultural land. The largest conflicts lie
on the edges of these lowlands, where soil is both prime for
agricultural use and ideal for residential development.

While much land of agricultural significance is scattered
throughout the western third of the County, it appears in
isolated pockets. Residential densities, on the other hand,
remain high in these rolling foothills. Since slope is a
detriment to large-scale agricultural operations before it
limits building construction, we can expect that land which
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is otherwise good for both agriculture and building will appear
as suitable for homes but not for farming.

The eastern third of our County is also capable of absorbing
many people. In fact, this area consistently has the highest
potential densities. The deep sand deposits left by ancient
receding waters provide the permeability and depth to water
table necessary for on-lot sewage disposal. The softened
topography and absence of large tributaries to the
Rappsahannock and Rapidan Rivers provide many siting
alternatives. From a building capacity perspective, this
panhandle appears very suitable for development.

REDUCTIONS

If our only objective was to safely accommodate the largest
possible number of new residents, a map showing Culpeper
County's maximum holding capacity would be a sufficient
representation of our plan. To support such a product, how-
ever, we would make many concessions. First, we would have
to discount any personal preferences that residents might
hold when selecting their living environment. Instead, their
freedom of choice would be curtailed for the sake of orderly
development. Second, we would have to ignore ownership
patterns of the county and assume that large tracts will auto-
matically be divided into as many individual lots as the land
can support. Supplying building lots would take precedence
over any other intended activity. Finally, we would have to
consider all other uses for which land had value as secondary
in importance to housing people. Our agricultural and fores-
tal industries could very well lose prime real estate in the
process.

Obviously, it's not in our best interests to adopt such a dog-
matic approach tc planning. We have many other needs to
consider and no particular crisis which warrants depriving
our residents of the flexibility they currently enjoy.

If we see our potential capacity as a cap -which can't be ex-
ceeded without jeopardizing our environmental integrity,
however, we have established an upper limit for the numbers
we can physically hold. Now, our theoretical holding capacity
simply represents an absolute limit to be refined by variable
ones. When we apply the location and space requirements
of these other needs, we effectively lower this ceiling. But,
in doing so, we've also added balance to the overall program.

SERVICES

People and their activities are most appropriately located
where their service demands can be met. Accessibility
requirements for each vary with the use. Generally, higher
development intensities need more immediate access to a
greater number of support facilities. Our community uses
are concentrated in the Town of Culpeper or scattered in
outlying villages and linked by a system of highways.
Overlaying this network on our capacity map eliminates some
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high density cells from consideration until such time as they
can be adequately served.

Absence of services can result in either a long-term reduction
of our holding capacity or a temporary one. Location of es-
tablished village centers, for example, is not likely to change.
Therefore, areas which are presently inaccessible to them
will always experience that deficiency. Required proximity
to services which need large minimum support populations
is an even more permanent restriction. Services generally
associated with urban densities such as regional sewer plants
are among those which are never likely to be available to out-
lying land cells. The limited carrying capacity of unimproved
roads, however, is relatively temporary because eventually
it can be increased by upgrading substandard surfaces. When
identifying the best ultimate population distribution, we
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should reduce densities in those cells which have absolute
accessibility deficiencies but not penalize ones with correct~
able probletns.

USES

The intended uses for our land further limit the ultimate pop-
ulation capacity when they don't coincide with the theoretical
distribution. It is not realistic to assume that just because
a tract of land has high density potential, it will be converted
to a residential use. As mentioned earlier, even contempla-
ting such an action runs contrary to our efforts of minimizing
interference with our personal freedoms. Strong farming op-
erations in the western foothills and large forested tracts
in the eastern panhandle may be able to support high popula-
tion densities, but their intended uses don't include subdivi-
sions.

We can measure the commitment of our landowners to carry
their present activities into the future by examining the ef-
forts they've taken to maintain their existing operations. The
historical use of a property gives us an indication of its
chances for future success. The degree to which land is in
contiguous parcels, helps us measure its efficiency. Size,
both in actual acreage and in rate of deterioration, is an indi-
cator of economic stability. If the amount is smaller than
the minimum necessary to conduct the operation or if it had
diminished over time, continued viability might be in ques-
tion. When, on the other hand, the owners have maintained
and added to their land holdings, they are more likely to
maintain the present use. Finally, efforts by the landowners
to protect their activities, such as joining Agricultural Dis-
tricts, are perhaps the best indication that they are commit-
ted to their present course.

GOALS

The majority of reductions from our ultimate holding capaci-
ty are due to the space requirements of our goals and objec-
tives. The theme of maintaining, enhancing and protecting
an agricultural base is carried throughout our statements
about Culpeper County's environment, life style, economy
and amenities. We've always felt, and research proves, that
the combination of soil properties necessary for successful
farming operations is more unique than that required for safe
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building construction. Culpeper enjoys an abundance of this
special land. The growing strength of our agricultural econo-
my relative to that of many other localities suggests that
possessing such quantities of good farmland is becoming less
commonplace. The Board of Supervisors recognized these
facts when they adopted our goals. They reinforced their
belief a year later when they established a policy to reserve,
when appropriate, all land of agricultural significance for
continued farming.

A goals-directed population capacity removes agriculturally
significant land from consideration for building sites. Exclud-
ing this land reduces our maximum holding capacity by about
22,000 people. While some cells experience dramatic reduc-
tions in potential density by this action, many more remain
relatively intact. They either contain little important farm-
land or they are comprised of agricultural soil which is not
suitable for building sites. The western foothills continue
to support higher population densities because important
farmland represents only a portion of most cells. The
Triassic Basin's capacity was already low. It now approaches
zero in many large areas because agriculturally significant
land is so prevalent. The dramatic losses are found on the
edges of the Triassic Basin and in the eastern panhandle.
Here, soils are ideal for both building and farming. We've
already seen that ownership patterns and intended long-term
uses in these areas tend to support the lower density
classification. Accessibility to services, especially in the
panhandle region, further reinforces this rating.

A goals-directed version of our ultimate capacity distribution
reflects our expectations while respecting the absolute envir-
onmental limitations. It is still a theoretical representation,
however, and may not be attainable without further adjust-
ment. We have yet to consider what impact our current
population and land uses will have on our ideal model.
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CONFLICTS

A successful plan concentrates on resolving conflicts between
where we want to be and where we are presently going. Our
work, thus far, has been devoted to exploring the County's
potential for development and applying our expectations to
it. In other words we have quantified our desires.

If we were starting with raw, unsettled land, there would be
no conflicts to resolve. Our goals-directed capacity map and
the plan would be one and the same. We are not new, how-
ever. In fact, we are very old. Our community has been
evolving for over 200 years. Our plan must recognize this
fact and address the consequences, both good and bad, of our
growth. Inevitably, some conflicts will surface when we
compare our present circumstances and trends to the
direction we would prefer to follow. Only by applying these
realities to our theory of how Culpeper should develop, can
we arrive at a workable set of guidelines for future growth,

THEORY, MEET REALITY

Our idea of the most appropriate resource balance for Culpe-
per County is represented by our goals-directed capacity
map. Adding what already exists and what we can't hope to
retain in its present state will bring our theory into a realistic
perspective. Any population which exceeds what we wanted,
but results from this analysis, must be included in our capaci-
ties.

Our actual development pattern has evolved in a surprisingly
similar fashion to what we would have expected to follow
if we were beginning with virgin land. Most cells are well
below the maximum capacities, though several large ones
in the central belt have exceeded our ideal densities. These
elevated levels are still safely within the agricultural range
we would prefer to see, but at least 2,500 people are living
on land which is overtaxed by their presence.

Other cells show increases in their density because the quan-
tity of agricultural land they contain is small relative to their
size and their proximity to service areas and non-farm uses
is high. The population increase arising from these conditions
amounts to another 2,800 residents.
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In all, the capacity adjustments we've made to reflect our
existing conditions total about 5,500 people, This brings our
County to a population capacity of 38,207, exclusive of the
Town of Culpeper. Before reaching this capacity 19,561 new
residents can move into the County.

One further reduction in our holding capacity is likely. Some
land which we have reserved for residential and agricultural
use will, in reality, be allocated to other non-residential pur-
poses such as business and industrial sites. Little mention
has been made of activities within the Town of Culpeper, but
we know that higher intensity uses require the urban services
it offers. Consequently, most industrial and large commer-
cial enterprises must locate inside or adjacent to the Town
Limits, County land currently used for these non-residential
purposes amounts to less than one percent of our total. Fur-
thermore, appropriate locations for future development are
in cells adjacent to the Town's eastern border. Because these
fall in the Triassic Basin, their potential capacities without
central sewer service are insignificant.

OVERLOADS

While relatively small in number (2,647), people overloading
soils in Culpeper County represent 17% of all residents living
outside the Town Limits. Furthermore, they impact roughly
one-fifth of our land. The degree to which their presence
has exceeded our capacity varies from a few residents in
large areas which can support virtually no development, to
literally hundreds on small sites which were simply over-built
in the first half of this century. In every case, the environ-
mental limit which has been exceeded is our soil's ability to
safely receive and clean domestic wastes.

The degree to which we should be concerned about these cells
is best measured by the percentage with which they've
already surpassed their capacity. Additional development
on soils which are already supporting up te double their calcu-
lated limit is sensitive but might be possible with care. Den-
sities between two and three times the theoretical maximum
are limiting and make more development unlikely but not im-
possible. Any cell which has an existing population over three
times its ideal density is a critical concern. Not only would
additional development be impossible, but that which already
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exists most likely has substandard, unhealthy sanitary facili-
ties.

These areas of concern present two separate and distinct
problems. Only one can realistically be solved with current
technology. The small overloaded pockets found in the west-
ern third of Culpeper County are likely candidates for central
water and sewer systems in the event that they are needed.
Their compact size and relatively high densities make pack-
age facilities feasible.

One such pocket is experiencing environmental difficulties
at the present time. This cell, which contains the Pelham
Manor and Green Acres subdivisions, is experiencing an inor-
dinately high rate of drainfield problems. Health Department
statistics show that over half have failed at least once.
Others, including the Fairview Acres and Reva Park areas,
also hold critical designations but are sited on soils with un-
usually low constraint values. The resulting building capaci-
ties have been enough to avoid the problems we would nor-
mally expect to find with their densities.

The second type of problem encompasses a large area with
very few inhabitants, Roughly one half of the Triassic Basin
contains as much as three times the people it can support.
Included are the villages of Mitchells, Brandy Station and
Stevensburg. The widely dispersed nature of this problem
renders impractical enhanced sewage treatment from a cen-
tral facility. It would only be possible to rectify the situation
with package plants in the villages. Extending lines from a
regional facility would entail phenomenal costs and jeopar-
dize the thousands of agriculturally significant acres they
would cross. The only alternative is to wait for advances in
on-site sewage disposal technology and deal with each prob-
lem on an individual basis.

INCOMPATIBILITIES

Rapid conversion of agricultural land to residential use is a
major consequence of extending sewer lines into a farming
area such as the Triassic Basin. Contrary to popular belief,
farms are incompatible with residential development of any
magnitude. Major highways and industrial operations can be
equally disruptive. The noise, odor, traffic and hours of oper-
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ed. Consequently, the problem of being Surrounded by agri-
) cultura] operations js Compounded becauge o tree buffer
exists to minimize the impact,

we should strive for a graduaj transition from one category
to the next, When they can't be sq designed, we should pro-
vide a buffep between them.

The nature ang degree of the conflict dictates the depth and
type of buffer. Topography, forests ang buildings are alj bar-
riers we cap use to reduce jtg size and stil] preserve adequate
noise and visyg} Separation. These gre site-specific consider-

ations, however, ang beyond the burvue of a plan.
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CONSTRICTIONS
Just as highways can adversely affect the quality of life of-
ation associated with g modern farming or forestry Operation fered by a home, so can houses, businesses, and industrjes
tend to disrupt the beaceful qualjties most of us seek in g limit the function of roads. Earlier we saw that the develop-
home site, The noise of highways ang activity of industrial Ment potientia) of several cells js limited, not by soil charge-
plants have similar affects, teristics, byt by access. We've also seen that g continuation
of our past development activities can Dotentially put more
Our overg]j density hasp't reached a Jeye) where conflicts traffic on these smaj) Secondary roads than they can safely

between land yses are Numerous, byt some do exist, We Support. Overloads on ou
haven't extended sewep lines through agricultura) areas j




unimpeded movement at reasonable speeds. Each intersec-
tion along the way reduces the effectiveness of a highway
because it creates one more possible point where a motorist
Irlr]ulst avoid conflict with slow moving, turning or stopped ve-
icles.

Obviously, a highway with no access serves little local pur-
pose. With no means to enter or leave, such a road would
only connect outside activity centers by a route which cuts
through Culpeper County, consuming valuable local land in
the process. A highway with too many access points is equal-
ly useless. The many intersections with side roads and drive-
ways would severely constrict movement, slowing through
traffic to a crawl.

NeTwork INTERSECTION MATRIX
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A number of segments in our primary system are cause for
concern because they are presently, or potentially could be,
choked by inappropriate intersections. The suitability of an
intersection is measured as much by the types of roads which
meet as by frequency and alignment. Classifying roads by
function gives us an indication of which ones are compatible.

An arterial highway moves traffic through an area. It should
be interrupted with minimum frequency. Therefore, intersec-

tions sheuld be limited to ones with cther arterials or major
collectors. At the opposite end of the functicnal spectrum,
local streets collect vehicles from individual homes. They
should only intersect with driveways, other local streets or
collector roads.

Driveway intersections with arterial highways severely cut
into the highway's ability to perform its function. Segments
of Route 29 south of Culpeper to the Madison County Line,
Route 522 from Route 638 to the Rappahannock County Line,
and Route 229 from Catalpa to its termination with Route
211 are considered sensitive to future development because
additional driveways could measurably reduce their road ca-
pacities. Route 229 from Catalpa to the Town Limits and
Route 522 west of Town to its limits have reached the level
of congestion where additional intersections would sericusly
jeopardize their function.

None of these road segments have particularly bad horizontal
or vertical site distances, primarily because they have been
widened and realigned. Route 3 and, to a less extent, Route
15 are primaries which have not fully benefited from similar
improvements. Route 15, while undulating, does not and is
not projected to carry volumes which require massive
improvements. This rural arterial traverses the agricultural
belt of the County, along with Route 522, south of Town.
Traffic on Route 3 from Lignum to the Orange County Line,
however, is growing as Fredericksburg develops into a major
market center. The added vehicles from this continued
growth will make this relatively unimproved segment sensi-
tive to future development.

One major collector in the secondary system is also adversely
affected by poor road alignment. Restrictions on Route 729
from its beginning at Route 229 to the Rappahannock County
Line range from limiting to sensitive. Intense development
along this road in the past 25 years, coupled with through
traffic from Rappahannock County, has generated traffic
volumes in excess of what the present alignment can support.
Reconstruction will be costly because of the rolling terrain,
but necessary before several cells can be opened for develop-
ment.

Even when the type of intersection is functionally correct
for the road, its alignment and design can create hazards.
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Intersections of four-lane arterials with other arterials or
major collectors nearly always require grade-separated
designs to provide for safe turning movements. Several such
connections in our primary system remain unfinished.
On-grade intersections at Klevenger's Corner on Route 211
and Brandy Station on Route 29 North handle volumes which
make them sensitive to additional development. Poor sight
distances and developing industrial property have further re-
duced the Route 666/29 Bypass crossroads to a limiting cate-
gory. Finally, the intersection of 29 South with 29 Bypass
is critically impaired. Continued development inside the
Town Limits further aggravates this problem.

Intersections with rural two-lane arterials are not without
problems, either. These are typically caused when the poor
sight distances and alignments of their historical use are not
improved to keep pace with growth. The intersection of
Route 685 with Route 229 at Catalpa is the most hazardous
one in this category. A twisting alignment on Route 686 at
its termination with Route 15, immediately south of the
northbound ramp to 29 Bypass, is worsening with added indus-
trial use. Both are considered limiting factors for future de-
velopment. Traffic volumes exiting Route 729 onto Route
229 at an oblique angle have reached the point where more
development is virtually impossible without improvement.

accommodate. While they don't represent the absolute con-
straint that soil characteristics can be, ignoring their exist-
ence will have equally disastrous effects on our living envi-
ronment. Because the relationship between a congested road
and development which has occurred several miles away is
not as immediately apparent as that of a failing drainfield
on the site of the use, we have given road improvements low-
er priority than health considerations. Now, we are faced
with a situation where this vital network of connections be-

our growth than the absolute constraints imposed on us by
our environment. Incorporating our road hetwork into our
plan's evolution is the first step towards rectifying this prob-
lem.
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TTTeve T A UKAPHIC SUMMARY

1) THEORETICAL HOLDING CAPACITY

In the beginning, we established rules for creating a plan, we
Needed one which was environmental]y defensible, so we took
care to respect the holding capacity of our lang, We calcula-
ted the maximum capacity of each land cell by analyzing its
$0il characteristics and their ability to Support development.
Our maximum Populatiop ceiling was the sum of the capaci-
ties for each cejl.
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2) GOALS-DIRECTED CAPACITY

We also wanted our plan to be publicly Supportable, so we
developed consensus opinions about our current status and
future direction from our residents, businesses ang ccmmuni-
ty leaders. With these responses, we made oyp goals and ob-
jectives for the future of Culpeper County. From oy theore-
tical ceiling, we deducted the land we needed to meet those
needs and desires,




3) ACTUAL HOLDING CAPACITY

Finally, we had to insure that our direction was realistically
attainable, so we applied where we've been to our idea of
where we should be going. We did this even in those instances
when our reality didn't exactly fit our idea. it highlighted
our mistakes for future resolution and showed us how closely
we'd been paralleling our chosen course.

4) CONCEPTUAL DENSITY PLAN

Now, by adding our focal points and connecting links to the
base, we have arrived at a conceptual view of our future. We
have a plan which is represented in population densities and
is distributed according to what our environment will support,
what we have, and what we want. We're ready to take the
final step by converting these densities to intensities and re-
allocating them as land use.
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A land use plan is the physical representation of oyr goals
85 applied to what we have. The information we need to
bring it to life s within our grasp. We have already concep-
tually developed the plan by distributing our maximum popy-
lation in a manner which best serves the many needs we must
address. The last stage for finalizing it is relating population
densities from our concept to compatible living and working
environments,

The common denominator of density and land use is intensity.
Not all our lang cells are able to house identical numbers of
People. Some have high building capacities while others have
virtually none. The same can be said about theip ability to
hold land uses, Some are capable of accommodating major
activity centers w ile others can Support only the most open
and dispersed ones. Our job is to make the transition from
Population densitjes to activity intensities and find the appro-
priate location of each land use.

LIVING ENVIRONMENTS

The County offers three living alternatives ranging from agri-
cultural to suburban densities. The western foothills of Cul-
peper County possess soj] characteristics ang topographic re-
lief which can support a mixture of suburban neighborhoods
and rural residentigl areas. In addition, the Jeffersonton area
is adjacent to g major tract of land with sewer capabilities
and can also absorb suburban densities, The central Triassic
Basin, on the other hand, is an exclusively agriculturg] belt
because of both limited building capacities angd overwhelming
agricultura] suitability. Much of this land has already
€Xxceeded its ability to Support residents, byt most retain
strong farm operations. This agricultural belt is interrupted
by a rural residential pocket which surrounds the village of
Richardsvilje, Distance from County-wide services, not soil
capacity, is the major reason for g rural rather than Suburban
designation for this area. Finally, the easternmost panhandle
returns to an agriculturg) density in order to allow for contin-

Scattered throughout the County are major and minor com-
munity use centers. These villages and convenience nodes
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must necessarily be allowed to mix non-residential with resj-
dential uses, The only prerequisite for permitting such uses
should be that they support the village concept of self-suffi-
cient community living,

WORKING ENVIRONMENTS

In addition to the employment opportunities offered in village
settings, we have reserved a number of unique working envi-
ronments in the County. Each is g specialized aspect of gen-
eral commercial op industrial use.

We've provided for highway-oriented commercial businesses
on Route 29, immediately south of Town. Motor service uses

Our agricultural, foresta] and extraction industries occupy
very large land areas, relative to the small percentage of our

dle are reserved for land-intensive industries. While residents
can be dispersed throughout these areas, they are secondary
to the predominant farming and forestry uses. Any extraor-
dinary protection efforts would be made in favor of the farms
of these areas,

Town. Here, farms are the secondary use, and when incompa-
tibilities exist, effort is made to protect the residential envi-
ronments, In reality, this form of industry can easily co-exist
With low density housing since a few houses on g large farm
do not change the agricultural character of the land. The
primary purpose of designating a predominant area use js not
to address existing problems but is, instead, to guide future
decisions on allowing wholesale conversion from agricultupe
to residential. Since a hundred houses planned for a tract
of farmland would change its character to residential, it's
important to know what has been Planned for the area, When
the predominant use is residential, conversion is more appro-
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Three other types of industrial working environments are
planned for Culpeper County. Distribution/manufacturing
facilities are most appropriately located adjacent to the eas-
tern Town Limits between 29 Business and 29 Bypass to their
intersection at Iniet. Highways and rail serve this sector and
the Town sewage treatment facility is located within it.

Expansion of light industry and office development is possible
along the Route 686 corridor from Route 15 to Route 529.
While one treatment facility exists in this area, it is used
exclusively by a manufacturing industry. Future shared-use
agreements are unlikely, so the foreseeable future suggests
that new additions to the adjoining industrial park or along
the corridor will necessarily be limited to those with no in-
dustrial discharges and with Iow water and sewer needs.

The last working environment is suited for perhaps the most
Specialized market. Aviation industries and those requiring
immediate proximity to air services can be accommodated
on land adjacent to the Culpeper County Airport. Prelimi-
nary approval for a 70,000 gpd discharge into a small, nearby
stream has been secured from the necessary State agencies.
Land totalling 300 acres is currently owned by the County
and includes an upgraded and expanded airport. Though pre-
sently unimproved, 90 acres of this total have been set aside
for industrial park development. Access to the 29 corridor
is constricted, but within one-half mile of the facility. Be-
cause the land lies in one contiguous mass, future develop-
ment of a unified industrial park concept is not only practical
but a desirable alternative to piecemeal, unplanned growth.
County ownership gives us an opportunity to not only develop
a major community facility for our residents and businesses
at this location, but also to generate new revenues in the pro-
cess,

THE TOWN'S CONTRIBUTION

The conceptual density plan already accounted for our goal
of retaining agriculturally significant soils for continued
farming and forestry operations and we now have allocated
land for our remaining uses. What hasn't been accounted for,
however, is development which can occur within the limits
of the Town of Culpeper.

64

While all our residents are County taxpayers, those who live
inside the Town of Culpeper's boundaries are subject to dif-
ferent land use rules. Yet, each government addresses issues
which affect us all, since the impact of growth knows no poli-
tical boundaries. Our perspectives for dealing with these pro-
blems are not the same, however, because our responsibilities
are different. Service requirements for the urban living envi-
ronment of Town vary from those of rural County land. They
are so dissimilar, in fact, that sometimes our actions to sup-~
port them appear to work at cross purposes. The Town has
a sewer plant which they strive to run efficiently. The Coun-
ty operates schools which they avoid overcrowding. Addition-
al sewer customers mean more economic rates, but their chjl-
dren require additional school space. Hence, a Town policy
to attract new users could indirectly force a County action
to provide more schools.

While these conflicts will exist by definition, we need to work
in concert to achieve our goals and solve our problems. Ac-
tually, our governments rely on each other for the unique
contributions their jurisdictions can make to the community
as a whole. County government can protect its agricultural
economy because the Town government provides needed ur-
ban services. Conversely, the Town government can remain
an identifiable market center because the County government
provides insulation from creeping metropolitan sprawl.

In the context of this plan, we rely on the Town to provide
an alternative living environment to those which our land can
support. Intense development belongs in or adjacent to Town,
where the urban services are. This plan assumes that this
will be the case. An implied goal of our plan is to encourage
the continued presence of the Town of Culpepepr as the
major activity center of the County. As a result, many of
the higher intensity non-residential uses such as major com-
mercial, public and industrial nodes are expected to locate
where services are available — namely, in or adjacent to
Town.




ACCESS

We've quantified the characteristics of our soils to discover
their population capacities and now we've converted these
development intensities to appropriate land use categories.
The resulting product is a display of our ultimate distribution
of activities. We can't begin to fill many of these cells, how-
ever, until we improve the substandard access to them. Even
our best developable land is of little value to us if we can't
get to it. Furthermore, lack of necessary road improvements
might result in premature development of land at inappropri-
ately low densities just to stay within existing limits. That
would destroy the chances of reaching our preferred levels.

FUNCTION

We can minimize this circumstance by using our existing ca-
pacity in the most efficient manner possible. This requires
identifying the functions our various road segments will serve
as development takes place and plan for their protection
accordingly. The functions of our roads are classified by
their use. Local streets receive vehicles from individual
points of origin and channel them into collector roads. The
volumes absorbed from these sources determine whether col-
lectors carry major or minor designations. In either case,
they flow into arterial highways which provide uninterrupted
travel between major activity centers. Upon arriving in the
general vicinity of a desired destination, vehicles leave the
arterial system in reverse flow. They first return to collec-
tors and then further disperse along local streets before
reaching their stopping points.

Our transportation network should flow in this manner from
point of origin to destination. It is unlikely, however, that
functions are ever that clearly separated except for limited-
access arterials in the interstate system. Instead, we see
a certain amount of multiple use occurring on our roads.
Driveways exit onto arterials and local streets occasionally
double as through roads. Strip development along a highway
forces it to collect as well as move traffic. Historic use en-
courages travel on local roads as "shortcut" alternatives to
following established thoroughfares.

Continued reinforcement of trends which require roads to
serve multiple functions results in reductions to a road's de-

sign capacity which far exceed the actual number of vehicles
being added to the traffic count. An estimated 7.5 vehicle~
trips are generated by a single-family house in each day. If
the driveway exits onto a local street, it removes a like
amount from that street's excess capacity. If it exits onto
an arterial highway, however, it might reduce that highway's
excess capacity by twice or three times as much.
Consequently, we would only be able to build one-half to one-
third the homes we could have if they were served by a road
with the appropriate function.

A functional classification plan for our transportation net-
work identifies how roads will be used when the land uses
develop. As the volumes of traffic increase and the function-
al use climbs to higher levels of importance, sensitivity to
multiple use and impact with adjoining properties intensifies.

The major thoroughfare highways, represented by arterial
use classifications, are particularly vulnerable to functional
abuses. They require additional protection to that which is
afforded by normal setback and intersection regulations if
they are to maintain their functional integrity and design ca-
pacities. Their purpose of moving large volumes of traffic
through an area is distinctly different from the functions of
local streeets and collector roads. Considering their cost,
it is tempting to make them perform both duties. Yet, their
ability to move traffic without excessive congestion or nega-
tive land use impact is so critical to implementing our overall
objectives, we can't afford to jeopardize it by asking them
to be local streets as well.

FORM

Historical use has much to do with our problems of segregat-
ing and protecting the functions of roads. In the days of slow
moving wagon travel, the quickest trip between two points
was a straight line. Since the Town of Culpeper was the only
market center of the region, roads began at this hub and ex-
tended ocutward in all directions like spokes of a wheel to
serve surrounding farms. These radial connections provided
effective and direct point-to-point movement of traffic.
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A COOD IDEA BUT NOW!

As volumes and speeds increased and other activities grew,
however, our radials began suffocating the very hub they
were built to serve. They were funneling traffic through Cul-
peper which was bound for other destinations. Overuse re-
sulted in a conglomerate of cross streets to serve the growing
number of outlying homes and created a virtually continuous
string of intersections along the way. Their purpose of moving
people from one point to the next was seriously compromised
by requiring that they also collect and deposit people at many
individual sites.

We were slow to recognize the adverse consequences of this
trend, but after doing so we employed a companion design
principle called a loop to alleviate the problem. Loops are
one of the most basic but sophisticated concepts in transpor-
tation planning. They provide smooth flowing distribution
of traffic while freeing interior radials to access specific des-
tinations and outer ones to connect major centers.

Loors To

D L&

CONTROL ACCESS DISTRIBUTE BYPASS

In this basic form, the loop permits flow around an activity
center with controlled access to it. The activity can be an
intensive use such as a downtown area or an extensive one
such as a major residential subdivision. It can also distribute
traffic to many small centers by connecting them together.
Finally, it can serve as a bypass to siphon off through-traffic
bound for a remote destination before it travels through an
activity center.

The Bypass on Route 29 is a partial loop used to separate
through-traffic from that which is bound for Town. Many
of our outlying crossroads connect radials together, both dis-
tributing dispersed activities and redirecting traffic which
is connecting with radials that flow to outside centers. The
interstate system which surrounds us forms a loop on a
macro-scale to distribute everything within it to other very
large areas.

Loops AND RADIALS

i E==g RADIAL B -LDOP
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MISSING LINKS

Our efforts to fully implement a program of loop connections
have not entirely kept pace with land use development. A
few links are conspicuous in their absence. These are, for
the most part, concentrated around our urban core. With
most of our development occurring north and west of Town,
much congestion is resulting from the lack of alternative
routes for through-traffic. Route 522 to the west of Town
and Route 229 north to the school complex are especially su-
sceptible to overloads.

We can stretch the available capacity of these roads by com-
pleting an inner loop system. While portions of this proposal
fall within the Town's jurisdiction and are already included
in their plans, they bear repeating from a County persepctive.

No formal bypass presently collects through-traffic from our
western residential cells before it is channelled onto Main
Street. The result is an inordinately high average traffic vol-
ume which adversely affects the shopping environment offer-
ed by this central business district. A minimum access loop
which bypasses this activity center and offers north and south
connections with Route 29 is critically needed to pursue our
residential development policies as well as the Town's busi-
ness district plans.

Route 229 from the Junior/Senior High School complex south
to its termination with Route 29 is another segment of con-
gested roadway which can be relieved with a partial loop.
By extending Achievement Drive past the school complex
to Route 694, we have created an arterial bypass loop which
connects Route 229 to Route 29 Business. Crossing 229 to
meet Route 729 eliminates an oblique intersection, substitu~
ting a right angle one which potentially could be controlled.
Continuing across 29 Business enables us to meet route 699
at Route 667, thereby serving our planned industrial sector.
A final connection between Route 699 and Route 3 using
MecDevitt Drive completes an inner loop system that provides
for smooth flow between radial arteries and controlied access
to major school, business and industrial centers.

68

CULPEPER

INFLUENCE  AREA

ExisTivg
Prorasep

AIRPORT

INFLUENCE  AREA.

EXISTING PROPOSED e




One radial link is needed in addition to these proposed loop
segments. Traffic generated by the existing airport must
follow a meandering course to Route 29 via Routes 676, 685
and 663 at Brandy Station or Routes 676 and 685 at Elkwood.
Anticipated increases from development of the airport and
adjoining industrial park are certain to strain this convoluted
alignment. A new link between this major activity center
and the primary highway system is an essential element for
realizing its full potential. Consequently, a 1300-foot road
is planned which ties Route 29 directly to the Route 676 air-
port access road.

These represent the minimum primary road improvements
necessary to implement our land use objectives. Secondary
road alignments and resurfacings must not only accompany
these efforts, but also precede development of the cells
which impact them. Yet, secondary road improvements are
made for the purpose of increasing carrying capacities.
These primary additions are needed to protect existing levels.
They are the links which are necessary to preserve the func-
tional integrity of our transportation network. If we choose
not to construct them and continue to require that our roads
perform multiple functions, we will lose much of the excess
capacity which now exists and erode our plans for orderly
growth.

PROTECTION

We have gone to some lengths to distribute uses in a way
which won't tax our environment. By placing a cap on popula-
tion growth which falls within the limits of our holding capa-
cities, we can be confident that the guidelines of this plan
won't unduly harm our surroundings. These general principles,
however, won't protect our land, water, and air from degrada-~
tion if this same environmental sensitivety is not carried
through to the construction and operational phases of devel-
opment.

The unique and manytimes fragile characteristics of our eco-
system are susceptible to disruption everytime we try to
change land's natural state to suit our purposes. No land use
is exempt. Farming and recreation activities can cause as
many problems as residential and industrial uses. But, while
all are potentially destructive, most can be accommodated
by minimizing their impact on the environmentally sensitive
aspects of an area.

SENSITIVE CHARA CTERISTICS

Some environmental sensitivities are site-specific problems
which might be found most anywhere in the County. General-
ly, they relate to topography or surface waters. Both steep
slopes and flood plains can limit all types of development.
The degree to which they are constraints depends on their
severity and the nature of the land use.

We don't find large areas of either condition in Culpeper
County, but the western foothills do include some slopes in
excess of 15% and our tributaries and rivers do contain many
relatively small flood plains. For planning purposes, land with
either constraint should be eliminated from development con-
sideration. Disturbing steep slopes creates erosion problems
which can lead to excessive sedimentation in our streams and
loss of top soil from our land. Permanent structures in &
flood plain, especially the floodway portion of it, displace
flowing water which, in turn, either enlarges the existing
flood area or channelizes into a smaller one and intensifies
its destructive power.

Our building capacity and agricultural suitability calculations
have included the impacts of these environmental conditions.
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The average densities of land celis already reflect their pres-
ence. However, since steep slopes and flood plains are only
two of many soil limitations, they won't necessarily be obvi-
ous when we review our distribution maps. yet, our site de-

instead of evenly disbursed to satisfy drainfield restrictions.
Our plan can't tell us which is the more appropriate configur-
ation, but it does point out what to avoid if we happen upon
it.

SENSITIVE AREAS

Unlike soil characteristics which are natural givens that
might be found on any particular site, area-wide sensitivities
are caused or aggravated by a myriad of other factors, includ-
ing past development patterns and existing land uses. They
are as much the result of manmade endeavors as they are
natural phenomena. Also, they impact large areas and popu-~
lations, often to the extent of crossing several political boun-
dary lines. Major ground water withdrawals from an industry
might effect the water supply of literally hundreds of nearby
homes. Lake sedimentation from the run-off of adjacent a-
gricultural operations or consturction sites might reduce the
water quality of an entire town's drinking supply. Finally,

responsibilities to protect sensitive areas are far greater than
just caring for our immediate neighbor's rights.

The magnitude and complexity of variables involved,
however, make quantifying the impact of development diffi-
cult. Furthermore, the contribution of an individual site is
probably insignificant. So, we need to protect our sensitive
areas by looking at the cumulative affect of development
trends. We have done this by restricting the densities of our
plan to what our land can support without assistance from
manmade facilities.
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PROGRAMS
THE ACTION PHASE

The most defensible, supportable and attainable plan ever
conceived is nothing more than cosmetic if it lacks a path
which leads us from our present into the future. Programs
are the steps along the way to getting what we want from
what we have. Collectively, they are the action phase of the
Continuing Planning Process.

STRATEGIES AND TACTICS

We have many ideas on how to achieve various aspects of our
goals. They range in scope from building new roads to instal-
ling a traffic light. Some are overall strategies which address
our planning objectives. Others are specific tactics we use
to accomplish portions of a scheme. If, for example, we've
established an objective to relieve congestion in the "XYZ
Influence Area"™ and our studies indicate that it is being
caused because existing roads can't separate through-traffic
from locally-bound vehicles, we might establish a Building
or Repairing Existing Arterials at Traffic Holdups (BREATH)
Program. This is our strategy for relieving congestion.
Under such a program we might build a new section of high-
way in one location and replace a traffic light in another.
Both actions are tactics of the BREATH strategy.

REALITY, MEET THEORY

Planning does not stop with creating a plan. All our subse-
quent activities, whether general strategies of specific tac-
tics, are still theoretical responses to a real situation. Plan-
ning principles carry on through the entire implementation
phase of the process. Only the timeframe of our planning
horizon changes.

A plan can be long-range because the elements we address
in it are relatively constant. The characteristics of our envi-
ronment have taken eons to develop into their current state
and, barring manmade intrusions or natural catastrophes, will
take equally long to evolve into something else. Looking at
the ultimate solution is possible because our base is constant.

Programs, however, must deal with short-term responses to

highly variable circumstances. They are required to either
protect the environment from, or provide service to, people.
Population has replaced land as the basis of our considera-
tions. As our numbers grow or our needs change, programs
vary. Consequently, they are most appropriately linked to
present or future population levels. Our plan identifies the
signs of growth which signal a timely beginning for each.

dJust as our base for long-range plans had limits within which
to operate, so do the factors affecting programs. Our arena
has shifted, however, from environmental constraints to
financial ones. Each program has a price. Some, such as
detailed studies of a particular objective, are limited to
manpower costs. Others, such as school construction or
highway resurfacing, exact very high capital expenses in
addition to those of the requisite studies.

CONFLICT RESOLUTION

Because the total cost of programs far exceeds our spending
limits, scheduling becomes a critical matter. While it might
be nice to start everything at once, financial limitations
don't permit including those for which the need won't arise
for some time. We must instead place our programs in
priority order according to immediacy and then search for
the revenues to fund them.

We have one other means at our disposal for reducing
programs to bare essentials, if that's all we can afford. We
noted that while past growth has created some conflicts, it
is generally proceeding in much the same way we would have
done if we were starting off with virgin, undeveloped land.
Programs to accomplish what we are already doing correctly
have little value and consume scarce financial resources.
Instead of restating the obvious, at a price, we should first
concentrate on correcting problems which exist or are
eminent,
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GETTING ORGANIZED

We have undertaken and completed programs in the past.
We've renovated and constucted buildings, resurfaced roads,
sited a landfill and rebuilt an airport. If these improvements
addressed an objective of our plan, however, it was as much
coincidental as by design. Our "hit-or-miss" approach to fi-
nancing, constructing and establishing programs has been
cumbersome and inefficient. We need to organize ourselves
for effective programming.

Our slow methods for doing things are not because we don't
care. On the contrary, we all want the best for our County.
What we lack is a decision-making structure with which to
anticipate needs, put them in an order of importance, under-
stand the impacts of pursuing or ignoring them, and identify
which role players should be assembled to accomplish the
tasks. We need to formalize our programming process.

THE WORK PROGRAM

As mentioned earlier, every endeavor has at least one ele-
ment in common — money. Some generate it, others spend
it and a few do both. They all require work programs to use
it, whether defined as such or not. We can provide services
with Service Delivery Programs; we can build facilities with
Capital Improvements Programs; and we can generate funds
with Revenue Enhancement Programs. Regardless of their
specific intent, however, they operate with the same logic
and contain the same procedural steps:

1. Identify need 6. Attach costs
2. Measure consequences 7. Integrate with
3. Develop solutions other programs
4. Select alternatives 8. Fund

9. Place in priority 9. Implement

Our plan contains the information to accomplish the steps
of the Planning Work Program starting with needs identifica-
tion through priority placement. All that remains is attach-
ing costs to each element and interfacing with government-
wide work programs which have similarily been reduced to
a benefit/cost format.
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WHERE TO START

Establishing programs to meet the needs and desires repre-
sented by our plan is a continual process. The results of one
might naturally lead to establishing several others, but we
won't know that until we've evaluated our success with the
first, Consequently, any attempts to foresee the content of
our future requirements is premature. We can, however, es-
tablish a starting point which identifies the general subjects
requiring our immediate attention. They are as follows:

PREPARE FOR PROGRAMMING — Befoqe we can actually
establish programs we need to formalize our mechanism for
doing so. Among the tasks before us are:

1) creating a universal reporting system with which to re-
ceive service and capital requests of departments, agencies
and organizations;

2) developing an interdisciplinary review process to quantify
needs and measure impacts of proposed solutions;

3) assigning review procedures as routine duties to qualified
personnel and including such tasks in job descriptions and of-
fice functions;

4) establishing allocation policies for distributing funds be-
tween prograins;

5) aggressively exploring alternative sources for these neces-
sary revenues.

ordinances obsolete and suggests that we initiate others to
bring our management techniques into line. The zoning ordij-
nance inadequately Segregates uses to a degree where it pro~-




tects the integrity of the predominant one in each district.
The results are land use incompatibilities. Conversely, other
uses of compatible intensities are isolated from one another
by arbitrary zoning classifications. Our environmental pro-
tection controls make no distinction between land disturbance
in environmentally sensitive areas and other less fragile
lands. Consequently, we are either over-regulating some or
under-regulating others. Our arterial highways are losing
valuable excess capacity at rates which are disproportionate-
ly high when compared to actual traffic increases because
intersections are being allowed to interfere with their
through-traffic function. Each is an example of regulations,
or lack thereof, which does not adequately reflect the find-
ings of our plan.

USE CONFLICTS AS PROGRAMS — The plan has devoted
considerable discussion to employment inconsistencies, resi-
dential/non-residential imbalances, facilites overloads and
highway deficiencies. Some are immediate concerns while
others will be forthcoming with continued growth. Our first
priorities for program development should be devoted to re-
solving these conflicts.

USE OBJECTIVES AS PROGRAMS — Our goals represent the
aspirations of a community. Resolving conflicts caused by
past actions, though good points to begin deliberations, can't
consume all our attention if we are to progress towards our
ideals. Many of our objectives are desires to maintain or ex-
pand on the quality of life we already enjoy. They are not
reactions to problems we face. Developing insurance
programs to protect what's good is as important as devising
strategies to fix what's bad.

These are subjects with which to begin our action phase.
They are by no means an inclusive list. Their completion is
essential, however, if we expect to achieve full benefit from
our plan.

THE VALUE OF THE PROCESS

Plans fall short of expectations for any number of reasons.
Some fail to respect the limited capacity of land for suppor-
ting their grandiose schemes. Others don't reflect the wishes
of the people who will live by them. Still more make unrea-
listic assumptions about the ability of future populations to

pay for their proposals. A carefully constructed plan will
avoid such errors by systematically collecting, analyzing and
manipulating data within a framework which accounts for
these considerations. The thinking process behind its deve-
lopment offers a chance for success.

However, even the best sometimes lie forgotten on
bookshelves. The potential good they could do for their com-
munities remains undiscovered. Somehow, the chain in the
planning process is broken. An occasional interested citizen
might read its contents but always put it down murmuring
the same phrase... "Fine, but how do I use it?"

The mistake was not in how the plan was prepared nor in what
it proposed to do. Rather, it was in neglecting to impress
on its readers the importance... no, necessity... of carrying
the systems approach for creating a plan on to future efforts
for using it.

The decision-making process for selecting, establishing and
running a program is no different than that which was requir-
ed to produce a plan. The process is, if possible, even more
essential to programming because now we must juggle several
projects at once instead of enjoying the luxury of concentra-
ting on one at a time. The key to producing workable pro-
grams is knowing how to use the information of our plan. The
decision-making process which helped us develop it will serve
equally well for achieving its proposals.
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A FINAL WORD

Use this plan. Use it as a resource because it contains facts,
analyses and findings which can be referenced on a dajly basis
to serve the public. Use it as a guide because the picture
it paints is & good approximation of what we can get from
what we have. Finally, use it as a tool because the proposals
it offers strike a balance between our limitations and our de-
sires.

From our plan we can make programs; and from them, we
can keep the planning chain unbroken. The aspirations of our
community depend on our efforts. The quality of our envi-
ronment depends on our care. Let's keep the process moving
into our future.

Let's make the future our dream.
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