Chapter I

Executive Summary

What We Heard...

“Many see the development of this area as crucial to
the economic goals of Orange County. Together we
need to demonstrate that you can have development
and preservation and it’s a win-win.”

Executive Summary

Executive Summary
The Wilderness Battlefield Gateway Study was commissioned to assess
future opportunities to balance preservation and development surrounding
Wilderness Battlefield in eastern Orange County, Virginia. Funded by multiple
preservation partners, the study involved discussions with a diverse group of
stakeholders, representing both preservation and development interests. The
findings of this study and the recommendations presented herein provide:
 An overview of existing conditions (cultural resources, transportation,
economic market, and land use);
 Opportunities and constraints for development;
 Evaluation of other successful community benchmarks;
 Potential scenario development patterns that balance preservation and
development for the gateway project area; and
 Recommendations and next steps for implementing the desired
development patterns.
The consulting team and participating partners hope that this study provides a
foundation to achieve a lasting vision for this significant heritage gateway.

PROJECT AREA AND CHALLENGES
Generally, the study area included lands on either side of Route 3 and Route 20
from Wilderness Battlefield to Germanna. (See Project Area Map below.)
A landscape rich in cultural resources, and situated within one of Orange
County’s heaviest growth corridors, these lands have come under increased

View of the Core Area of
Wilderness Battlefield

Definition: Gateway
Villages or communities
located at the entrance
to dramatic natural
landscapes are often
referred to as gateway
communities.
For the purposes of this
study, the term gateway
is used to describe the
potential that exists to
plan the Route 3 corridor,
and the undeveloped
lands surrounding the
battlefield as a gateway
to the Wilderness.

Above: Project Area Map showing boundaries (red) along Routes 3 and 20 surrounding
Wilderness Battlefield (light brown).
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Wilderness Battlefield Gateway Study
Unless future growth
is well-planned,
sprawling development
patterns along Route
3 will increase
infrastructure costs,
threaten naturally and
culturally valuable
resources, and forego
the opportunity
to strengthen the
community address of
eastern Orange County.

development pressure. A comprehensive approach was needed to engage the
many voices and stakeholders that recognize this landscape for its historic
significance, and its future development potential. With the intent to advance this
approach, a diversified team of landscape architects, planners, economists, and
transportation engineers, engaged key stakeholders and public representatives
in the discussion. Information was assembled and evaluated for the project
area regarding economic market conditions; preservation resources; land
development constraints and opportunities; and transportation conditions.
Described by the Orange County Review as a “conversation starter”, this study
develops a baseline of research and recommendations to serve as a catalyst
for planning the vibrant future of this rich cultural landscape. The record of
the study’s findings, opinions, and recommendations are presented herein
for consideration and further study. While these recommendations were
assembled by the consultant team, they include consultation and participation
from a wide audience of stakeholders including:
 Friends of Wilderness Battlefield
 Civil War Trust
 Fredericksburg and Spotsylvania National Military Park (NPS)














American Battlefield Protection Program (a program of the NPS)
Piedmont Environmental Council
National Trust for Historic Preservation
National Parks Conservation Association
Central Virginia Battlefields Trust
Germanna Foundation
Preservation Virginia
Journey through Hallowed Ground
Representatives of Orange County Planning Commission, Board of
Supervisors and staﬀ
Spotsylvania County Planning Staﬀ
Key Property Owners (Orange County)
Lake of the Woods External Aﬀairs Committee, and
Citizens and local historians (public meeting, web page outreach)

PROJECT GOALS
At the initial project kick-oﬀ meeting, the assembled stakeholder group
discussed their vision for the project area and established the following goals
for the gateway study:
 Establish Route 3 and Route 20 corridor experience as a gateway to the
natural and cultural resources of Orange County and the Wilderness
Battlefield


I-2

Define appropriate development potential for land in project area
mitigating natural, cultural and scenic resources

Executive Summary





Define opportunities for continued cultural landscape protection and
preservation, based on significance of the resource and proximity to
other protected land
Increase visitation to Wilderness Battlefield and improve appreciation
and access
Encourage development that supports heritage tourism and a
destination experience for residents and visitors



Increase employment opportunities and businesses appropriate for
area



Assess transportation systems and identify alternatives that balance
traﬃc flow, safety and cultural experience of the area

The vision for the
project area should
include interpreting,
connecting, and
leveraging the many
cultural resources of
this region to further
sustain heritage
and sense of place
for residents, and
destination appeal
for visitors.

RESEARCH AND FINDINGS
The project team assessed the land within the project area identifying
opportunities and constraints related to development and preservation.
The team conducted thorough analysis mapping including: National Park
boundaries, American Battlefield Protection Program boundaries, topography,
hydrology, battlefield viewshed and visibility from corridors, natural features,
proximity to utilities, access and infrastructure. The following points summarize
the findings of land analysis and planning:








Natural and cultural features present are valuable resources that may
be leveraged to establish “destination appeal” with proper planning,
connectivity, and programming.
Future conservation of land should be prioritized by its significance
and proximity to natural and cultural features, including but not
limited to the Rapidan River, Germanna and Wilderness Battlefield.
Planned infrastructure capacity for water and waste water is critical
to planning for growth. At present, there is no adopted plan for future
infrastructure.
Unless future growth is well-planned, sprawling development
patterns along Route 3 will increase infrastructure costs, threaten
naturally and culturally valuable resources, and forego the opportunity
to strengthen the community address of eastern Orange County.

C U LT U R A L R E S O U R C E S
The Wilderness Gateway and its surrounding landscape provides a uniquely
abundant and pristine grouping of cultural resources near a major metropolitan
area that could be leveraged to the benefit of the area’s residents and economy.
Numerous studies have shown that people, especially those who have economic
choices, prefer to live in and visit places that have historic character and that
protect and enhance that character. Orange and Spotsylvania counties will
benefit from those resources if they avail themselves of the opportunity to do
so.
The Wilderness Gateway is surrounded by a landscape rich in natural and
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Gold Mine Chimney, Orange
County. Courtesy, Virginia
Historical Society
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Wilderness Battlefield Gateway Study
While there are many
historic sites within
the study area, just
as there are across
much of Virginia’s rich
cultural landscape,
it is a property’s
significance and the
intact, authentic
features that help to
prioritize preservation

cultural resources that span a broad range of the historic periods and events
of Virginia’s history and, consequently, that of the nation. The area’s cultural
resources begin with the prehistoric and settlement periods and extend through
colonial and antebellum years into the Civil War, reconstruction, and beyond.
These resources include:
 26 sites related to Native American habitation;
 4 sites that date to the eighteenth century;
 85 sites that predate the Civil War,
 27 sites that are specifically related to the Civil War period; and
 29 sites that are mines or otherwise related to the area’s gold and iron
industries.

Native American Sites
The Wilderness Gateway and its environs retain substantial resources related
to the earliest contacts between Native Americans and the British settlers of the
Chesapeake Bay. While on one of the first English expeditions beyond the fall
line Captain John Smith encountered Native Americans he called Mannahoaks
who occupied two villages, Shackaconia and Stegara, on the south fork of
the Rappahannock River, now known as the Rapidan. There are numerous
archaeological sites in and around the Wilderness Gateway project area and
centered on the Germanna Ford that suggest that one of the Rapidan Native
American villages located by Smith was in or near the project area.
The Native American resources found in and around the Wilderness Gateway
are exceptional in part because the shores of the Rappahannock and Rapidan
rivers above the falls at Fredericksburg appear today substantially as they did
when occupied by Native Americans.

Germanna
Alexander Spotswood, Lieutenant Governor of Virginia from 1710 until 1722,
was the first European to substantially impact the area. Spotswood began
acquiring land in the area upon assuming oﬃce to gain control of iron ore
deposits found here. At Spotswood’s request, the General Assembly authorized
the construction of one of the first roads into Virginia’s Piedmont in 1714
along the axis of modern Route 3 from Fredericksburg west to the Rapidan at
Germanna Ford.
In the same year Spotswood sponsored 40 German immigrants who established
Fort Germanna at the ford in the first English settlement west of the fall line and
the settlement furthest west from the Atlantic Ocean in British North America.
In the 1730s, he took up residence at Germanna and constructed a massive
residence (the Enchanted Castle) at the fort location and established a network
of iron mines and smelting furnaces in and around Germanna.
By the time of the American Revolution, iron production had largely ceased in
the Wilderness. The legacy of Spotswood and his iron industry still directly
aﬀected the region until well after the Civil War, however. The tremendous
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need for charcoal to process iron ore resulted in large swaths of eastern Orange
County being stripped of its timber. The second growth timber sprouted by
the 1860s covered much of the area in virtually impassable thickets.

Antebellum Gold Mining
Virginia was one of the first gold-producing states in the nation. Thomas
Jeﬀerson reported on a gold-bearing rock, weighing four pounds, that was
found below the Rappahannock River falls in 1782. Gold mining began in
1806 at the Whitehall mine in western Spotsylvania County just south of the
Wilderness Gateway.
The most productive and sustained period of gold activity in Virginia was
from 1830 thru 1856. During this period, many attempts at prospecting and
mining were made in the Wilderness Gateway area north of Route 3 in the
area between Wilderness Run and Flat Run. The most important of these were
the Vaucluse and Melville mines. Others are the Partridge and Wilderness
mines.

Photo of monument, depicting the
Wilderness Battlefield’s position
within context of other significant
townships and Civil War sites

Civil War
The Wilderness battlefields is one of the most significant in the nation, having
had “a direct impact on the course of the war, according to the National Park
Service (NPS). With 162,920 men engaged over three days the battle sprawled
across 16,506 acres. Even though it resulted in 29,800 casualties , the battle was
basically fought to a draw.
The Wilderness Gateway is also surrounded by 13 other nationally significant
Civil War battlefields. The most important of these (Chancellorsville,
Fredericksburg, Salem Church, and Spotsylvania Court House) lie to the east of
the Wilderness and are partially protected by the Fredericksburg Spotsylvania
National Military Park.
One, Trevilian Station, lies south of Gordonsville in Louisa County. The other
eight are west of the Wilderness in Orange, Culpeper, and Fauquier counties.
With the possible exception of the area around Richmond, this is likely
the largest concentration of significant, unspoiled Civil War battleground
anywhere. The Wilderness Gateway lies at the center of these battlefields
along the “Rappahannock / Rapidan Line” where General Robert E. Lee’s
Confederates threw up substantial fortifications behind which they repeatedly
retreated to defeat the Federals throughout the first four years of the war.
At the Wilderness, Lee failed to defeat the new Union commander, Lieutenant
General Ulysses S. Grant. When Grant’s armies turned towards Spotsylvania
Courthouse and Richmond at the end of the battle, they marched into the
campaign that would end the war.
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Wilderness Battlefield Gateway Study
T R A N S P O R TAT I O N
An expanded turnlane will address the
intersection’s most
prevalent challenge,
the stacking of cars,
turning right onto
Route 3, and left
onto Route 20

The study team researched and assessed the status of traﬃc patterns, conflicts,
and projections within the project area. Research began with review of previous
studies, Virginia DOT statistics, and field observations on site. Analysis has
included observation of site-specific areas and broader corridors to define
opportunities and constraints. The intersection of Routes 3 and 20 has been
identified as contributing to one of the greatest traﬃc challenges within the
gateway project area. Preliminary findings include:
 Existing 2010 traﬃc counts: Route 20: 10,500 Average Daily Traﬃc
(ADT) with 3% trucks; Route 3 (west of Route 20) :13,000 ADT with 4%
trucks; Route 3 (east of Route 20): 24,000 ADT with 4% trucks.
 Turning movements at Route 3 and 20 Intersection: AM and PM peaks
demonstrate high volumes of right-turning movements from Route 20
headed east on Route 3, and high volumes of left-turning movements
from Route 3 headed west on Route 20.
 The most recent accident statistics available through VDOT 2005-2008,
verified that no accidents occurred along the segment of Route 20
running through the battlefield during that four-year time frame.
 If developed, the proposed Walmart project west on Route 3 may
create an increase of traﬃc on Route 601.
 Opportunities to consider improving traﬃc flow through the Route
3 and Route 20 intersection may include: (a) improvements to the
intersection, (b) improvements to the existing feeder roads that divert
traﬃc around the intersection, reducing the overall traﬃc load on the
intersection, or (c) relocation of the intersection.

ECONOMIC DEVELOPMENT
Existing Market Conditions
The current retail
sales leakage for
Orange County
is estimated at
$87.3 million.
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The economic market for the project area can be described as follows:
 Demographics: Orange County Median Household Income $55, 416;
comparable to $51,425 Virginia
 Business: 190 businesses within 2 miles of project area; employ 1,030
persons; gross sales 2010 $130 million; average sales per business
$225,000
 Business: 496 businesses within 9 miles of project area; employ 3,100
persons; gross sales 2010 $373 million; average sales per business
$120,000
 Business Sectors: Construction (16-21%) and services (14%) are
primary business sectors; retail sales represents 9%
 Retail Sales: Void (leakage outside of Orange County) is $87,254,000
 Estimated Future Sales: Walmart Sales are expected to be $63 Million
in retail sales of goods such as electronics/ appliances, furniture/ home
furnishings, health/ personal care, food/ beverage, etc.
Thus, there are some important economic trends to consider. Orange County
is currently experiencing retail and restaurant sales leakage of approximately
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$87.3 million – meaning that County residents are spending $87.3 million
more than the County’s businesses are capturing. Leakages exist in every
major retail category. Approximately $30.4 million of the County’s leakage is
taking place in categories in which Walmart is typically dominant. We estimate
that the proposed new Walmart, if developed, will generate annual sales of
approximately $63 million based on comparable gross sales per square footage
figures. Walmart will likely absorb a substantial percentage of this $30.4
million, increasing competition among existing businesses for the available
market share, and reducing the market demand for new retail businesses.
County and regional residents may provide enough market density to
support a small cluster of new niche retail businesses. However, the biggest
opportunities available to the County for supporting new retail businesses and
restaurants are to (a) capture a larger share of demand generated by people
traveling through the Routes 3 and 20 intersection, (b) capture a larger share of
demand generated by current battlefield visitors, and (c) grow the number of
heritage visitors. All oﬀer room for growth.

Community Benchmarks
We examined 21 sites that share one or more common elements with the
Wilderness Battlefield gateway area. Among the major lessons from these
sites:
 Mixed-use development is essential to supporting a commercial core
that straddles local and visitor markets;
 A Dense, Compact Community provides the most economically
successful and stable model for an existing or new community to
evolve, meet the needs of visitors, and create jobs and businesses to
support its own needs; and
 Contemporary authenticity (not reconstructed faux-historic buildings)
is an important part of the experience of living in and visiting towns,
cities, or landscapes of historic value.
Thus, these benchmarks indicate that the project area can encourage successful,
balanced preservation and economic development by considering some of the
following basic recommendations:
 Develop a core, critical mass of businesses that will appeal primarily to
area residents, as well as visitors, by oﬀering authentic Orange County
products, services, and experiences, with occasional connections or
references to the area’s heritage.
 Use and connect the heritage of the Wilderness Battlefield, gold
mines, Native American villages, and other historic sites to feature
business activities and services. For instance, a movie theatre might
oﬀer an annual film festival featuring period films or cultural exhibits
on Orange County history; a hardware store might include regionally
specific architectural supplies and materials; a restaurant might feature
local and storied Orange County fare.
 Enhance job creation by supporting the critical business mass with
small industry, professional services, and corporate/ higher education
or healthcare industries.
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Based on vehicle
counts at the
wayside on Route 20,
Wilderness Battlefield
attracts 170,000
visitors per year.
These battlefield
visitors could spend
approximately $1.3
billion annually
on retail goods
and services and
restaurant meals.
With a compelling,
unique clustered mix
of new retail goods
and services in the
project area, there
is an opportunity
to capitalize on
battlefield visitors to
increase retail sales.

Existing commercial signage along
Route 3
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R E C O M M E N D AT I O N S
C O N S E R VAT I O N PAT T E R N S
The cultural landscape including and surrounding the Wilderness is a
significant contributing asset for the region and should be planned for active
preservation that surrounds and complements the proposed development
patterns presented in this study. The proposed conservation strategy holds
the opportunity to expand on the existing conservation framework already in
place, and open up opportunities for recreation and activation of conserved
land for the benefit of residents and visitors alike.




Image of Wilderness Run, within
Wilderness Battlefield



Battlefield Preservation - The 3,113 acres of unprotected Core Area
Battlefield land is of primary importance for conservation.
Natural Resource Preservation - Additional priorities should expand
on the existing conservation framework, namely the continuation of
conservation along the tributaries and banks of the Rapidan River.
Framework - The sum total of preservation eﬀorts should be directed
to conserving battlefield resources, natural resources, and connecting
existing protected properties. This holds the potential to establish a
crescent of conserved battlefield land, open space, and natural areas
that envelop the proposed development and create an amenity for
residents, visitors, and future businesses.
Recreation – The activation of future conserved land, not lying within
the Core Area of the Wilderness Battlefield should be considered for
programmed passive recreation. For-profit partnerships for recreation
may include opportunities that merge passive and active recreation
including anything from a greenway along the Rapidan, to camping,
hiking trails, river access, and picnic grounds.

Above: Illustration of Wilderness Village with Wilderness Battlefield and Routes 3 and 20
in the distance. The vision as illustrated, includes well defined buﬀers between development
and the core battlefield, while establishing a dense mixed-use village with access to recreation,
setback from Route 3.
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D E V E L O P M E N T PAT T E R N S
Each of the preliminary alternatives oﬀered for consideration have a mixture of
development “parts” in varying locations and assemblage. This “kit of parts”
includes the following:






Village (e.g., mixed-use commercial and residential that is pedestrian
oriented using connected street and sidewalk patterns within five
minute walk (see Village Pattern graphic below)),
Hamlet residential (e.g., small-lot residential cluster, a crossroads
community once village residential is peaked),
Planned Business / Campus (e.g., corporate, institutional, educational
or healthcare campus), and
Guideline Commercial (corridor-oriented business developed in
accordance with site and signage design standards).

Scenarios A, B, and C
demonstrate various
ways to assemble the
two most important
development patterns
- programmed
conservation land and
strategic placement
of a mixed use village.
A more detailed map
of each scenario is
found in Chapter VI.

Of these development patterns, the critical components for successful economic
development are the village center and the conservation and programmed
outdoor recreation opportunities. These two components are necessary to create
the needed critical mass for business development to achieve the balanced
vision for historic preservation and new economic investment. Both of these
development pattern components can focus development and infrastructure
initiatives so that they are manageable and cost eﬀective. As these components
become established, other components can be factored in and blended to
achieve the full vision for the project area.

The detailed market
analysis presented in
Chapter V, suggests
that the maximum
level of development
that can be absorbed
in the project area
over the next 20 to 30
years is less than 30%
of the gross acreage
of undeveloped land,
north of Route 3

Illustration of Gross proportion of development (yellow) to conservation/ recreation (green)
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C O N S E R VAT I O N / D E V E L O P M E N T S C E N A R I O S
Incorporating the economic, cultural resource, and physical findings, the project
team developed three potential development scenarios. These scenarios use
the complimentary development patterns (a “kit of parts”) to create a land use
plans that builds a unique sense of place for the project area. Each alternative
can be phased for a 20-year and a 50-year build-out depending on business
investment and market conditions. The Village and programmed conservation
and outdoor recreation should be the first priorities.

Three Scenario Concepts showing alternative development patterns.

I M P L E M E N TAT I O N S T R AT E G I E S A N D P R I O R I T I E S
Potential Implementation Strategies
There are both short and long-term strategies for implementing the agreed
upon scenarios for the project area to manage growth and development. These
strategies are very important to the overall success and implementation of the
vision for the gateway project area. They each represent significant pieces of
the puzzle which must be crafted carefully to achieve the desired development
pattern.
Short-term strategies include:
 Amending the Orange County Comprehensive Plan to include the
project area as a special action area and revising the future land
use map to reflect the land use patterns recommended for the project
area;
 Amending the Orange County Comprehensive Plan to include
potential changes in the zoning ordinance that will further the
desired development patterns and standards for the project area and
the County as a whole (e.g., new districts, density patterns, revised
standards, etc.)
 Amending the Zoning Ordinance to address improved sign,
landscaping, and site development regulations that will promote
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the land use and development recommendations for the project area;
add new districts such as a Planned Unit Development (Mixed-Use)
District for Village, Hamlet and Campus Development, Corridor
Overlay District (for design guidance) and a River Conservation
Overlay District (for environmental protection).
Updating the cluster provisions of the zoning and subdivision
ordinances to include standards for clustering that will achieve the
“hamlet” recommendations of the various scenarios;
Evaluating density standards in existing agricultural and residential
districts to promote rural development and conservation.

Long-term strategies include:
 Adding Historic Preservation provisions to the Zoning Ordinance;
 Pursuing Transfer of Development Rights (TDR) as a tool to manage
preservation and development;
 Establishing a Purchase of Development Rights (PDR) fund to assist
purchase of important properties;
 Adopting an intergovernmental Joint Memorandum of Agreement
(MOA), An agreement that identifies mutual responsibilities for
coordinating development that may aﬀect historic or cultural
properties). County, state and federal agencies can use the agreement
to identify significant properties, minimize potential impact, and
streamline development decisions. The agreement holds responsibility
to avoid, minimize, of mitigate adverse aﬀects.
Financing and Funding Options may include such tools as tax increment
financing, service districts, public bonds and grant programs for infrastructure
and job creation, and a community development authority.

NEXT STEPS
A summary matrix of recommended next steps, partners, and potential funding
opportunities for implementing the development scenarios is provided in
Chapter 7. This matrix can be used as a reference guide and tool for monitoring
progress. The intent is to serve in facilitating multiple interests (non-profit,
public, private, developers, etc.) in helping to coordinate implementation
strategies.
This information is presented as a starting point for continued collaboration,
already exhibited by a diverse group of interests. As detailed in Chapter 7, it is
recommended that a round-table be established to help implement and advance
the findings and recommendations of this study. These recommendations are
represented in greater detail in the following chapters.
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