RURAL ZONING INFORMATION   
Purpose: To refocus the use of rural land in Loudoun on agriculture and countryside tourism businesses. The residential becomes supplemental to the Rural Economy. The proposed rural zoning implements the county Comprehensive Plan (or “General Plan”).  A wide variety of new business uses in the rural area was adopted in 2003 to provide landowners with expanded economic use of their land.

In addition, the rural zoning implements the county Comprehensive Plan for Natural Resource Management.

· Loudoun County’s three mountain ridges serve as water re-charge areas that help provide water for not only rural residents but for half of Loudoun’s suburban residents who get their water from the water treatment plant on Goose Creek. 

· The vegetation and woodlands of the rural area cleanse the air for all of us as it moves east.

What the reduction in housing potential does:

· Enables the Rural Economy sector to proceed and expand

· Inserts fiscal responsibility into the budget by reducing demand in the west for schools, public safety, roads, libraries, parks, and ballfields

· Implements Loudoun’s adopted goal to concentrate public investment for services and facilities in the 4 Suburban Communities

Why the rural zoning should be adopted:

· The primary justification for removing residential potential in the Rural Policy Area is fiscal. We cannot afford to provide the services and public facilities our citizens need and deserve for the communities already here. It is fiscal irresponsibility to add tens of thousands of potential new houses to the bottom line.

· The investment in our four suburban communities and Leesburg is far from complete.  The goal for the Suburban Policy Area is for a balance of jobs, houses, services, nearby recreation, and amenities of open space, entertainment, and civic places in each of the four communities. We are very far from achieving those goals for the citizens who already live here. 

· The county has more than its fair share of potential residential growth already zoned but not built. With the current 36,000 houses "in the pipeline," (this leaves out houses that can be built by right in western Loudoun and the towns) there is a 51/2 to 7 year inventory (not sure the 5-7 year inventory is useful, would leave it out), based on the number of building permits of the past two years. Adding tens of thousands more houses as potential will only stretch the county financial situation to the point where our bond rating is reduced, services will decline, and a downward economic and social spiral will begin. No one wants that, including the building industry.

The grandfathering question:  There is no justification to grandfather any applications that are in process with the county. The regulations should take effect immediately. Those landowners who have been riding the wave of speculation by submitting subdivision applications the past year knew they were taking a big risk in trying to push their applications through before a likely change in the rules.

The new zoning: There are two large geographic areas for the rural zoning, based on the existing over-all settlement patterns. In general, there is a northern tier and a southern tier.
· The northern tier zoning districts are Agriculture Residential 1 (AR-1) and Rural Residential 1 (RR-1).

The density options for the northern tier AR-1 and RR-1 zoning districts are 7.5 acres, 10, and 20 acres, with certain regulations that must be met for each choice.
· The southern tier zoning districts are Agriculture Residential 2 (AR-2) and Rural Residential 2 (RR-2).

The density options for the AR-2 and RR-2 zoning districts are 15, 20, and 40 acres, with certain regulations that must be met for each choice.

